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Korsten Town; conclusions, visions and detailed 
proposals over the physical environment. 

Korsten is entering a new era, an era as a central point in the 
public transportation system. A new and structured Bus Rapid 
Transit system (BRT) is about to be implemented in an area with 
a long and important informal tradition. Korsten has a strong 
identity but the identity is also limited due to its close connections 
with commercial and transportation activities. 
The identity is also in many cases related to negative aspects such 
as hectic and overcrowded streets as well as crime. 

But Korsten is well known and have high amount of visitors, costum-
ers and travellers. Korsten is the biggest informal market in Port 
Elizabeth and provides the possibility to run a business and make a 
living for a lot of people, as well as the possibility to buy every day 
goods to a reasonable price.  

A new BRT-system will provide an effective way to commute within 
the city and Korsten will be a major nodal interchange in that sys-
tem. The BRT-system is predicted to provide a higher amount of 
commuters and all of the commuters are potential customers for the 
local shops and hawkers. 

Korsten is situated between CBD (Central Business District) and the 
residential areas in the northern locations, residential areas as well 
as workplaces are located close by. The possibility for workers and 
commuters to buy their everyday goods to a reasonable and ne-
gotiable price on their way home from work gives a great breeding 
ground for informal businesses as well as established shops. 

The land around the BRT-stops will probably increase in value and 
Korsten as a whole will be more attractive for investment, but Kor-
sten must be attractive to people as well. A higher amount of visi-
tors and higher attraction for businesses will increase the already 
hectic environment that Korsten is  ”infamous” for today. There is 
need for a place to breathe as well as an identity beyond shopping 
and commerce. The public space is overcrowded, has a low quality, 
functions are limited and mostly about trading and parking. 
 
The public space is in many cases what defines the city; it is the 
cities living room. It is a close relationship between the quality of 
the public space and the attraction that it creates. Quality is equal 
to the possibility to choose to do optional activities. Optional and 
necessary activities attract people and it is the people that make the 
public space attractive. 
People want to see people and people come where people are. 
Korsten has a high amount of users but a very low quality of the 
public space. The public space does not invite or provides the pos-
sibility to do optional activities. Sociable space needs to be created 
as well as a safe environment supporting social activities. 

Korsten Town

Axonometric over the future vision 
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The public space also needs to be protected and maintained as 
public space. As the city’s living room and historical heritage as a 
democratic arena should the public space stand for the foundational 
principle of being accessible to all citizens, regardless of gender, 
race, ethnicity, age or socio-economic level. It should not be exclud-
ing and rely on commercial interests.  In order to keep the public 
space public it is important to keep it safe and accessible.  

Safety comes with people and not with security cameras and guards. 
Security items like fences, cameras and barbed wire gives the im-
pression that danger is present at all times and this makes people 
feel that Korsten is not a safe place. 
Seeing a high amount of people gives the opposite impression 
and is called social surveillance. Korsten needs to be and feel safe 
around the clock and in order be that Korsten needs people to 
spend time there around the clock. 

Today Korsten lacks activities after 8pm and there are very few resi-
dential buildings in the area. Combined with a dirty and dark en-
vironment this gives a dangerous impression and very little natural 
movement take place on the streets. By introducing a high amount 
of residential buildings as well as activities that stretches longer in 
the evening than 8pm will the public space be and feel safer as well 
as become more attractive.

The feeling belonging and community is important for the identity 
of the community as well as for supporting social surveillance. Small 
communities need to be created within Korsten. Resident’s in Kor-
sten should be able to move between different rooms in the city, 
from the comfort and safety of the private room, to the community’s 
common room, where you meet with friends and neighbours, to 
the public space, which provides the anonymity if the city as well as 
activities and new social contacts. 

Two Stages
Design proposals are based on two stages showing Korstens 
future development. Both stages have identical solutions on ad-
dressing the most urgent problems regarding organization of in-
formal trading and commercial activities and the lack of a public 
space, the proposals build on each other but scenario one works 
on its own. Two stages are created to gain flexibility for different 
future solutions.  

The first stage is considering the fact that it can be hard to do a full 
scaly development of the whole study area do to the many land-
owners. Therefore it is mostly based on a development on municipal 
owned land. The second stage is a full scale development of the 
Study area, with the vision to create a whole community containing 
new residential areas and offices.
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Stage1

NEW BUILDINGS 
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The vibrant and attractive public space
The vibrant and attractive public space is characterized by flex-
ibility and diversity. Mixed use is a key stone, facilities and places 
is provided for gathering commercial activities, residential and 
work places as well as a place for recreation. Functions may vary 
over time and the structure allows it to do so. 

The public spaces main vain is the newly designed Durban Road 
and the central located square between the bus stops is its heart. 
People choose to spend their time in the square were trees and 
street furniture provides a place to relax and socialize under a green 
haven, which gives shadow in warm and sunny days. Different 
ground materials and street furniture divides the public space in dif-
ferent rooms and makes structure clear for pedestrians, traders and 
bicyclists.

A path between the taxi-rank and the BRT-stop is located in the 

middle and sitting places are placed along 
that path which provides excellent people 
spotting possibilities. Seating places are also 
located along the side of the support centre 
and in the north west corner. The seating 
places are elevated and may function as a 
stage for political, cultural ore improvised ac-
tivities. Street furniture made in solid materi-
als like stone and is fixed to their position. 
However are cafes and restaurants promoted 
to provide seating furniture in front of the 
buildings

The square lined by four-storey buildings 
containing commercial, office and residen-
tial space. Cultural and entertainment such 

as cafes, bars and cinemas are to be promoted in order to provide 
activities and bring people joy in the evenings and nights. 

In the middle of the square is the support centre located and it be-
comes the obvious focal point in the area. Its round design reflects 
on the round form of Mercantile Hospital and its bright colors reflect 
on the sun and red soil of Africa. 

Durban road gets a new design due to the traffic relocation but 
are still functioning as the main commercial street in the area. A lot 
more space is accessible when the traffic is relocated and this gives 
a better possibility to combine informal trading and department 
stores without competing over a very limited space. Informal trading 
zones and small rentable trading solutions is located in the middle 
of the street as clusters between trees which provide shadow. 

Street furniture functions as seating places as well as a boudery that 
shows were trading is allowed. Different ground materials and colors 

The Square and the local support centre
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also shows were different types of trading is allowed and how far it 
can stretch.

The wide street makes it possible for delivering trucks to arrive to 
the department stores located along Durban Road. A lain for mini-
bus taxis departing from the taxi-rank stretches along Durban Road 
and along that stretches a wide bicycle path. 

Effectfull tree lightning Clear borders with integrated lights Using colors Various street furniture 

The Square 5        10                  15                                                 60 Meters



64

where people know each other. Residents feel proud over their com-
munity and provide passive surveillance from being in the street, 
from windows, balconies and terraces. Residential buildings have 
different styles but incoming for all of them is that they are afford-
able, offering a good quality of living for the lower income groups. 

Fences, walls and barbered wire are not needed in any large scale 
and people arriving to Korsten feel that Korsten is a safe and attrac-
tive place. Streets and public places are accessible and have a clear 
structure and they are lightened by street lights in an humane scale.

Korsten Town, the safe community with the 
strong identity
The safe community is an active place,  people walk the streets, 
hang around the square and commute from the different bus 
lines. They see each other and they feel that if something bad 
happened the fellow citizens will intervene and help them.

In the middle of the square is an information centre and waiting hall 
located which is manned around the clock which provides commuter 
with information as well as a safe and sheltered place to wait for the 
next bus. 

Facilities and spaces calls for and makes activity available trough 
out the day and in to the night. The transport and commercial node 
is surrounded by residential areas formed as housing clusters with 
green courtyards. Children can play in a safe and quiet environment 

Community housing clusters 
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The accessible node 
Korstens new square and bus stops are centrally located in the 
middle of several transport system, within 100 meters is pe-
destrian walkways, cycle paths, main roads, BRT buses, express 
buses and mini-bus taxis available. The close by locations makes 
transition between different systems fast and easy and it also 
makes the square the obvious centre in the new hub. 

To have the highest housing density around the square helps to 
strengthen that position and it also makes more people to gain easy 
access to the available facilities and transport possibilities. High 
density housing makes investment more profitable due to a better 
customer basis, more people gain accesses to available facilities and 
the advantages it provides. High density housing is implemented 
in the whole study area but the highest density of the study area is 
located in connection to the square, were buildings stretches from 
four to six stories high. 

Six- storey buildings are also located along the major roads, Stan-
ford and Kempston road were they functions as a sound barrier for 
the rest of the community. 

A new exit is located south of Mercantile Hospital to gain a better 
access for the southern part of the study area. In this part of the area 
parking facilities are provided and Mercantile Hospital gets a new 
parking garage and entrance where the former taxi rank was locat-
ed. Bicycle parking is available at the square. 

Major roads get clearly visible signals and traffic lights at intersec-
tions to make passages safe and comfortable for pedestrians and 
cyclists. This is important to strengthen the connections to surround-
ing areas as well as strengthen Korstens position as a hub in the 
community. 

Examples of affordable Housing by DB-Architects, California USA 
Photo: DB-Architects 
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Durban Road
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Sections and perspectives 

Cottrell Street 

Durban Road 

5             10                                     15 Meters
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Metropolitan Context

1

Land use
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Local Economic Development
I have identified a few fields of work regarding to LED and infor-
mal trading in Korsten. First it is the local policy level that deals 
whit questions regarding regulations, support, and enforcement. 
Thereafter it is the design and structure level dealing with ques-
tions in the physical environment, from how to physically orga-
nize and control the trading, to the design of the available trad-
ing possibilities and stands. 

The most significant problem in Korsten today is the lack of clear 
structure and regulations for informal traders and hawkers. There-
after it is the lack of unity among traders and shop owners and the 
need for local support and enforcement as well as public participa-
tion in planning. 

Unity and local support
Today informal traders struggle with a lack of unity. There is no 
united voice that can address the municipality ore private develop-
ers showing interest in Korsten. A few efforts have been taken by 
the traders to organize themselves  but the never ending flow of 
new traders from whitin the country and especially season based 
international traders has made those efforts useless according to lo-
cal trader, enthusiast and shop owner Surahya. (interview in Korsten 
2009-12-22) 

The lack of unity makes information from the municipality and other 
organizations hard to get through to traders and shop-owners, 
according to local traders are this gap creating a major tension 
between them and municipal officials. There is a great fear among 
local traders of being chased away and lose the only income when 
Korsten gets the new BRT-system. This shows the need for a dia-
logue and public participation. 

A way to create unity is to establish a local support centre, respon-

sible to handle out information, support and organize traders. A 
local support centre is especially necessary in the early stages of the 
planning process focusing on information, participation and dialog. 
When dealing with informal traders one should have in mind that 
it is often very poor people selling goods on the streets and their 
lives depend on it. A local supercentre could bring unity as well as 
information and knowledge amongst hawkers, shop owners and the 
municipality. It could work as a missing link.

The Last outpost needed is enforcement, legal action taken when 
regulations is neglected. The lack of enforcement is the most com-
monly mentioned problem when it comes to planning management 
issues. But enforcement is to some extent dependent upon resourc-
es, skills and capacity, but is also linked to organizational structure 
(NMBM, 2009a). 

Among traders there seems to be aggression towards the munici-
pality because of the big gap between the traders on the street and 
the people responsible for enforcement issues. Therefor its a need 
to connect enforcement as well as the support centre to a local level 
to make it the obvious centre in Korsten. 
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Structure, regulations and design solutions
The lack of structure and regulations is the most significant prob-
lem visible when coming to Korsten toady. The new BRT system will 
bring demands regarding structure and to avoid a further chaotic 
situation in Korsten one needs to bring structure as well as regula-
tions to the area. 

“A clear definition of borders is an important step in clarifying 
internal organization and solving local problems” (Gehl, 2003, p 
62). 

It is obvious that there is a competition between established shops 
and the hawkers of the pavement and the road reserve. Both groups 
claim the street space and the result is a blocked pedestrian streets 
and parking’s.

By having a clear structure with visible boarders reduces the possi-
bilities of misunderstanding between hawkers and shop owners. The 
borders makes it clear and the need for a third part or enforcement 
becomes smaller when the traders and shop owners has the regula-
tions implemented in the physical environment. To clarify borders 
one could for example use street furniture, different ground materi-
als or colors. 

Clear definitions of boarders

Unclear definitions of boarders
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By taking a reasonable or symbolic fee for renting a stand becomes 
a way of formalize and regulate the informal trading. Its abut giving 
and taking, traders most feel that they are offered something for 
sousing to use the provided stands instead of just occupying space 
like before. 

If introducing a fee there will also be a need to have different op-
tions for traders regarding the amount of the fee. One must keep in 
mind that very few informal traders have a starting capital and there 
for should get the opportunity to work their way up.  Different fees 
gives acess to different facilities, which is attractive in different ways 
regarding to the amount of exposure and services provided. 

The income from fees could be contributing to the local support 
centre which could provide education or better maintenance of the 
provided facilities. 

Design proposals 
Design proposals are based on the concept “informal to estab-
lished”, this is supported by a local support centre. 

The local support centre 
First to be established is a local support centre, located in the very 
central heart of Korsten between the taxi rank and the BRT-stop. 
With its central location it is the obvious focal point and the design 
of the support centre will reflect on the rest of the design solutions 
in Korsten. 

The support centre provides support to local traders in terms of 
handing out information, providing education and organizing trad-
ing and traders. The support centre collects rental fees for different 
stands and trading possibilities provided and are also responsible 
for maintenance of stands and available facilities.  

With the central location it is also the obvious focal point for com-
muters changing means of transportation. The local support centre 
will host a BRT information centre providing commuters with infor-
mation regarding arriving and departing busses as well as ticket and 
other traveling information such as suggested in the Public transport 
report (NMBM, 2008). Traders and commuters will gain access to 
basic need facilities such as toilet and water in the support centre. 

The support centre is manned at all times and has a transparent de-
sign which provides safety in terms of social surveillance. 

From Informal to established
Hawkers are now part of the informal economy and do not contrib-
ute to the municipality through the tax system, in order to get them 
to provide to society as well as themselves are the trading solutions 
designed to provide a breeding ground for local economic devel-
opment. The goal is to establish a long term vision and economic 
growth, the concept is based on the idea to go from informal to 
formal and in the end to be established. This is done in steps by 
providing different trading facilities and possibilities.

Different solutions are provided and some requires a fee from the 
traders in order to get access to better facilities such as exposure, 
shelter and overnight storage space. The fee also functions as an 
enforcement tool and can be regulated by time. It may be a symbol-
ic fee for a start and in the end is the fee at the appropriate market 
rate.

Usually traders start off their businesses selling gods that require 
a low starting capital, like vegetables and fruit. The next step is to 
sell gods that require more capital this could be sunglasses, mobile 
charges, clothes etc, this type of products are rain sensitive and 
shelter is required. The next step is services such as hairdressing, 
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repairs or cocking. This type of services requires quite a lot of capital 
to invest in ex cutlery or scissors.  

The designs take this to consideration and try to meet the demands 
of the hawkers in providing appropriate facilities and locations. 
Key words are flexibility and development. Basic sanitary facilities 
as well as garbage disposal sights are provided in the local support 
centre.

Informal 
Street space are reserved and provided for hawkers were trading 
can be done directly on the pavement. Borders in the street clarify 
where trading is allowed and how much area each hawker can oc-
cupy. To clarify borders colors, signs and different ground materials 
are used. 
The informal trading solution is mostly suited to sell gods of low vol-
umes like vegetables and non rain sensitive objects.  The informal 
trading solution is located mostly between trees and along building 
fronts facing south, which provides shadow for traders as well as sun 
sensitive goods like vegetables and fruit. 

Informal trading solution

Mobile trading stalls 
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Formal 
A more formal way of trading is available for those who have earned 
resources to spear for rent. For a small amount are trading stalls 
available to rent. There are two different types, one mobile giving 
the basic protection from wind and rain and which makes it possible 
to store gods vertically. The other type is a fixed cabinet version 
which provides shelter as well as electricity and lockable overnight 
storage space.
Stalls and cabinets are designed to make it possible to sell com-
mercial space on the back and by this reduce the rental price. The 
formal trading solution is mostly suited to sell goods like personal 
items, hygiene products, candy, electronics and clothes.

Established 
The established solution is called “invention cubes” which are trad-
ing facilities based on a small container for those how require a 
larger solution. The design of the invention cubes is connected to 
the support centre and provides overnight storage as well as elec-
tricity and water. The invention cube has a ramp witch works as the 
allowed display area and can be elevated at night. 
The established trading solution is mostly suited to sell goods like 
vegetables and services like hairdressing and meals. 
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Implementation strategy 
Most of the land and properties in the study area are privately
owned and are already developed. 

The implementation of the two proposals will depend on the market 
conditionsand demand and the extent to which private investment 
will buy into theproposed vision. The NMBM neither owns large 
tracks of vacant land or derelict buildings but provide an attractive 
public space which can attract and encourage private investment to 
take part in the proposals. The NMBM is responsible for road and 
street space as well as the public space and the proposals related to 
LED, building blocks are privately owned. 

NMBM can also regulate implementation as described in the SDF p 
73-96; rezoning, land assembly, local area plans, development zones 
and development of a new market strategy. (NMBM, 2009) 

Privat managemnt 

Municipal management 
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