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Introduction 

A thriving capital city is vital to Seychelles 
continued prosperity and the quality of life of its 
citizens. The Victoria Masterplan sets out a vision 
and a coordinated strategy to guide the future 
development and growth of Victoria as the 
economic and cultural heart of the nation over 
the next 25 years.  

The world’s best cities are vibrant places with a mix of 
uses, good transport systems and a network of parks 
and green spaces which offer the best quality of life 
for their residents. Victoria has a wealth of assets - a 
wonderful waterfront setting, a rich cultural heritage, an 
international port and a beautiful natural environment - 
but it is not fulfilling its full potential at the present time. 
The overarching goal is to create a vibrant Creole Capital 
and Indian Ocean hub, which is an attractive place to 
live, work, visit and invest - a city which can embrace the 
challenges of the 21st Century whilst protecting and 
celebrating its heritage and culture. 

To do this, it will be necessary to address issues of 
transport, public realm, economic development, 
infrastructure and quality of life in a holistic way. In 
accommodating change, the city must build on its assets 
and unique identity and seamlessly blend the past with 
the future. This is the role of the Victoria Masterplan; 
to provide a framework for the planning, design and 
management of new development and spaces and 
the protection and enhancement of existing assets. It 
is about place making and responding to the context 
of the city, through an understanding of its evolution, 
its functions, and its impacts and the opportunities for 
development and redevelopment. Ultimately it is about 
creating a great city that promotes people’s health, 
happiness, and well-being.

The Victoria Masterplan establishes a comprehensive 
vision for the capital and sets out key projects and 
initiatives which will guide the future development of 
the city. It seeks to harness economic opportunities to 
create buildings, places and spaces that celebrate Creole 
cultural heritage and make Victoria a great place to live, 
work and visit. A city which reaches out to the future 
whilst celebrating its past. 
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How has the Victoria Masterplan been 
Developed?

The Victoria Masterplan is a plan ‘for Seychelles 
by the Seychellois’. It has been developed through 
a collaborative process to ensure all voices were 
provided the opportunity to be heard. This included 
three Charettes where nearly 400 representatives of 
Government ministries, the private sector and non-
governmental organisations attended and a series of 
public consultation events on on Mahé, Praslin and  
La Digue.

Relationship to the Seychelles Strategic Land 
Use and Development Plan

The Seychelles Strategic Land Use and Development 
Plan (‘the Plan’) provides the framework and detailed 
guidelines for growth, development and investment 
in Seychelles in the period up to 2040. Preparation of 
the Plan has highlighted the importance of Victoria to 
achieving future economic growth objectives and the 
need to strengthen its role and functions whilst allowing 
for the development of strong regional and local centres 
and ensuring good access to necessary infrastructure, 
services and facilities at the local level.

To ensure a coherent approach to future development, 
the Victoria Masterplan aligns with the policies contained 
within the Plan.  

Seychelles Strategic Land Use and Development Plan 

Mahé Frameworks
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 Victoria Masterplan

How to Use the Victoria Masterplan 

The Victoria Masterplan provides the vision and 
framework for future development, infrastructure 
provision, environmental management and protection. 
It will also be a tool for coordinated decision making and 
for attracting new investment.

It is anticipated that the Masterplan will be used in a 
variety of ways:

• By Government ministries and departments: 

 - Sets the context within which the Land Use 
Plans should be reviewed and prepared. 

 - Will be an advisory plan approved by GoS 
which will guide the consideration and 
determination of planning applications by 
Seychelles Planning Authority. 

• By developers and other sectors to inform 
future development proposals. The Masterplan 
provides guidance on the amount and type 
of growth anticipated across Seychelles and 
sets out detailed requirements with which 
development proposals will be expected to 
demonstrate compliance.   
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The Area Covered by the Victoria Masterplan

The masterplan area is defined in Figure 1.1 and 
comprises:

• Central Victoria - the area between Ile du Port 
in the north, the Commercial Port to the south 
and the city centre and Botanical Gardens to 
the west. 

• Wider Victoria - the area between Ile Aurore in 
the north, Providence to the south and Bel Air 
to the west. 

The following districts and reclaimed islands are fully 
or partially included within the Victoria Masterplan 
boundary:

• Bel Air;

• English River;

• Les Mamelles;

• Mont Buxton;

• Mont Fleuri;

• Plaisance;

• Roche Caiman; 

• Saint Louis; 

• Cascade; 

• Eden Island; 

• Ile Aurore; 

• Ile du Port;  and

• Ile Perseverance.

Structure of the Document

The Masterplan is structured as follows:

Chapter 2 sets out the strategic context and future 
opportunities including forecast growth requirements 
and the key issues that must be addressed in 
accommodating development and achieving the 
transformation of the city.

Chapter 3 presents the overall vision for Victoria and 
sets out the key strategies and policies that will guide 
future regeneration, growth and development in the 
city. 

Chapters 4-9 detail the key projects and initiatives 
that will deliver the vision and strategies and drive the 
transformation of Victoria. 

Chapter 10 sets out an action plan for implementation 
of the Victoria Masterplan, including partnership 
working, phasing and priority projects.
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L’ Anse Etoile
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Figure 1.1: Victoria Masterplan Boundary 

Wider Victoria
Central Victoria
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The Vision for Seychelles

Seychelles stands on the threshold of a period of significant opportunity. 
The Plan sets out the spatial planning framework for the country up to 
2040. It is underpinned by a vision and set of guiding principles which have 
been developed in consultation with stakeholders and the community. In 
developing the vision, particular importance has been placed on protecting 
the cultural heritage of Seychelles and building on the assets that together 
make Seychelles unique: the Seychellois people, Creole culture and heritage 
and the pristine natural environment. This overarching vision is supported 
by 10 guiding principles which build on the concept of sustainable 
development and environmental, economic and social resilience. 

A strong and vibrant Victoria is essential to the achievement of 
this vision. 
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An inclusive, proud, happy and
healthy Island Nation with a resilient
economy and a pristine environment
which provides an attractive place to
visit, invest, work and live.

The Vision

Adaptation to Climate Change: 

a resilient nation that adapts to and 
mitigates the impacts of climate 
change, flood risk and natural 

hazards.  

Access to Water, Energy and Basic 
Services: 

a series of resilient systems 
promoting efficient and cost-

effective use of natural resources.

Nation of Many People and Places: 

a united and diverse island nation 
where people live in unique 

communities and places.

 

Diverse and Strong Economy: 

a place fostering a conducive 
environment for sustained 

economic growth and investment 
including in the blue economy 
where land and sea assets are 

effectively managed.

Figure 2.1. Seychelles 2040 Vision 
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Environmental Protection and 
Management: 

a responsible nation committed to 
sound management practices ensuring 

the unique marine and terrestrial 
environment are protected, enhanced 

and safeguarded for present and 
future generations.

Seychellois Culture and Heritage: 

a country where the distinct 
culture and heritage of Seychelles 

is enhanced and promoted to 
create an authentic place to live, 

work,visit and invest.

Efficient and Integrated Land 
Use Management: 

a strategic land management 
system framed by the holistic 
understanding of the best use 
of land to meet the country’s 

needs.

Sustainable Communities: 

a network of integrated, mixed 
use, well serviced communities. 

Opportunities for All: 

an inclusive, educated and accessible 
society enabling all Seychellois to 

realise their potential.
Engaged Public: 

a culture where all Seychellois 
are empowered to take an active 
and responsible role in decision 

making. 
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Victoria is a Growing City

lack of vibrancy in the city. A shortage of good quality 
office space in Victoria has led to an increase in office 
rents and there is an increasing demand for affordable 
accommodation suitable for small and medium 
sized businesses. The majority of retail floorspace 
constitutes small retail units concentrated in the central 
area of Victoria although a secondary retail area has 
developed on Providence. There is a growing demand 
for accommodation for new food and beverage uses 
and industrial space. A lack of hotel accommodation 
and a limited food and drink offer has affected the 
attractiveness of Victoria as a tourist and business 
destination.

The Commercial Port was built in 1970 and was not 
designed to meet the needs of the next generation of 
larger container ships. Given the growth in importance 
of the blue economy and increasing container 
cargo movements, there is significant pressure on 
port infrastructure both from a safety and capacity 
perspective. The Commercial and Fishing Ports will need 
to expand to meet future requirements and to maintain 
its competitive position.

The role of the Victoria Masterplan is to 
ensure that growth can be accommodated in a 
sustainable way and that the city will become 
a more attractive place to live, work, visit and 
invest in the future.  

Strengthening the role of Victoria as the national capital 
and centre of government, finance, industry and culture 
is essential to achieving the national growth targets set 
out in the National Development Strategy.  A significant 
amount of growth will be focussed in Greater Victoria 
and along the east coast corridor of Mahé between 
Victoria and Anse Royale. Approximately 40% of new 
housing development and a significant proportion of 
future economic development will be located in Greater 
Victoria.  

The population of Greater Victoria is forecast to increase 
from 28,500 to 45,000 in the period up to 2040. This 
could result in a requirement for up to 6,270 new 
homes within Greater Victoria. The growth requirements 
for Greater Victoria are summarised in Table 2.1.

Accommodating growth will require effective planning 
and land management to make best use of available 
land through such measures as increased densities, 
mixed use development and the rationalisation of 
existing uses whilst ensuring the revitalisation of 
Victoria and a high quality of design and environmental 
protection. There has been limited residential 
development in central Victoria which has led to a 

Housing Retail Office Hospitality
Industrial
(non-Port)

Industrial 
(Port)

(units) (m2 GFA) (m2 GFA) (rooms) (m2 GFA) (m2 GFA)

Growth requirement to 
2040 6,270 51,500 490,800 190 62,000 420,000

Table 2.1: Greater Victoria Growth Requirements to 2040 

The Plan sets out how specific land uses will be 
distributed having regard to land capacity and place 
making aspirations for each district. Figure 2.2 sets out 
the growth requirements by district over the Masterplan 
period to 2040. 
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    Ile Perseverance

    Ile Aurore

    Glacis   

    Beau Vallon 

    Port Glaud

    Grande Anse

    Anse Boileau

    Anse Royale

    Takamaka

    Au Cap

    Anse Aux Pins

    Pointe Larue

    Cascade

    Victoria

    Roche Caiman

    Ile du Port

    Eden Island

Baie 
Lazare

    Bel Ombre 

English River

270 homes

34 hotel rooms

65,200 m2 GFA

1,200 m2 GFA

1,600 m2 GFA

Saint Louis

430 homes

11,000 m2 GFA

800 m2 GFA

Mont Buxton

130 homes 

600 m2 GFA

Les Mamelles 

440 homes

600 m2 GFA

800 m2 GFA

Ile du Port

399,600 m2 GFA 

5,000 m2 GFA

420,000 m2 GFA

Bel Air 

500 homes

27 hotel rooms

6,000 m2 GFA

14,600 m2 GFA

1,600 m2 GFA

Plaisance

300 homes

1,400 m2 GFA

1,000 m2 GFA

1,600 m2 GFA

Roche Caiman

210 homes

6,900 m2 GFA

900 m2 GFA

20,000 m2 GFA

Mont Fleuri

440 homes

700 m2 GFA

1,100 m2 GFA

800 m2 GFA

Eden Island

110 homes

87 hotel rooms

500 m2 GFA

Ile Perseverance

1,940 homes

11,000 m2 GFA

11,000 m2 GFA

34,800 m2 GFA

Ile Aurore

1,500 homes

42 hotel rooms

National centre

Existing regional centre

Future regional centre

Local centre

 Airport 

Fishing port 

Commercial port 

Growth locations

Protected area

Linking habitat through settlement

Agriculture land

Agro-forestry

Area with potential for land reclamation

Secondary road network

Primary road network

District boundary

   

Homes to be delivered by 2040

Employment space (m2 GFA) to be delivered by 2040

Hotel rooms to be delivered by 2040

Retail space (m2 GFA) to be delivered by 2040

Industrial space (m2 GFA) to be delivered by 2040

4,000 m2 GFA

Figure 2.2 Distribution of growth to 2040 by district 
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Currently Victoria’s streets are often congested but with 
careful planning and early action these issues can be 
alleviated to create an improved city centre 

Victoria transport network sketch from Charette 2 
demonstrating the bypasses and a clear movement network 

Victoria is a City of Opportunity

Growth and development provides the 
opportunity to realise the untapped potential of 
the city and to build on its assets, strengthening 
Victoria as the cultural heart and economic 
engine of Seychelles. The Victoria Masterplan 
sets out how these opportunities can be 
maximised. 

In strengthening Victoria’s role and accommodating the 
growth targets set out in the Plan, it will be necessary to 
address a number of key challenges in order to balance 
development and change against protection and 
enhancement of the environment and cultural heritage 
assets.

A Well Connected City

A good transport system is essential to any successful 
city. There is a need for early action to address 
congestion in Victoria and to create a transport system 
which benefits all users. Congestion is impacting the 
environment of Victoria, the attractiveness of the city to 
visitors and the performance of businesses located in 
the city centre. 

Whilst bus patronage is extremely high, the fleet 
is operating at capacity, with regular delays due to 
congestion in Victoria. This situation is exacerbated 
by all bus services converging at the Central Bus 
Terminal on Palm Street, reflecting a current shortage of 
adequate public transport transfer locations  
and facilities.

Congestion is evident throughout the day due to the 
volume of traffic travelling into and out of Victoria, as 
well as a lack of alternative routes for traffic travelling 
through the city. Stakeholder engagement has 
highlighted the  potential to incorporate a number 
of transport solutions within Victoria to reduce this 
congestion,  including the construction of the western 
Victoria bypass (from Saint Louis to Beau Vallon) and 
the intra-island connector road (from Ile Aurore to Bois 
de Rose Avenue) and through relocation of the bus 
terminal.  
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Many valuable heritage buildings are neglected and run 
down but have potential to be restored and utilised

Often new development in Victoria is out of context with its 
surroundings. However, with strategic planning and clear 
design guidance, new development can be planned to enrich 
and add value to the city centre 

Opportunities to review proposals for the Financial District 
to ensure that the development adds value to Victoria and 
strengthens the character of the city 

A City of Culture and Heritage 

Successful cities are places that embrace their heritage 
and successfully blend the past with the future. 
Investment in the arts and culture  will have economic, 
social, civic and cultural benefits, foster social cohesion 
and innovation, and create more liveable places. 
Building stronger connections between place, culture 
and the economy will encourage investment in the 
emerging cultural and creative industries sector and 
nurture the emergence of creative hubs and districts. 

Victoria has a rich heritage of buildings of historic 
and cultural importance and a significant number of 
designated National Monuments. The key challenge is 
to ensure that pressures for development and change 
do not threaten the cultural heritage of Victoria and 
that development and economic growth objectives are 
carefully balanced with protection and enhancement of 
the historic environment.

Victoria already provides an important hub for 
the creative sector in Seychelles with its cultural 
infrastructure (museums, galleries, heritage buildings), 
arts organisations (such as the National Arts Council), 
government offices, creative enterprises (including 
music retail, craft outlets, art suppliers) and related 
facilities (including venues for live music, restaurants, 
tourism offices, and fresh food markets). The 
importance of Victoria to the creative industries is likely 
to increase in the future.

A number of sites of heritage importance require 
restoration and improved management. There is also an 
urgent need to improve the setting and interpretation of 
heritage assets and to bring heritage sites and buildings 
back into viable use.  It is recognised that this will have 
economic benefits in developing the cultural tourism 
sector and making Victoria more attractive to residents 
and visitors.
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In many cases in the past, heritage assets have been 
compromised or lost as a result of redevelopment. The 
design of new buildings has tended not to successfully 
reflect traditional styles or building materials and 
the use of air conditioning has meant that  steep 
ventilated roofs or raised ground floors are no longer 
necessary. New buildings in Victoria tend to be taller 
than their vernacular counterparts and are generally 
more utilitarian in style, often in contrast to the 
traditional more varied street scene. It is recognised 
that there is a need to accommodate the old and the 
new, but with effective planning and design guidelines, 
new developments can be successfully integrated 
by incorporating or reflecting elements of Creole 
architecture. This will strengthen the cultural heritage of 
the city.

A Waterfront City

Some of the most successful cities in the world are 
defined by their waterfront settings. Victoria’s history 
is dominated by its relationship with the sea with 
the historic centre of Victoria and the central market 
developed on the waterfront. However, as a result of 
extensive land reclamation, this relationship has been 
eroded and the historic heart of the city has been 
disconnected from the waterfront. Existing linkages 
are in need of enhancement; the waterfront is now 
occupied by industrial uses and there are large areas 
of underutilised open space which do not provide an 
attractive destination.  

The waterfront provides an untapped opportunity and 
the potential to reconnect the historic heart of Victoria 
once again with the sea. Opportunities for future land 
reclamation could help to activate the waterfront and 
provide additional space for development and industry. 

Old Esplanade 
Pre-1970s
1970s
1980s - present 
Potential future 

City 
centre

Victoria blue network sketch from Charette 2 demonstrating 
the city’s strong connections with the waterfront 

Reclamation over time has resulted in a disconnection 
between the city centre and waterfront 
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There is potential to extend the activity of Victoria’s streets 
into the evenings to create a vibrant night time economy 

Improvements to the public realm will improve wayfinding, 
provide strong legibility and encourage walking 

Proposed redevelopment provides opportunities to create a 
mix of uses in the city centre.

A Liveable City 

Successful cities are vibrant places which thrive on 
diversity. Victoria is busy during the daytime but 
empties of people and activity in the evening. This lack 
of vibrancy and activity makes Victoria an unattractive 
destination for both Seychellois and visitors outside 
of business hours and can give rise to concerns about 
safety and security. This is further reflected in the 
existing land use mix, with a limited food, beverage 
and leisure offer and limited residential and hotel 
accommodation within the central area.

Victoria has the potential to become a more liveable 
city with a mix of uses, a larger residential population 
and activity throughout the day and evening. A more 
inspiring, energising and vibrant city where people will 
want to live, work and visit.  
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A Green City

Trees and green spaces bring character to a city, 
have environmental benefits and provide spaces for 
enjoyment and relaxation. Whilst some improvements 
have been undertaken, the quality of the public realm 
and pedestrian environment in Victoria has scope for 
further enhancement. 

The treatment of footpaths is inconsistent with a variety 
of surface materials and levels, and this has implications 
for accessibility.  There is a lack of consistency in the 
design and management of street furniture. These 
issues are further accentuated by traffic congestion 
which affects the quality of the pedestrian environment 
in the city centre.

Whilst Victoria contains a number of green spaces, these 
are generally fragmented and underutilised. A number 
of existing spaces such as Victoria Bay and Freedom 
Square are in need of enhancement.

A network of rivers and waterways run through Victoria 
between the mountains and the sea. These waterways 
vary in width and form and a number have been 
culverted or enclosed. Utilities also often encroach 
on the waterways. Water quality has the potential to 
be improved in many of the waterways through the 
opening up of channels and creating new connections 
between waterways and the coast.

Existing open spaces and waterways provide enormous 
potential for enhancement and the creation of an 
integrated network of green spaces. These will provide 
places for people to relax and play, enjoy outdoor 
events and create a more vibrant destination.  

Opportunities to make better use of the waterfront and 
existing green spaces in the city through the delivery of a 
network of multifunctional green infrastructure 

There is potential to open up existing waterways, consolidate 
utilities, provide additional resilience to flooding and 
celebrate Victoria’s rivers 

There are opportunities to open up Freedom Square, 
encourage mixed use of the space and provide new facilities 
associated with the park 
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A Resilient City

Successful cities must think of the future. Seychelles 
is vulnerable to the adverse effects of climate change, 
including climate variability and severe weather events. 
Parts of Victoria are susceptible to flood risk and 
landslides. Future development must mitigate and adapt 
to the impacts of climate change. 

Development provides the opportunity to incorporate 
measures to adapt to and mitigate climate change 
impacts and to create a more resilient city. Future development has the potential to improve coastal 

resilience 

Need to ensure the city is appropriately protected from flood 
risk including through provision of coastal defences  

Sea defences in the south of Mahé provide opportunities to 
integrate children’s play 
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