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EXECUTIVE SUMMARY 
 

 The Boksburg CBD Urban Design Precinct Plan is intended to 

guide spatial, social, economic, environmental and infrastructural 

input, so as to provide a consolidated development initiative that 

documents and establishes the development vision and development 

strategy for the Boksburg CBD Precinct. The current Status Quo 

Analysis is intended to provide analytical basis for this plan, 

identifying key issues and findings that underpin future planning and 

intervention. 

 

 The Boksburg CBD Precinct lies at the intersection of two key 

regional development “Corridors”, the first being the north-south 

corridor connecting Vosloorus and the Aerotropolis, and the second 

being the east-west corridor aligned along the railway line and old 

road network, placing it within an important spatial growth and 

transformation area. 

  

 The study area has evolved primarily on an east-west axis, aligned 

with the mining belt and subsequent road and rail infrastructure. The 

proposed road network in the area can strengthen north south 

connectivity to the study area through the planned connections at 

Commissioner Street, having a particularly important role to play in 

the CBD. Balancing regional connectivity and local access is going to 

be a key challenge to future planning and development in the sub-

region. 

 

 The population of the catchment area of the CBD Precinct is likely to 

increase at a high rate over the short to medium term, growing from 

the current estimate of 133 000, to over 200 000, if the Green Reef, 

Leeuwpoort, and developments on mining land are delivered to 

market. The socio-economic profile of the Precinct itself indicated a 

population of 5 691, in which 41% are employed and the majority fall 

under the middle-income category. The tertiary and secondary 

sectors are the main employer and contribute significantly to the local 

economy. The socio-economic status of the precinct displays the 

area’s capacity in relation to attracting employees.  

 

 There are numerous retail and businesses within the Boksburg 

Precinct. The East Rand Mall is located 8.5km outside of the 

boundary (via the R21) in the north. This provides ample economic 

opportunities for residents of the precinct and its surroundings. 

 

 In terms of social amenities, there are various educational facilities 

and churches, a police station, fire department, hospital, magistrate 

court, post office and a taxi rank. The immense provision of social 

facilities signifies potential to attract households that seek permanent 

residence. 

 

 Ecologically, the study area is located at the source of a major 

hydrological and ecological system, and decisions made in the 

precinct could have a significant impact on settlement and 

environmental quality and sustainability further downstream. The 

Lake in the heart of the CBD is heavily polluted and silted. Current 

rehabilitation proposals to be considered in the context of our 

strategy. The general quality of the public environment is poor, with 

many spaces degraded or vandalised.  

 
The analytical framework summarised above provides the basis for moving 
forward with a process of refinement, through consultation with key 
stakeholders. It does, however, serve as a sound information basis for 
developing a development concept for the precinct, and elaborating the 
likely projects, programmes and related interventions that could flow from 
this. 
 
The Status Quo assessment has identified a number of areas where there 
is still some degree of uncertainty regarding future uses/spatial 
configuration. The Precinct Plan, through the relevant framework layers, 
should ensure that growth and development can go ahead in spite of these 
uncertainties: 
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 Hospital; 

 Long-term lake future; 

 Mine residue areas; 

 Green Reef development/University; 

 PWV and K-route proposals; 

 BRT 

 
Possible scenarios related to the above should be tested against the 
framework during the design stage to ensure there is sufficient robustness 
within the framework elements to withstand these unknowns. 
 
The Development Concept outlines a broad strategy that builds on the 
strengths and opportunities that exists in the precinct and catchment area 
and provides a broad framework for structuring future growth and 
development interventions and provides a basis for the more detailed 
Development Framework that follows. 
 
The Development Framework provides a high-level intention for the 
Boksburg CBD precinct that can affect improvements to the urban 
environment and economy of the precinct. 
 
The Framework is based on the following strategic goals namely: 

 Re-urbanise to achieve sustainable urban integration: 

 Re-industrialise to achieve to job creating economic growth; 

 Re-generate to achieve environmental wellbeing; 

 Re-mobilise to achieve social empowerment; and 

 Re-govern to achieve effective cooperative governance. 

 
The Framework elaborates in detail on the following 

 Land Use and Activity Pattern Framework; 

 Roads and Movement Framework; 

 Open Space and Natural Environment Framework; 

 Built Form and Public Environment Framework;  

 Urban Design Directives and Guidelines   

 

From the Development Framework a number of Focus Areas have been 
defined which provide more detail for these priority areas and become the 
basis for the selecting short-term priority projects. 
 
The Focus Areas are: 

 A. CBD Core and Civic Precinct: major public amenity and the Civic 

Centre redevelopment including a consolidation and upgrade of the 

inner core of the CBD, including surrounding public environment and 

opportunities for residential above retail within core and higher 

density residential development 

 B. Boksburg Lake: Upgrade as a major public open space amenity 

and links to the Civic Centre  

 C. Prince George Park The redevelopment of underutilised land 

including opportunities for higher density residential development and 

the retention of the stadium. 

 
In addition, two other Focus Areas have been identified for longer term 
planning and implementation: 

 D: Boksburg West, the adjacent residential area and heritage 

precinct. 

 E.:Boksburg East Transit Orientated Development The long-term 

development of a mixed use node with the focus of ToD at the railway 

station 

 F: Hospital SitePotential redevelopment of the hospital site if it is 

relocated or the upgrade of the existing facility including  

 
Within these Focus Areas a number of key catalytic interventions have been 
identified that will initiate the development process. These projects can be 
implemented in any order as and when funding is secured. 
 
These catalytic projects are the first stage of the Focus Areas and will 
become the catalyst for further CoE work at a later stage, for private sector 
developments or upgrades and for Provincial Departments funding. 
 



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  13 

The proposed Design and Deliver interventions which are projects that 
require to be implemented in the short term by the CoE and cover the 
following areas: 

 Components of the Civic Precinct including a new link road and a 
civic Space overlooking the lake, 

 Public Environment Upgrade of Main Routes within the CBD Focus 
Area 

 Environmental upgrade of the Boksburg Lake 
 
In addition, a number of Plan, Promote and Support projects have been 
identified. These require further detailed planning, investigation, design and 
ongoing support. Some of these can be undertaken internally within the 
CoE, and others need to be undertaken in partnership with external public 
agencies (for example Gauteng Province, Transnet) or the private sector.  
 
A number of plan, promote and support interventions are identified for short 
and medium-term implementation and include:  

 Council owned land (Prince George Park) for residential 
development and upgrade of the stadium 

 Council owned land on the western edge of the Boksburg Lake, 

 TOD opportunities for Boksburg East, as a mixed-use residential 
precinct and transport interchange as a large suburb to the east of 
the precinct 

 Tambo Memorial Hospital – heritage building, promotion of 
keeping the hospital because of social impact, if not, approach to 
reusing the buildings for other opportunities and the public 
interface, encourage the hospital to remain in the CBD 

 
In terms of the Urban Management of the precinct the main issues and 
problems in the Boksburg CBD is degradation of the CBD (Crime and 
Grime), bylaw and land use compliance, ongoing maintenance of the 
infrastructure and informal Trader/Taxi compliance. These issues are not in 
essence the core ambit of the precinct plan but have an impact on the 
resident’s, people who work in Boksburg and visitors. Management of the 
Precinct to overcome these issues is essential. 
 

The overall management and provision of services for the Boksburg CBD 
precinct is a critical facet to successful development and implementation of 
the Precinct Plan. The urban management is primarily the responsibility of 
the CoE in terms of its municipal mandate and functions. However, it is 
common for the private sector to also involve itself in this field, often done 
through the establishment of Special Rating Areas (SRA) and other forums, 
which augment strained municipal services in a particular geographic area.  
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1 INTRODUCTION 
 
1.1 BACKGROUND 
 
The initiative of formulating urban design precinct plans for various areas 
throughout the City of Ekurhuleni takes its lead from the Ekurhuleni MSDF 
which states that to remedy the challenges associated with our current 
urban configuration, “a vision-led approach is proposed for urban design at 
a metropolitan level within the City of Ekurhuleni.  At the heart of this 
approach is the central aim of creating places of beauty and distinct identity 
by drawing together the many strands of ‘place-making’ – environmental 
responsibility; social equity; economic viability. The urban design vision 
should address the social needs of people living and working in the area 
now and in the future, and create opportunities to contribute to the 
establishment of sustainable communities” (MSDF 2015) 
 
The GAPP Consortium was appointed by the City of Ekurhuleni (CoE) to 
assist the City Planning Department with the drafting of a number of these 
urban design precinct plans. 
 
The Consortium comprises the following professional firms: 
 

 GAPP Architects and Urban Designers (Pty) Ltd 

 Royal HaskoningDHV (Pty) Ltd 

 Kayamandi Urban Economists (Pty) Ltd 

 
This chapter outlines the approach and methodology to be followed as well 
as describing the project team, the stakeholder engagement process, 
capacity-building proposals, budget and cash-flow schedules and the 
identification of project risks and mitigation measures. 
 

1.2 AIM  
 
The aim is to prepare The Boksburg CBD Urban Design Precinct Plan. 
The plan is intended to guide spatial, social, economic, environmental and 
infrastructural input, so as to provide a consolidated development initiative 
that documents and establishes the development vision and development 
strategy for the site. It serves as the primary spatial development and 

management plan, which identifies projects and directs budgetary 
resources. 
 
The precinct plan establishes an integrated development strategy that sets 
out specific actions for the future. Included as a key component in the 
precinct planning is the establishment of urban design guidelines as 
informed by the CoE’s draft urban design policy: the resulting outcomes of 
the precinct plan include land use management and urban design directives, 
physical development projects to realise the identified development 
potential, and an integrated implementation strategy, to co-ordinate all 
efforts and resources in the most efficient and viable manner. 
 
The precinct planning forms a component of the CoE’s package of plans.  
The precinct plan aims to build on work already undertaken in the area, 
incorporating the specialist input of the client and professional team through 
a constant, iterative process of adaption and refinement that establishes an 
on-going self-regulatory process of coordination and integration. 
 
 

1.3 APPROACH 
 
The precinct plan is the intended umbrella document that guides all ongoing 
work and functions as a joint statement of intent by the client, professional 
team and other key stakeholders. The precinct plan should function as a 
point of reference for the identification and packaging of selected projects. 
 
The precinct plan is therefore regarded as a framework to guide the 
development of the precinct. It should be robust enough to establish a 
direction for the future, instil confidence and elicit critical development and 
project responses. At the same time, it should remain flexible enough to 
allow change through time, recognise new ideas and respond to varying 
market demands, government legislation and adapting economies. 
 
The precinct plans prepared for CoE thus provide a framework for short, 
medium and long-term actions and projects. 
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1.4 THE PURPOSE OF THE PRECINCT PLAN 
 
The precinct plan identifies the key catalytic projects, such as major 
infrastructure, open space and public environment upgrade projects or key 
facilities, all of which lend force to its implementation. The identified projects 
should adhere to the precinct plan’s public environment design codes, which 
encompass three-dimensional visualisation and precedent examples.   
 
These projects realise the CoE’s policies and urban design plans in a 
tangible way within the precinct and aid the establishment of a liveable 
environment that is well managed. This type of development is managed as 
an incremental process over time and the projects become the catalysts for 
private sector investment and development. 
 
The precinct plan is required to realise the resources and programmes for 
implementation. The components include:  
 

 Identification of the catalytic projects; 

 Project programme and phasing; 

 Preparation of associated budgets; 

 Interdepartmental mechanisms for coordination and cooperation with 

other spheres of government; 

 Identification of further detailed planning to obtain development rights; 

 Establishment of public-private partnerships. 

 
 

1.5 STRUCTURE OF REPORT 
 
The report is structured into several sections: 

 Executive Summary; 

 General Introduction; 

 The Regional Status Quo Analysis: 

 physical components and characteristics – transport and 
movement, natural environment, built form precinct 

characteristics, land-use activities, zoning, social facilities, 
economic assessment and infrastructure services; 

 policies, plans and projects that impact upon the precinct – 
review of the applicable metropolitan hierarchy of plans, the 
Urban Design Policy, and key projects; 

 Context and Status Quo Consolidation: outlining the outcomes 
from the analysis and identifying the structuring elements as 
well as related issues and opportunities; 

 Precinct Development Vision and Concept: 
 A Regional Concept Development: Movement and connectivity 

(north-south and east-west connections); proposed primary 
nodes; proposed secondary neighbourhood nodes; proposed 
station nodes (TODs); and consolidated regional development 
strategy; 

 Precinct Development Concept: Refined Development 
Concept: Local precinct context; dolomite conditions; existing 
land use activities; proposed movement network; proposed 
railway transport development; proposed secondary 
neighbourhood node; proposed TOD nodes; consolidate nodal 
structure; potential public transport system; proposed land 
parcels and consolidated development concept; 

 Development Framework Precinct Plan: 
 Preparation of the Detailed Precinct Development Framework; 

Including Roads, Land Use and Activities, Open Space and 
Environment, Urban Design Guidelines, Infrastructure and 
Socio Economic  

 Focus Areas: 
 Primary Focus Areas 
 Secondary Focus Areas 

 Implementation Strategy: 
 Catalytic Interventions and Key Projects: Including the Design 

and Deliver Projects for short term implementation 
 Plan Promote and Support Initiatives that promote ongoing 

development of the precinct plan; 
 Development Co-Ordination, Facilitation and Implementation 

Agency; 
 General Municipal Urban Management and Business 

Improvement District and Partnerships; 
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 Annexure 1:  
 Roads and Transport Context and Status Quo; 
 Transportation and Traffic Plan; 

 Annexure 2:  

 Environmental Context and Status Quo; 

 Annexure 3:  

 Economic Assessment Context and Status Quo; 
 Socio-Economic Development Plan; 

 Annexure 4:  

 Infrastructure and Services Context and Status Quo; 
 Infrastructure Services Plan; 
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2 CONTEXTUAL AND STATUS QUO ANALYSIS 
 
 
2.1 INTRODUCTION 
 
This section of the report deals with the following components of the spatial 
context and the precinct status quo are assessed: 
 

 Understanding the precinct in its regional context; 

 The location of the site and its extent; 

 The existing movement system and local roads, as well as proposals 

in this regard; 

 The existing public transport network, as well as proposed 

improvements in this regard; 

 The open space systems and natural features of the precinct; 

 The existing zoning and legal status; 

 Existing ownership patterns, considering public and private 

ownership; 

 The existing land uses and key activities occurring within the precinct; 

 The physical characteristics and the extent of the precinct; 

 Existing socio-economic conditions; 

 Existing service infrastructure, as well as proposed improvements; 

 Policies, Plans and Projects Context; 

 Stakeholder Views on the existing situation; 

 
The Contextual and Status Quo Analysis aims to confirm existing 
conditions and activities within the Boksburg CBD Precinct, including: 
  

 What is happening physically ‘on the ground’ both in terms of land 

use and character;  

 To understand the implications of all existing initiatives for the future 

of the development;  

 To understand the precinct in terms of its policy environment and the 

implications of development policies on the future of the precinct.  

  

The process undertaken in preparing the Status Quo Analysis included the 
following actions: 
 

 Collation of the applicable Geographic Information System (GIS) 

database, as provided by the CoE; 

 Review of the various policies and documents applicable to the study 

area and assessment of their implications; 

 Consultation with key CoE / municipal stakeholders, including the 

relevant Customer Care Centres (CCC), and officials from the CoE; 

 Consultation with private developers and land owners regarding their 

initiatives in the precinct i.e. external stakeholders; 

 Undertaking site visits to the precinct 

 
 

2.2 REGIONAL CONTEXT  
 
2.2.1 Overview 
 
Region A is one of six regions in Ekurhuleni and represents 12.5% of the 
total land area of the CoE. It is the central western region and borders the 
City of Johannesburg. This Region covers 24,795ha (13% of the total area 
of Ekurhuleni). Functionally, the Boksburg CBD is likely to have a catchment 
that is largely within Region A. For the purposes of this assessment, a “sub-
region” comprising a 5km catchment or threshold has been used as a basis 
for analysing the regional structure and dynamics. 
 
2.2.2 Regional Land Use and Activity Pattern 

 
Refer to Diagram 1: Regional Location 
 
Refer to Diagram 2: Historic Structuring Influences - mining 
Refer to Diagram 3: Regional Activity Pattern 
 
The current pattern of development within the sub-region around the 
Boksburg CBD Precinct is a result of a combination of processes and factors 
that have underpinned development over time. The key structuring 
influences in this regard include: 
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 The mining belt that has historically formed the backbone of 

development within the region; 

 Rail and road infrastructure, initially connecting the economic areas 

and settlements related to the mining industry, later to connect the 

town to a broader context; 

 Urban settlement, historically tied into the mining industry, expanding 

outward from there. 

 
The study area falls within the center of the broader East Rand mining belt 
that runs through the center of Ekurhuleni. The mining belt, together with 
the associated residue areas (dumps and slimes dams), infrastructure, and 
undermined areas have dominated the settlement pattern of the broader 
sub-region. 
 
The current pattern of settlement within the broader regional context is 
characterised by the following: 

 Residential development, primarily low density, occupying 

approximately 30%, or 2340Ha of the sub-region. Given the 

estimated sub-regional population of 133 401, this equates to an 

average density of 22du/ha at an occupancy rate of 2.6; 

 Open space (outside of the mining belt) that constitutes some 22%, 

or 1727ha; 

 Mining land, including residual areas such as dumps and slimes 

dams, on 21.5% or 1687ha; 

 Industrial development, primarily around the greater Dunswart / 

Bokburg East area, on 11.5% of the land area, approximately 902ha. 

 
 

Table 1: Sub-Regional Land Use Structure 
 

USE AREA (Ha) % 

Agriculture 50.45 0.64% 

Airfields 9.07 0.12% 

Business/Commercial 208.11 2.65% 

Engineering Services 8.85 0.11% 

Industrial 902.91 11.50% 

Mining 1687.75 21.50% 

Open Space 1727.61 22.00% 

Residential 2340.43 29.81% 

Services 418.48 5.33% 

Smallholdings 10.26 0.13% 

Transportation 484.19 6.17% 

Unidentified 3.54 0.05% 

  7851.65  
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Diagram 1: Regional Location 
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Diagram 2: Historic Structuring Influences - mining 
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Diagram 3: Regional Activity Pattern
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2.2.3 Regional Demographics  
 
Demographics for the sub-region (effectively the catchment area within a 
5km radius of the CBD), have been analysed utilizing the (CoE Socio-
economic data-base 2014). In terms of this database, the population for the 
sub-region is estimated at 133 401 people, although this figure could be 
closer to 140 000, or higher, if the most recent residential developments are 
taken into consideration. 
 
 
2.2.4 Regional Movement System 
 
Refer to Diagram 4 Road and Railway Network – Regional Context 
Refer to Diagram 5: Regional Existing and Proposed Road, Railway, and 
Bus Route proposals 
 
The Boksburg CBD is served by two national routes and two regional routes, 
the N12, N17, R21 and R29. The N12 is the east-west national route 
connecting Boksburg with Daveyton in the east, and with Johannesburg in 
the west. The N17 is another east-west national route connecting Boksburg 
with Springs in the east and with the southern parts of Johannesburg in the 
west.  
 
The R21 is a north-south freeway, terminates at the East Rand Mall, and 
extends as a regional road, Rondebult Road south, which terminates at the 
M43, with a proposed K-Route extension, the K131 into Vosloorus, 
connecting with OR Tambo International Airport, Kempton Park, and 
Pretoria in the north. The R29 is an east-west regional route connecting 
Boksburg with Benoni in the east and with Germiston in the west.  
 
 
National and Provincial Roads  

 
The National Roads (SANRAL) providing access to the precinct include the 
N17 and N12. The N17 is located to the south of the precinct and an east-
west national route connects Boksburg with Springs in the east, and the 
southern parts of Johannesburg in the west. The N12 is situated to the north 
of the study area and an east-west national route connects Boksburg with 
the northern parts of Springs in the east, and with Johannesburg in the west. 

 
The Provincial Roads in and around the precinct include: 
 

 R21 (Rondebult Rd); 

 R29; 

 Trichardts Road; 

 Commissioner Street; and 

 Jubilee Rd 

 
 
Road Ownership 

 
The Boksburg CBD has several key road stakeholders which include: 

 SANRAL (N17 & N12) 

 GAUTRANS  

 R21 (Rondebult Rd) 
 R29  
 Trichardts Road 
 Jubilee Rd 
 Commissioner Rd 
 Main Reef Rd 

 City of Ekurhuleni (all local network) 

 
 
Road Plans and Projects 

 
Projects and plans related to road and rail infrastructure which are likely to 
impact the precinct include: 

 Espri Avenue Upgrade (current project - widening of the road) 

 Proposed PWV 15 (Gauteng Province): the alignment is to the east 

of the CBD as a north-south route with planned access at 

Commissioner Street. At this stage, it is not yet clear if the alignment 

of the road will have an impact on the local road network due to the 

spacing of intersections. Overall, the road will improve accessibility to 

the CBD in the future, provided the PWV 15 is designed 
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appropriately, with due regard for the local circumstances and road 

networks.  

 Proposed K92 (Gauteng Province), will be situated to the west of the 

CBD as a north-south route with planned access at Commissioner 

Street. At this stage, it is not yet clear if the alignment of the road will 

have an impact on the local road network due to the spacing of the 

intersections. Overall, the road will improve accessibility to the CBD 

in the future.  

 Proposed K116 and K110 (Gauteng Province), will be situated to the 

south of the CBD as an east-west route. The proposed alignment of 

the routes shows that the road will impact on the local road network 

due, especially to the spacing of the intersections. Overall, the road 

will improve movement of vehicles within the CBD.  

 Proposed K106 (Gauteng Province), will be situated to the north of 

the CBD as an east-west route. The proposed alignment of the routes 

shows that the road will not impact on the local road network.  

 
 
2.2.5 Traffic Volumes 
 
There are no recent traffic surveys available for the area, therefore there are 
no traffic capacity analyses carried out at this stage. Visual observation 
shows that the R21 (Rondebult Road) has high volumes of traffic and 
experiences delays during peak hours. This finding must be verified through 
a comprehensive traffic study and the findings of this report must therefore 
be regarded as inconclusive and preliminary. 
 
 
 
2.2.6 Rail (Freight and Passenger) 
 
The passenger rail network has played an important role in the 
establishment and growth of many towns and cities on the east rand, 
Boksburg included. The current network that serves Boksburg has its origins 
in the “Rand Tram”, a rail service introduced in 1890 link Boksburg and 
Johannesburg Station, later extended eastwards to Springs. Whilst this 

Johannesburg-Springs line is no longer the backbone of settlement patterns 
as it was in the past, it remains an important commuter option, particularly 
in terms of some of the established industrial employment areas. 
 
The study area includes two railway stations on the Johannesburg-Springs 
line, namely Boksburg (The old Vogelfontein Station) and Boksburg East, 
between the CBD area and the old Prison site to the north. The table below 
reflects passenger volumes at each of the stations on this line to place the 
two precinct facilities in context. This information, although dated, does 
reflect the importance of nearby destinations such as Dunswart and 
Germiston. 

 
Table 2: Passenger Statistics for Key Rail Stations 

STATION BOARDING 

PASSENGERS 

ALIGHTING 

PASSENGERS 

TOTAL 

PASSENGERS 

Johannesburg 83786 67363 150549 

Germiston 45598 49501 95100 

Delmore 3873 3971 7844 

Angelo 3904 3884 7788 

East Rand 4005 3781 7786 

Boksburg 3058 2831 5888 

Boksburg East 3317 3618 6935 

Dunswart 14796 16621 31417 

 
The EMM 2008 ITP identified Boksburg East, Daveyton, Dunswart, Isando, 
Kempton Park, Rhodesfield, Springs and Oakmoor as stations at which 
mode transfer facilities should be developed. In line with this MSDF concept, 
Kempton Park, Rhodesfield, Boksburg East and Isando Stations should 
receive priority as they function on the “inner ring‟ of the proposed public 
transport system linking the core node and surrounding primary activity 
nodes. 
 
The freight rail network that serves the sub-region shares much of the same 
rail infrastructure with the passenger network. Freight rail currently operates 
between Krugersdorp and Springs, via Johannesburg, Germiston, Springs, 
Dunswart, Alliance, Range View and Welgedacht. The route is part of the 
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metro suburban area, but many intra-state freight trains use portions of 
these lines to serve local customers and industrial areas, such as Germiston 
East and South, Boksburg East, Vulcania and New Era. There are important 
marshalling yards at Germiston and Springs. 
 
 
2.2.7 Rail Proposals (Passenger including Gautrain) 
 
There are no identified plans for extending the commuter rail network in the 
vicinity of the study area. PRASA’s priorities for Ekurhuleni are currently on 
the proposed extensions from Daveyton to Etwatwa, and Tembisa to Ivory 
Park.   
 
The Gautrain is proposed to connect from OR Tambo International Airport 
south into Boksburg, with previous proposals including a station at the East 
Rand Mall.  This line has been a low priority. 
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Diagram 4 Road and Railway Network – Regional Context 
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Diagram 5: Regional Existing and Proposed Road, Railway, and Bus Route proposals 
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2.2.8 Regional Open Space System 
 
Refer to Diagram 6: Regional Open Space System 
 
The Boksburg Precinct is located within the wider Johannesburg / Pretoria/ 
East Rand conurbation – a very expansive urban area. The growth of this 
urban area has resulted in significant transformation of the natural 
environment of most of its extent, with the exception of residual parcels of 
land that are characterised by natural vegetation cover, many of which are 
centred on natural and other waterbodies. 
 
The Boksburg Precinct mirrors this pattern of environmental transformation, 
with a majority of its spatial extent being transformed, primarily to 
commercial as well as some industrial, residential and educational land-
uses. A formal open area is centred on the Boksburg Lake water body. 
Within the precinct, very few residual areas of natural vegetation still occur. 
The open space within the precinct – the park surrounding the Boksburg 
Lake – has been formally landscaped.  
 
The only areas of residual natural vegetation within the precinct boundaries 
are located in the far north-eastern extent of the precinct on part of an 
undeveloped piece of land bounded by St Dominic’s Street and Kruger 
Street. Although colonised by stands of exotic trees, grassland remains on 
this small land portion, and this is supported by the designation as part of 
this land parcel as an important CBA due to the presence of primary 
vegetation (see below).  
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Diagram 6: Regional Open Space System
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2.2.9 Growth and Development Proposals 
 
Refer to Diagram 7: Transformation of Cason Dump 
Refer to Diagram 8: The Green Reef mixed-use development proposal 
Refer to Diagram 9: Proposed East-University Campus on the southern part 
of the Green Reef site.  
Refer to Diagram 10: Regional Context – Future Growth Areas 
Refer to Diagram 11: Regional Context – Mining Belt Potential 
 
Whilst the longer term “picture” of the sub-region is influenced by factors 
outside of those considered in the current study, it is possible to get some 
sense of the likely “Future City” scenario that could unfold. Some of the key 
interventions informing this Future City include: 

 Future Development on mining land to the north; 

 The Green Reef mixed-use development (as initially proposed, or as 

a future University campus); 

 The Leeuwpoort Housing Development; 

 
 Reclaiming the Mining Belt 

 
In addition to the identified housing developments and the Green Reef 
project, future growth within the sub-region will also likely occur on certain 
mining residue areas that have some degree of developability. A recent 
(2014) study of mining land within the city has provided a sense of the 
possible extent to which these land portions can be developed, and has 
been analysed to assess the extent to which development on this land is 
likely to influence the CBD Precinct into the future. 
 
A quantification of possible future in old mining land parcels, based on the 
outcome of the Mining Land Study, suggested a total developable or partly 
developable area of approximately 288 ha within the 5km catchment area 
of the CBD, with a possible yield of some 9600 units. This is reflected in 
Table 3.  
 
Over the past two decades, there has been a gradual process to rework 
many of the mining residue areas (Dumps and slimes dams) to extract value 
from the residue using newer processes. This process also starts to bring 
this previously unusable land into the urban market. One of the more 

immediate opportunities emanating from this process is the reworking of the 
Cason Dump on the northern edge of the precinct. 
 

 
Diagram 7: Transformation of Cason Dump 

 
 Major Development Proposals 

 
A significant future development proposal within the sub-region relates to 
the “Green Reef” development, which has begun with initial projects in the 
area to the north-west of the precinct. This 194ha development proposal 
includes the following: 

 80ha of industrial land; 

 3.2 ha of business/office development; 

 11.63ha of mixed-use development; 

 A total of 48.84ha of residential at densities between 70du/ha and 

200 du/ha, including an activity spine, providing approximately 8500 

dwelling units; 



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  30 

 
 

Diagram 8: The Green Reef mixed-use development proposal 
 

 
Diagram 9: Proposed East-University Campus on the southern part of 

the Green Reef site. 

More recently, a proposal for a University Campus has been developed, and 
the Green Reef site has been identified as the preferred location for this 
initiative. This R5.6bn proposal for “EAST-University” will ultimately cater 
for over 12 000 students and will generate “housing” demand for both Staff 
(700 units) as well as students (2000 units). The proposed campus is 
located on Commissioner Street to the north-west of the CBD Precinct, and 
is also connected to the CBD by the rail network. 
 

 Human Settlement Interventions 
 
The CoE Human Settlements Project Plan (2016) estimates that Region A 
will require over 3 193.7ha of land to accommodate the perceived growth, 
and subsequent need/demand for residential development, in the region. 
The housing backlog in Region A was estimated at over 45 000 units 
(including 36 000 current informal units). To accommodate the future growth 
of Region A and to create the preferred urban form as per the regional and 
metropolitan land development vision, the Project Plan suggests following 
criteria apply for the identification of preferred urban growth areas within the 
region: 

 Support a compact city; 

 Avoid ‘leap frog’ development; 

 Availability of engineering services. 

 
In this context, aspirations towards compact cities – in particular the location 
of extensive human settlement projects – should be guided and informed by 
the following considerations. Projects should ideally be: 

 Situated close to existing residential areas, preferably within the 

urban fabric 

 Developed near major employment nodes / hubs / opportunities 

 Developed as mixed use and mixed typology schemes (i.e. not to be 

limited to subsidised housing) 

 
The proposed Leeuwpoort Housing Development (4 032.63ha) consists of 
2 Townships, namely: Reiger Park Extention19 and Parkdene Extension 7, 
the land parcels (Portion 51 and the Remaining Extent of the farm 
Leeuwpoort No. 113 IR) and the Remaining Extent of the farm Leeuwpoort 
No. 113 IR) are earmarked for the development of affordable housing. This 
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townships (Reiger Park Extension 19 and Parkdene Extension 7) forms part 
of the larger “Leeuwpoort North” development which will comprise 
approximately 4 621 residential units and erven on the former mining land. 
Leeuwpoort South – proposed Sunward Park Ext 23, 24, 25, 26, 27, 28 
(Remaining Extent of the Farm Leeuwpoort No. 113 IR) is earmarked for the 
development of a mixed income development. This township forms part of 
the larger Leeuwpoort” development which will comprise a total of 
approximately 13 532 residential units. 
 
The Leeuwpoort Housing Development is a key human settlement project 
currently being planned and developed by the City of Ekurhuleni (and the 
Provincial HS Dept.). Two key project areas that form part of this “Mega” 
project fall within the broader sub-regional catchment of the Boksburg CBD:  
 
Parkdene Extension 7 

 
Parkdene Extension 7 is planned on a 95ha site to the south-west of the 
Boksburg CBD. The development proposes a total of 3983 dwelling units in 
a combination of Residential 1 and Residential 4 typologies. The proposal 
includes provision for Business 2 use (4842m2) and also provides for a 
small portion of industrial use, although the location of this proposed activity 
on a main arterial directly opposite the CBD would need to be considered in 
terms of the visual and functional impact on the CBD.  
 
Reiger Park Ext 19 

 
The proposed Reiger Park Extension 19 project is on a smaller site, some 
35ha in extent, and proposes a total of 2 360 housing units within medium 
to higher density (Residential 4) developments. Reiger Park is situated 
within the urban edge, within the urban fabric, between existing residential 
development, and close to job opportunities. The development is in line with 
the CIF priority areas and align with the RSDF priorities. 
 
Further phases of the Leeuwpoort project are located further to the south 
and south-east of the CBD Precinct. 
 
 

 Summary: Future Growth Proposals and Possibilities 
 
The table below provides a summary of some of the key planned, proposed, 
and possible developments within the sub-region: 
 

Table 3: Potential Growth within the Sub-Region 
 

 Area 
Res 

Units 
Business Industrial 

Human Settlement Projects 

Parkdene Ext. 7 95.01 3983 0.48ha 2.94Ha 

Reiger Park Ext. 19 35.87 2360 - - 

Private Developments 

Green Reef (Initial) 194.02 8500 3.21ha 80ha 

Green Reef 
(University) 

tbc 2700* 
  

Possible Mining Land Development** 

Site 14b 28ha 1120  Yes 

Site 19 30ha 1200 Yes  

Site 20a 17ha 680   

Site 20b 3.3ha 132 Yes  

Site 20c 26ha 1040   

Site 20d 15ha 600   

Site 20e 7.7ha 308   

Site 21 10.7ha 428   

Site 22 103ha 4120   

Site 23 48ha - Yes Yes 

 * University residential demand based on Business Plan proposal – 700 
staff/2000 students 

 **Mining Land – calculations based on developable or conditionally developable 
areas 
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Based on this analysis, it is evident that the sub-region is likely to 
experience significant population growth in the medium term. If an average 
household size of 2.6 people is assumed, the additional population growth 
in the 5km CBD catchment would be over 70 000 people, which equates to 
a 53% increase over current figures. With this scenario, the future 
population would be closer to 204 000 (as opposed to the current 133 
401). 
 
2.2.10 Key Findings – Regional Context 

 

 Study area lies at the intersection of two key regional development 

“Corridors”, the first being the north-south corridor connecting 

Vosloorus and the Aerotropolis, and the second being the east-west 

corridor aligned along the railway line and old road network; 

 Mining has been a key determinant of land use patterns and 

dynamics in the sub-region in the past, and the re-use of old mining 

land is becoming an equally important city structuring element into 

the future; 

 Ecologically, the study area is located at the source of a major 

hydrological and ecological system, and decisions made in the 

precinct could have a significant impact on settlement and 

environmental quality and sustainability further downstream; 

 The population of the catchment area of the CBD Precinct is likely to 

increase at a high rate over the short to medium term, growing from 

the current estimate of 133 000, to over 200 000, if the Green Reef, 

Leeuwpoort, and developments on mining land are delivered to 

market; 

 Proposed road network can strengthen connectivity to the study area, 

with the PWV15 and K92, through the planned connections at 

Commissioner Street, having a particularly important role to play in 

the CBD 

 Balancing regional connectivity and local access is going to be a key 

challenge to future planning and development in the sub-region. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  33 

 
 

Diagram 10: Regional Context – Future Growth Areas 
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Diagram 11: Regional Context – Mining Belt Potential
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3 LOCAL CONTEXT STATUS QUO 
 
 
3.1 INTRODUCTION 
 
The Boksburg CBD Precinct defines an area of approximately 308.42Ha, 
and measures approximately 3.4km (Commissioner Street) by about 1.4 
km. The precinct is located in the heart of the East Rand Mining Belt, and 
much of the historic growth and development of the CBD was historically 
tied to this industry.  
 
3.1.1 Institutional Boundaries  
 
Refer to Diagram 12: Institutional and Precinct Boundaries 
 
The Boksburg CBD Precinct is located in Region A of the City of Ekurhuleni, 
one of 6 management regions within the Municipality. The Precinct falls 
within the Boksburg CCA, headquartered in the administrative complex 
within the precinct, and within local Ward 32. 
 
3.1.2 Boundary of the Study Area  
 
Refer to Diagram 13: Precinct Boundaries 
 
The boundary of the Boksburg CBD Precinct represents a functional 
planning area defined by a core (The CBD Core) areas directly supporting 
the core (The CBD Frame), and the remaining areas within the precinct. The 
precinct boundary will form the basis for formal, property-based planning 
policy and development proposals. In developing these proposals, however, 
consideration of, and integration with, surrounding areas and developments 
has been essential. There are also projects and programs identified that 
transcend the actual precinct boundary, although are tied specifically into 
the future development of the precinct.  
 
The outer boundary of the Boksburg CBD Precinct is defined as follows: 

 The northern boundary is formed by the edge of existing urban 

development in the Plantation Township and Tambo Memorial 

Hospital (on the eastern side) and the railway line from that point 

eastwards; 

 The western boundary formed by the outer reserve of the proposed 

Rondebult Road; 

 The southern boundary formed by the proposed K110 / Espri Lane 

 The eastern boundary defined to align with the proposed PWV15. 

 The precinct is approximately 308Ha in extent 

 
Whilst this boundary represents the outer extent of the CBD itself, a further 
functional delineation has been introduced to differentiate a CBD Core and 
a CBD Frame, or supporting area. The CBD Core, as a functional area, is 
generally considered to be the area covered by a 5-minute walk from the 
centre of the CBD.  
 
In the case of the Boksburg CBD, this spatial threshold is centred on the 
intersection of Commissioner Street and Trichardt Road, extending 
outwards for a distance of 500m. The resulting focus area represents the 
“heart” of the broader “town centre”, which should contain the bulk of the 
retail and related activity, as well as the key public or civic functions that 
draw people to the CBD. 
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Diagram 12: Institutional and Precinct Boundaries 
 



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  37 

 
 

Diagram 13: Precinct Boundaries 
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3.2 LAND USE AND ACTIVITY PATTERNS 
 
3.2.1 OVERVIEW  
 
The pattern of land use and activity that exists in the Boksburg CBD Precinct 
is one that has evolved over time from a combination of economic necessity, 
historic decisions and initiatives, and the Town Planning Scheme.   
 
 
3.2.2 ZONING  
 
The pattern and nature of development within the Boksburg CBD Precinct 
is determined to some extent from the development rights attached to 
individual properties through the Zoning scheme. Current development 
rights within the CBD are prescribed through the Ekurhuleni Town Planning 
Scheme (2014). Notwithstanding the amount of land zoned for Public Open 
Space purposes, the dominant land use zones in terms of the Town 
Planning Scheme are Business 1, and Social Services.  
 
The primary rights attached to Business 1 zoning in terms of the TPS are: 
Business purposes, shops, restaurants, motor dealers, places of 
entertainment, hotels, conference centres, service industries, dwelling units, 
residential units, institutions, clinics, police stations, etc. 
 

Table 4: Land Use Zoning 
 

ZONING 
AREA 
(HA) 

% ERVEN % 

Agriculture 3.9 3.27% 4 0.51% 

Business 1 17.44 14.64% 341 43.27% 

Business 2 1.21 1.02% 17 2.16% 

Business 3 2.28 1.91% 43 5.46% 

Community Facility 4.16 3.49% 54 6.85% 

Parking 2.36 1.98% 36 4.57% 

Public Garage 0.4 0.34% 12 1.52% 

Public Open Space 44.25 37.15% 43 5.46% 

Public Services 0.56 0.47% 1 0.13% 

Residential 1 0.46 0.39% 83 10.53% 

Residential 3 4.87 4.09% 6 0.76% 

Residential 4 3.61 3.03% 84 10.66% 

Roads 1.81 1.52% 8 1.02% 

Social Services 22.36 18.77% 52 6.60% 

Transportation 9.44 7.93% 4 0.51% 

 119.11  788  
 
 
3.2.3 LAND LEGAL AND MAJOR SERVITUDES 
 
The study area as a whole is subject to mining rights initially under the 
ownership of ERPM, although the impact of these rights in the current 
context has yet to be clarified. 
 
Whilst there are a number of servitudes related to mining and infrastructure 
in the areas immediately surrounding the study area, there do not appear to 
be any significant servitude constraints within the CBD Precinct itself. There 
are reserves related to the planned provincial and national road network to 
the east and south of the site. 
 
From a land-legal perspective, a preliminary overview of the current 
cadastral boundary set in the context of actual development reveals the 
following: 

 Development in existing road reserves, particularly in the western 

parts of the study area; 

 Development within the sanitary lanes that exist in some of the blocks 

within the precinct; 
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3.2.4 Land ownership 
 
Refer to Diagram 14: Land Ownership  
 
Land ownership patterns within the Boksburg CBD precinct have been 
analysed in terms of the following categories: 
 

 Company ownership – properties with likely “local” business 

ownership; i.e.: properties owned by small companies or legal entities 

established for an individual property, or small grouping of properties. 

This includes properties owned by Trusts; 

 Corporate – Properties owned by national or regional corporate 

entities or finance houses; 

 Institution – properties owned by institutional and related entities, 

such as schools, NGO’s etc.; 

 State - All national government and SOE land, incl. Transnet, Public 

Works, etc. 

 Provincial - Provincial government land 

 Municipal - Ekurhuleni and entities 

 
In analysing the pattern of private ownership within the precinct, the 
following issues emerge: 
 

 Private ownership is split between individual ownership, mainly in the 

outer parts of the CBD and win areas where conversions from 

residential to commercial have been permitted, and (local) company 

ownership, predominantly in the CBD Core and around the rail 

stations; 

 Corporate ownership (i.e.: national chains/retailers/ or investment 

houses) is very low within the CBD, possibly a result of the 

emergence of the East Rand Mall nodal developments, and political 

considerations that prompted many national retailers to withdraw 

from the CBD in the late 1980’s. 

 Large municipal landholdings, including the lake and surrounds, as 

well as areas around the Village Mall and station areas; 
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Diagram 14: Land Ownership
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3.2.5 Community facilities and Public amenities  
 
Refer to Diagram 15: Community Facilities 

Refer to 
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Diagram 16: Images of social facilities in the Study Area 
 
The study area includes the following social facilities: 
 

 Education – Ekurhuleni West TVET College, Boksburg High 
School, Voortrekker High, St Dominic’s School, Christian Brothers 
College, Leeuwpoort Primary School, Snt Michael’s School, School 
of Transformation  

 Sports – Prince George Park, Parkdene Swimming pool, Jukskei 
fields. The precinct is approximately 2km from the recently 
upgraded Boksburg City Stadium; 

 Health – Boksburg Municipal Clinic, Tambo Memorial Hospital, 
SANCA Clinic 

 Civic/Public – Ekurhuleni Customer Care Centre, Library, Metro 
Police, SAPS, Magistrates Court, Home Affairs Office; 

 Transport Facilities – Taxi Rank, Boksburg Station, Boksburg East 
Station, Bus Depot, parking areas 

 Places of worship– Many of the mainline churches exist, including 
St. Dominic’s Catholic Church, Boksburg Baptist, The Anglican 
church in the CBD, which have architectural value, with the more 
evangelical churches being established on the outskirts of the CBD.  
Masjids and temples do not exist in the CBD  

 
Many of the facilities evident within the Boksburg CBD Precinct, such as the 
Hospital, the Home Affairs, and Court facilities, are tertiary in nature, 
suggesting a larger catchment or support threshold, and should be 
considered central to the functioning of the area as a CBD 
 

 Social Services Development 
 
The precinct comprises of governmental facilities such as the Department 
of Home Affairs, Magistrate courts, post office, police station, fire 
department, library and taxi facility. These facilities are spread throughout 
the precinct and are thus accessible to the general public. 

 Education Facilities 
 
There are numerous educational facilities within the precinct, comprising 
mainly of secondary schools. There is also a primary school and a higher 

learning institution (Ekurhuleni West TVET). There are currently private 
sector proposals with the CoE for the development of a new University 
within the Boksburg area, with the current preferred location being in the 
southern part of the Green Reef development. This proposed institution, to 
be known as EAST-University, is expected to accommodate approximately 
12 000 students, should it be developed. 
 
 

 Regional Social Services Function 
 
The Tambo Memorial Hospital is located in the north of the precinct, thus 
easily accessed by the residents by railway and less so by road. This 
hospital was established in 1905 and served the region as the Boksburg 
Benoni Hospital for many decades. Large parts of the facility have fallen into 
disrepair over the years, with some buildings condemned from a health and 
safety perspective. The Provincial Health Department are currently planning 
to develop a new facility to replace the current hospital, although no clarity 
on the new location has been received yet. 

 
 Issues: 

 

 There is a limited provision of crèches and recreational facilities. 

According to statistics, the precinct accommodates mainly 

accommodate the youth (18—35 years), and thus it is essential to 

ensure the provision of such facilities in order to enhance integration 

in this area; 

 There are numerous educational facilities and churches within the 

precinct, in contrast to other social facilities. In addition, other social 

amenities such as the Boksburg police station, fire department and 

other government service entities are evenly distributed throughout 

the precinct, while the taxi rank facility is located on the central parts 

and is thus accessible to residents that use public transport attracting 

a broad socio-economic profile; 

 The planned redevelopment of the well-located Tambo Memorial 

Hospital in terms of the CBD and railway access, possibly on a site 

outside of the CBD Precinct, and an attractor to the CBD, may 



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  43 

negatively impact the existing declining economy of the CBD and 

surrounds. 

 In terms of social amenities, there are various educational facilities 

and churches, a police station, fire department, hospital, magistrate 

court, post office and a taxi rank. The immense provision of social 

facilities signifies potential to attract households that seek permanent 

residence. 
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Diagram 15: Community Facilities  
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Diagram 16: Images of social facilities in the Study Area 
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3.2.6 Land Use and Activity Pattern 
 
Refer to Diagram 17:  ETOPS Land Use Zoning 
Refer to Diagram 18: Building-Based Land Use  
 
An analysis of the prevailing land use pattern, and the evolution of this 
pattern, is essential in understanding the functional health and diversity of 
the CBD. This analysis has been conducted on the basis of a parcel-based 
assessment, reflecting the “rateable” use of the land, as well as on a building 
footprint, to get a better sense of the intensity and overlap of uses on specific 
erven. 
 

 Parcel-Based Land Use 
 
The land use pattern within the study area, based on the information 
provided through the property database of the CoE, reflects the following 
key characteristics: 

 A concentration of retail and business uses in the core of the CBD; 

 Business use located primarily along the two-axis leading east and 
west from the CBD Core; 

 Fairly large portions of land utilised for public or social facilities, 
many clustered around the main Administrative Building Complex; 

 Dispersed portions of education use, distributed across the study 
area, although mainly on the eastern side of Trichardts Road; 

 Open space areas, used for recreation and movement (pedestrian) 
purposes, mainly around the Lake (public), and in the eastern parts 
of the CBD around the Village Mall area (private). 
 

 Building-Based Land Use 
 
The land use pattern outlined above provides a basis for a more intensive 
analysis of specific land use dynamics at the level of the building. In this 
regard, an assessment was done of specific uses, across ground and upper 
floors within the Boksburg CBD Precinct Plan. The results of this 
assessment are reflected in the Table below 
 
 
 

Table 5: Land use breakdown (Building-Based) 
 

LAND USE 
Ground 

Floor (m2) 
Upper 

Floor(s)(m2) 

Civic 4 978 21 299 

Commercial (Service) 78 365 12 798 

Municipal 7 548 - 

Office 5 270 27 461 

Community 1 841 - 

Library Facility 3 459 - 

Fire Station 2 648 - 

EMPD 2 171 456 

Entertainment 2 058 1 025 

Education  59 013 21 108 

Hotel 2 241 2 024 

Health  38 181 36 443 

Sports Facility 5 140 134 

Parking 3 307 - 

Residential 206 396 61 907 

Retail 54 587 493 

Transport  9 012 - 

Petrol Filling Station 2 038 - 

Post Office 1 912 - 

Public 1 870 - 

Worship 9 913 766 

Utility 2 848 448 

Vacant/underutilised 984 984 

Undetermined 10 186 - 

TOTAL 515 963 187 346 
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 Findings 
 
Key findings from the Land Use and Activity assessment include the 
following: 

 The CBD is characterised by a well-defined retail core with a 

concentration of retail activity and higher intensity of development 

that should be retained and expanded; 

 Business and service-oriented activities concentrated in the CBD 

areas east and west of the Core; 

 Commissioner and Leeuwpoort Streets retains the characteristics of 

an urban activity street or spine, although character is shifting from 

retail to more service oriented commercial; 

 Shift to business along previously residential streets does present 

challenges in terms of street interface, parking, and general visual 

quality. 
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Diagram 17:  ETOPS Land Use Zoning 



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  49 

 
 

Diagram 18: Building-Based Land Use
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3.2.7 Built Environment Characteristics and Key Installations 
 
From a built environment perspective, the overall pattern of urban 
development within the Boksburg CBD Precinct is characterised by 
relatively low to medium intensity development peaking in the core and 
becoming less intensive as one moves away from the central area. Most of 
the development within the CBD Frame is of a lower intensity, generally 
single residential units and ancillary outbuildings, with some of these 
structures converted to business use, including automotive as development 
zoning permits. 
 
 

 Overall Pattern 
 
Built form analysed in the study area is indicative of other towns in 
Ekurhuleni, such as Brakpan, Benoni, Springs and Nigel displaying a 
relatively limited range of building responses: 

 High-coverage, higher height buildings concentrated within the CBD 

Core; 

 Lower intensity structures, typically free-standing houses, towards 

the outer parts of the CBD Core. 

 
The overall structure of the study area is predicated on an urban grid, with 
blocks typically measuring 62 m wide and 100 meters long, although can be 
up to 320 m in length in some places. 
 

 Typological Assessment 
 
The built form within the precinct is dominated largely by the following 
building typologies: 

 Mixed use tower; 

 Mixed use walk-up’ 

 Single use business (Purpose-built) 

 Single use business (Converted house) 

 Apartments/Flats 

 Single Residential 

 Public/Civic Buildings 

Each of these typologies displays different characteristics in terms of 
activity, bulk, density, as well as adaptability or the ability of the building to 
adapt to different uses. Examples of use “changes” within specific typologies 
that are evident in the study area: 

 Residential to commercial; (CBD Frame) 

 Office to Residential; (Centrepoint – 177 units) 

 Retail to education; (Village Mall) 

 Retail to worship (Numerous examples within the CBD Frame area) 

 
Whilst these land use changes have assisted in retaining commercial 
activity within the CBD Precinct, and particularly in the areas around 
Commissioner Street, there are interface and access issues that impede 
pedestrian movement and the general quality of the public environment. 
 

 Findings 

  

 The CBD core has a strong concentration of retail activity, which 

should be protected and retailed; 

 Commissioner Street retains the characteristics of an urban activity 

street or spine, although character is shifting from retail to more 

service oriented commercial; 

 Mix of typologies within the precinct, with some of the older mixed-

use buildings more resilient to changes in function than purpose built 

retail and residential buildings; 

 Shift to commercial along previously residential streets does present 

challenges in terms of street interface, parking, and general visual 

quality. 

 
 
 
3.2.8 Cultural and Heritage Features  
 
Refer to Diagram 19: Timeline of key events in History 
 
Refer to Diagram 21: 6 of 35 identified as having Historic, Aesthetic and/or 
social value 



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  51 

 
The Boksburg CBD has a long and rich urban history, with some of the key 
events and developments that have shaped the area summarized in 
Diagram 19: Timeline of key events in History. Much of the urban fabric 
within parts of the study area (such as Plantation) are likely to be older than 
60 years and would thus have some degree of heritage protection or 
consideration. Not all old structures have real heritage value, however, and 
proper assessments and studies would need to be undertaken as 
prescribed in the heritage legislation. 
 
Some of the key heritage resources within the study area include: 

 The Old Post Office 

 Old Transvaal Hotel; 

 Boksburg Cenotaph 

 Old Magistrates Office (Plantation) 

 Anglican Church 

 
The mining study undertaken in 2014 noted a number of historical 
structures, related to early mining activities, on the land to the north and 
west of the CBD Precinct, that have been removed. 
 
There appears to be very little cultural or heritage resources or infrastructure 
that relates to more recent historical and political events celebrated in the 
CBD, in either the naming of streets and public spaces, or in the 
preservation of physical structures and artefacts. 
 
A Research Report prepared by Theresa Ruth Uren, 2008, with the focus 
on Commissioner Street identifies a series of building over 60 years 
between Boksburg Station and Trichardts Road which should be 
considered as having heritage status the list is below:  
 Building/structure  Built  Owner  General 

Conditions 
Original Use / 
Changed 

      

1  City Hall  1924  Local  Good  OU some only  

   authority    

2  Cenotaph  Relocate  Local  Good  OU but  

  1965  Authority   relocated  

3  Zeeman’s  1902  Pvt  Fair  
Retail & business but 
Low order 

4  Bank FNB   FNB  Good  OU  

5  Central hotel  1905  Pvt  Good  OU but Low order 

6  Bank Standard   Standard 
Bank  

Good  OU  

   Bank    

7  Corder’s building  1910  Pvt  Good  Retail & admin  

 (deVries)      

8  Galloways   Pvt  Fair  Retail & admin  

9  Bezuidenhouts’  1909  Pvt  Good  Retail & admin  

 building      

10  BK building  1909  Pvt  Good  Retail & admin  

11  Leggatt’s  1908  Pvt  Poor  Retail & admin  

12  Cuthbert’s   Pvt  Fair  Retail & admin  

13  Fishing shop   Pvt  Fair  Retail  

14  Maroon structure   Pvt  Good  Retail & resid.  

15  Flats/balcony   Pvt  Good  Retail & resid  

16  Chester   Pvt  Fair  Retail & resid  

17  Group 240-242  1905  Pvt  Poor  Retail  

18  Orange flats  1906  Pvt  Fair  Low order retail & 
residential  

19  Premier glass  Pvt  Good  Retail also light 
Industry 

20  Old Assembly  1890  Pvt  Poor  Opera house  

 Hall     now tyre shop  

     & store  

21  Masonic Hall  1895  Garage  Good  Meeting and  

     function hall,  

     now garage  

22  Methodist  1906  Methodist  Good  OU  

 church   church    

23  Boksburg   Dept of  Fair  Prison now  
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 Prison   Public wks   home for  the 
destitute 

24  Boksburg Lake , 
bridges, island and 
promenade  

1896  Local 
Parks and 
recreation  

Poor……  Recreational area 
now open sewer  

25  Trafalgar café   Pvt  Fair  OU & service  

 and annex      

26  Anglican church  1911  Anglican  Fair  Distillery &  

 Annex   church   Bottling, now  

     offices  

27  Christian Science   Church  Good  Church now  

     abandoned  

28  B. Owen Jones  1904  Pvt  Fair  Retail &  

 Chemist     residential  

29  Hotel off-sales  1905  Pvt  Fair  OU  

30  Pope’s building  1904  Pvt  Fair  Retail &  

     residential  

31  Bowling club,   Boksburg  Good  OU  

 green and   Bowling    

 gazebos   club    

32  Police station  1920  SAPS  Good  OU  

33  Police cottages   SAPS  Poor  Empty  

34  Railway cottages   SARS  Fair  OU  

35  Old Mine   Pvt  Good  Residential  

 Doctor’sHouse     now school for  

     poor children.  

 
 
3.2.9 Key Findings – Land use & Activity Patterns 
 
The following key findings emerge from the assessment of land use and 
activity patterns within the Boksburg CBD Precinct: 

 Well defined retail core with a concentration of retail activity and 

higher intensity of development that should be retained and 

expanded; 

 Commercial and service-oriented activities concentrated in the CBD 

areas east and west of the Core; 

 Numerous buildings of heritage significance within the precinct, with 

clusters of important structures on the western side of the CBD Core, 

and in the area around Boksburg Station; 

 Commissioner Street retains the characteristics of an urban activity 

street or spine, although character is shifting from retail to more 

service oriented commercial; 

 Mix of typologies within the precinct, with some of the older mixed-

use buildings more resilient to changes in function than purpose built 

retail and residential buildings; 

 Development within road reserves and access servitudes can impede 

future development; 

 Shift to commercial along previously residential streets does present 

challenges in terms of street interface, parking, and general visual 

quality. 

 There are no evident cultural or heritage resources or infrastructure 

that relates to more recent historical and political events, such as the 

anti-apartheid struggle, in either the naming of streets and public 

spaces, or in the preservation of physical structures and artefacts. 
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Diagram 19: Timeline of key events in History 
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Diagram 20: Potential and existing heritage features (numbers relate to the following Page) 
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Diagram 21: 6 of 35 identified as having Historic, Aesthetic and/or social value 
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Source: Uren, T (2008) Conservation of Heritage buildings in Boksburg 
3.3  ROADS AND MOVEMENT SYSTEMS WITHIN THE STUDY AREA 

 
Refer to Diagram 22: Existing and Proposed Road and Railway Network 
Refer to Diagram 23: Proposed Bus Routes 
 
For the full Roads and Movement System Assessment please refer to 

Annexure 1: Roads and Movement Systems Assessment Context and 
Status Quo 
 
3.3.1 Overview  
 
Connectivity and accessibility are key locational factors that CBD’s depend 
on, and Boksburg is no different in this regard. The Boksburg CBD is served 
by two national routes and two regional routes, the N12, N17, R21 and R29. 
The N12 is the east-west national route connecting Boksburg with Daveyton 
in the east, and with Johannesburg in the west.  
 
The N17 is another east-west national route connecting Boksburg with 
Springs in the east and with the southern parts of Johannesburg in the west. 
The R21 is a north-south freeway, with its terminal in Vosloorus in the south, 
connecting with OR Tambo International Airport, Kempton Park, and 
Pretoria in the north. The R29 is an east-west regional route connecting 
Boksburg with Benoni in the east and with Germiston in the west.  
 
3.3.2 Existing Road Network 
 
The National Roads (SANRAL) providing access to the precinct include the 
N17 and N12. The N17 is located to the south of the precinct and an east-
west national route connects Boksburg with Springs in the east, and the 
southern parts of Johannesburg in the west. The N12 is situated to the north 
of the study area and an east-west national route connects Boksburg with 
the northern parts of Springs in the east, and with Johannesburg in the west. 
 
The Provincial Roads in and around the precinct include: 

 R21 (Rondebult Rd); 

 R29; 

 Trichardts Road; 

 Commissioner Street; and 

 Jubilee Rd 

Table 6 below provides an overview of the road classifications within the 
precinct and the Road Classification Map is shown in  
 

Table 6: Road Classification 
 

Function 
RCAM 

Classification 

Roads relevant to the Boksburg 

precinct 

Mobility Class 1  N12 

 N17 

 PWV 15 

Class 2   R21 (Rondebult Rd) 

 Trichardts Rd 

 Jubilee Rd 

 R29 (Main Reef Rd) 

Class 3  Commissioner Street (inside the 

precinct) 

 Pretoria Rd 

 Leeuwpoort Rd 

Accessibility Class 4  Market Street 

 Glen St 

 Adderley St 

 Elloff St 

 Bloem St 

 Burg St 

 Kaap St 

 Short Rd 

 East Rd 

 Heidelburg St  
Class 5 Local streets in the precinct 
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3.3.3 Proposed Road Network 
 
Projects and plans which are likely to impact the precinct include: 
 
Existing projects: 

 Espri Road Upgrade (widening of the road) 

 
Plans: 

 PWV 15 (Gauteng Province): the alignment is to the east of the CBD 

as a north-south route with planned access at Commissioner Street. 

At this stage, it is not yet clear if the alignment of the road will have 

an impact on the local road network due to the spacing of 

intersections. Overall, the road will improve accessibility to the CBD 

in the future, provided the PWV 15 is designed appropriately, with 

due regard for the local circumstances and road networks.  

 K92 (Gauteng Province), will be situated to the west of the CBD as a 

north-south route with planned access at Commissioner Street. At 

this stage, it is not yet clear if the alignment of the road will have an 

impact on the local road network due to the spacing of the 

intersections. Overall, the road will improve accessibility to the CBD 

in the future.  

 K116 and K110 (Gauteng Province), will be situated to the south of 

the CBD as an east-west route. The proposed alignment of the routes 

shows that the road will impact on the local road network due, 

especially to the spacing of the intersections. Overall, the road will 

improve movement of vehicles within the CBD.  

 K106 (Gauteng Province), will be situated to the north of the CBD as 

an east-west route. The proposed alignment of the routes shows that 

the road will not impact on the local road network.  

 
 
 
 
 

3.3.4 Existing Railway Network (Freight and Passenger)  
 
There are several railway lines serving this corridor i.e. passenger trains 
serve this corridor from Randfontein to Springs and Johannesburg to 
Daveyton.  
 
The closest passenger railway stations are: 

 Boksburg (Train Passenger Volumes: 6000); 

 East Rand (Train Passenger Volumes: 7700); and 

 Boksburg East (Train Passenger Volumes: 7000). 

 
The above volumes are as per the final report compiled by the Gauteng Rail 
Passenger Census 2007. When compared with the Boksburg station, Oos 
Rand has the highest train passenger volumes. As part of ensuring that the 
public transport network forms the backbone of the system, the Ekurhuleni 
IDP dated 2013 encouraged growth of development nodes around 
Boksburg station.  
 
Visual observations show that the majority of people prefer to use Boksburg 
East station because it is very close to the CBD, and that most of the 
pedestrian traffic from the train is towards the Anderbolt industrial area. 
Where a lot of activities take place, and the routes leading to the stations 
are assumed to be much safer. The common problem identified in both 
Boksburg and Boksburg East stations is that there is space at Boksburg 
East to accommodate taxis. Further investigation was also carried out to 
determine if PRASA has future plans within or near the CBD, and it was 
found that PRASA does not have any plans for the area. 
 
3.3.5 Proposed Railway Network 
 
Whilst there are no immediate plans to expand the commuter rail network, 
there are proposals to extent the current Gautrain service into the study 
area.  
 
The Rhodesfield – Boksburg route will be implemented as part of the 
Gauteng Rapid Rail Integrated Network (GRRIN) Extensions. The 
Rhodesfield to Boksburg service will run on the following section: 
Rhodesfield – East Rand Mall – Boksburg. This route follows an alignment 
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from Rhodesfield Station in the Ekurhuleni area up to the Boksburg Station 
on the East Rand. The length of this route is approximately 12 kilometers. 
There are three stations in total on this route, of which two are new stations. 
 
The exact location for the possible new Gautrain station in Boksburg is 
unidentified at this stage. When considering the different Gautrain station 
locations, the built, natural, social and economic environments should 
integrate with each other.  
 
 
3.3.6 Air Transport 
 
There are no air transport facilities in the Precinct, although a local facility, 
Brakpan airfield, is located approximately 5km to the south-east of the CBD. 
This facility, which has been operating since 1953, is oriented mainly 
towards flight training and local activities, and is unlikely to have any 
significant impact on growth and development patterns in the precinct. This 
facility is owned by the CoE and is leased to the Brakpan Flying Club. The 
airfield is home to 70 aircraft at present and the only restriction on expanding 
this is the lack of security of tenure for the many applicants for hangar space. 
Currently 35 applications are on hold awaiting approval by CoE.  
 
 
3.3.7 Public Transport (Bus and Taxi Network) 
 
The CBD also houses key transportation elements such as railway stations 
and taxi ranks that are important to national movements of goods and 
people. The precinct does not have long-distance taxi associations 
operating within the precinct. The nearest location to catch a long-distance 
taxi or bus is Germiston. 
 
According to the Ekurhuleni IDP dated 2013, the public transport modal split 
within Ekurhuleni is 73.7% for taxis, 19.3% for rail transport, and 7% bus 
transport. Furthermore, it was also mentioned that private vehicle utilisation 
is very high – more than 50% of the total trips in Ekurhuleni. The public 
transport modal split is shown below. 
 
3.3.8 Bus Transport 
 

Buses are the least predominant public transport mode in CoE. The 
Boksburg CBD is currently serviced by CoE buses and a few other private 
buses. Boksburg has a well-serviced municipal Scholar bus service. Year-
to-year the bus industry is continuously losing market share to the taxi 
industry, as it does not serve the Ekurhuleni community (EMM IDP, 2013).  
 
Diagram 23: Proposed Bus Routes shows the existing bus routes with the 
CBD. From CoE Roads Masterplan prepared by RHDHV, 2013, the bus 
routes are servicing Trichardts road within the CBD and Main Reef road in 
the north of the CBD. Typical CoE bus travelling along Commissioner Street 
within the CBD is shown below. A CoE bus depot is present in the CBD and 
is located at the corner of Trichardts and Voortrekker Roads. 
 
 
IRPTN proposals 

 
Currently there are no BRT services within the region. However, the RSDF 
indicates that the future BRT trunk route within the study area will be 
implemented during Phase 1 (Tembisa - OR Tambo – Boksburg -  
Vosloorus). This has been broken down into three sub-phases, viz. Phase 
1A, Phase 1B and Phase 1C. The initial plans were to have the 18-km trunk 
route along Phase 1A operational in 2016, however this plan has been 
delayed. An express (limited stop) complementary route that run from the 
airport through Boksburg to Vosloorus, was also planned but is likely to 
happen later than anticipated. Within the CBD, the BRT routes will run along 
Trichardt road, Leeuwpoort Street and Rondebult Road. Three BRT stops 
are also planned to be implemented within the CBD. Diagram 23: Proposed 
Bus Routes shows the future BRT trunk route within the study area. 
 
 
Taxi ranks and routes 

 
The majority of people in Ekurhuleni utilise taxis. Taxi routes within the study 
area include the R21 (Rondebult Road), Trichardts Road and Commissioner 
Street. A Formal taxi ranking facility is located at the corner of Trichardts 
road and Leeupoort Street. The investigation shows that only one taxi 
association is operating at this taxi rank. The taxi rank is easily accessible 
from all angles within the CBD. The only disadvantage regarding this taxi 
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rank is that the long-distance taxis are not catered for, and therefore people 
travel to Germiston to access the long-distance taxis. 
 
3.3.9 Pedestrian Movement Network and NMT 
 
Outside of pedestrian movement on local road reserves, there is significant 
pedestrian movement around the Boksburg Lake, with east-west movement 
flows dominating this pattern, likely movement between the railway station 
and the CBD core area. 
The railway line to some degree is a barrier to movement between the 
northern and southern parts of the precinct. Railway pedestrian bridges at 
the stations provide important pedestrian connections across the railway 
line, with an underpass at Hospital Road and bridge at Trichardts Road and 
Kruger Street, which pedestrians also utilise. 
 
Key generators of pedestrian movement within the precinct include: 
 

 The taxi facility and train stations, key “gateways” to the precinct used 

by workers and visitors on a daily basis; 

 Civic functions (CCA, Home Affairs, Court); 

 Educational Facilities (Schools and the TVET College) 

 The Tambo Memorial Hospital; 

 Employment opportunities industrial areas and CBD; 

 The Retail offering of the core; 

 
3.3.10 Parking 
 
Parking provision within the CBD is provided through the following: 

 On-street parking on key roads through the CBD; 

 Municipal parking areas intended to serve the core and main retail 

areas; 

 Municipal parking areas to serve administrative and community 

functions, mainly around the Admin precinct. 

However, some of the Council-owned parking lots along Leeuwpoort Street 
are in a state of neglect and are derelict and under-utilised. These could be 
better used for other land uses and economic activities. 
 

 
3.3.11 Transit Oriented Development 
 
The MSDF and RSDF Policy frameworks place significant emphasis on the 
role of Transit Oriented Development (TOD) as a mechanism for increasing 
densities and improving the mix and intensity of uses within well connected 
and accessible areas. TOD forms an important component of the Ekurhuleni 
MSDF as it provides the basis for the development of the system of nodes. 
The MSDF identified a number of rail stations and road-based public 
transport routes that also form the basis for residential densification. 
 
 
3.3.12 Key Findings - Roads and Movement Systems 
 
Key findings regarding transport and roads include: 
 

 The area has good access to the highway and regional road network; 

However new roads are proposed by the Gauteng Department of 

Roads and Transport which will considerable improve accessibility in 

the region and within the precinct; 

 The road grid configuration within the precinct is good and provides 

for easy pedestrian movement; 

 The undeveloped land near Boksburg Station with an opportunity of 

an intermodal transport hub and development; 

 There are sidewalks for pedestrians within the inner core CBD 

however these require to be widened and made more pedestrian 

friendly as well as a public environment upgrade.; 

 It is highly accessible due to the convergence of road and railways; 

however, it does not have a well-coordinated or integrated internal 

public transport system;  

 Council-owned parking lots along Leeuwpoort Street are in a state of 

neglect and are derelict and under-utilised; 

 Many of the streets in the CBD core accommodate for generous 

sidewalks, and in cases are poorly maintained; 

 Future BRT trunk routes within the study area will be implemented 

during Phase 1 (Tembisa-OR Tambo-Boksburg-Vosloorus) 
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Diagram 22: Existing and Proposed Road and Railway Network 
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Diagram 23: Proposed Bus Routes 
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3.4 OPEN SPACE AND NATURAL ENVIRONMENT 
 
Refer to Diagram 26: Local Context – Open Space Systems and Natural 
Environment Features 
 
For the full Open Space and Natural Environment Assessment please refer 
to Annexure 2: Environmental Assessment Context and Status Quo 

 
 
3.4.1 Overview 
 
The Boksburg Precinct is located within the wider Johannesburg/ Pretoria/ 
East Rand conurbation, and the growth of this urban area over time has 
resulted in significant transformation of the natural environment. Most of this 
region, with the exception of residual parcels of land that are characterised 
by natural vegetation cover, many of which are centred on natural and other 
waterbodies, has been transformed to some extent. 
 
The Boksburg Precinct mirrors this pattern of environmental transformation, 
with a majority of its spatial extent being transformed, primarily to 
commercial as well as some industrial, residential and educational land-
uses. A formal open area is centred on the Boksburg Lake water body.   
 
Within the precinct, very few residual areas of natural vegetation still occur. 
The open space within the precinct – the park surrounding the Boksburg 
Lake – has been formally landscaped. The Boksburg Lake is a dam/ 
impoundment located along a drainage line and is formally landscaped and 
consists of lawns, as well as old and established trees, most of which are 
exotic species. The only areas of residual natural vegetation within the 
precinct boundaries are located in the far north-eastern extent of the 
precinct on part of an undeveloped piece of land bounded by St Dominic’s 
Street and Kruger Street. Although colonised by stands of exotic trees, 
grassland remains on this small land portion, and this is supported by the 
designation as part of this land parcel as an important CBA due to the 
presence of primary vegetation. 
 
 
3.4.2 Open Space System 
 

Open space resources are comprised of natural areas that are vegetated 
and that provide ecological functions, as well as water or geological feature, 
as well as built-up spaces that provide a civic function, such as squares, 
market places and parks. Some of the public spaces, such as the Civic 
Centre and War Memorial (on the corner of Commissioner and Bank 
Streets) have been neglected and are in a state of disrepair Other public 
open spaces, such as the Civic Centre and War Memorial (on the corner of 
Commissioner and Bank Streets) have been neglected and are in a state of 
disrepair and require attention and investment. 
 
In the Boksburg CBD Precinct, the most significant open space feature is 
the Boksburg Lake and the surrounding parkland. This local open space 
node is identified as these representative areas of locally important fauna 
and/or flora in the case of Node F this is the Brentwood Grassland and 
wetland system. Although these areas may not necessarily contribute to 
biodiversity targets nationally these are necessary for promoting biodiversity 
within CoE.  
 
Local open spaces are important in the urban context as these provide a 
unique identity to the area. Local Open Spaces also provide socio-economic 
functions as it can increase the value of properties. In particular the 
Boksburg Lake Park, to the north of the lake has the potential to become a 
vibrant recreational regional space as the CoE SRAC Department has 
invested substantial budget (R15m) by erecting an appropriate fence, 
developing picnic areas, building a 500-seater multi-purpose amphitheatre, 
shelters and developing picnic areas, shelters and walkways, and generally 
upgraded the entrance and access roads/points.  
 
According to the CoE, the final phase entails the completion of recreational 
nodes within the park, and includes a climbing wall, play park, gym trim, 
kick-about soccer and basketball fields as well as a dedicated braai area 
and the final greening of the enlarged 9-hectare zone. The project will be 
completed in May 2019. The entire project is aimed at urban renewal in the 
Boksburg CBD (CoE, 2019). 
 
Furthermore, it is intended to introduce reed beds to filter and clean the 
lake’s water as part of a large-scale water purification exercise to restore its 
aquatic health. The installation of solar lights throughout the lake will ensure 
improved visibility at a low-cost. Water-friendly and indigenous Highveld 
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planting such as Acacia and Wild Olive trees has been planted throughout 
the Lake (CoE, 2019). 
A park-activation programme will ensure that the area is well-utilised, safe 
and enjoyed by many. As part of this, a Public Private Partnership (PPP) 
could be entered into for a restaurant/deli in the disused old boat house on 
the western shore to encourage people to visit the area and ignite economic 
and social activity around the Boksburg Lake. 
 
On the southern shore, the CoE SRAC Department has also invested 
substantially in the landscaping, fencing and creation of a children’s play 
area and outdoor gym. These investments could be further enhanced by 
appropriate land uses and activities along Market Street. 
 
The areas immediately adjacent to the lake are vegetated by grass and 
trees. Increased urbanization in the past 15 years in areas upstream of the 
Lake, coupled with management and infrastructure challenges, have led to 
a significant increase in both silt loads and pollutants in the waterbody. 
According to the Gauteng Conservation Plan (C Plan), the Boksburg Lake 
is considered an Ecological Support Area (ESA). The C-Plan data also 
indicates a Class 4 Ridge located to the North of the lake. 
The CoE has recently commissioned a rehabilitation plan for the Lake in 
order to address many of the issues associated with this waterbody. The 
initial proposals from this study suggest the following 
interventions/recommendations: 
 
Development of a Low Crest Weir with an associated Wastewater 
Treatment Package Plant, supplemented with Aeration; The purpose of the 
low crest weir is to contain the sewage laden inflows from the main storm 
water pipes into a holding area separate from the main body of the lake 
without creating impoundment that would cause water during a storm event 
to back up and exacerbate the flooding that is experienced under the railway 
bridge on Trichardts Street. 
 
Dredging was not viewed as the preferred solution for the following reasons: 

 Required working area; 

 Legislative permit requirements; 

 Disposal of sediments; and 

 The intervention does not address the cause. 

 
The Study also rejected the option of Lake Drawdown and Drainage (such 
as that undertaken recently at Bruma Lake) for various reasons: 

 Boksburg Lake has been in existence since the 1890’s and has been 

iconic landmark in the history of Boksburg and is therefore considered 

important from a historical and heritage resource point of view. 

 From the informal discussion with the DWS and Klip River Catchment 

forum they would not support the option of channelizing the lake from 

experience with other channelized rivers. 

 One of the functions of the Boksburg Lake is that it forms a storm 

water attenuation function during storm events and by draining it this 

function will be lost causing flooding downstream. 

 Downstream of the Boksburg Lake is the Cinderella Lake. If Boksburg 

Lake was to be drained all the inflows that currently enter Boksburg 

Lake would go directly into Cinderella Dam and in effect the problems 

being experienced in Boksburg Lake would just be transferred 

downstream. 

 
A key concern related to the preferred alternative is the impact on the public 
environment and on-shore facilities and activities in the area of the holding 
area and package plant. This is a critical edge of the lake given its proximity 
to the Library and municipal building. 
 
 
3.4.3 Geotechnical Constraints / Development constraints 
 
The Boksburg CBD precinct falls outside of the known dolomite areas that 
impact on portions of Ekurhuleni, and there are subsequently no specific 
dolomitic related constraints within the study area.  
 
The major sub-surface constraints within the broader sub-region are those 
related to the mining industry itself, with many areas north of the CBD 
subject to undermining to varying degrees of undermining. 
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3.4.4 Open Space and Recreation Space within the Precinct 
 
Boksburg Lake is the major open space asset within the precinct, is 
currently undergoing renovation, with a three-stage project having started in 
2016 and scheduled for completion in 2019. The first two phases of 
restoration comprised of major earthworks to close a pedestrian walkway 
that has developed, and to enlarge the park’s utility surface. It also included 
the upgrading of the security infrastructure with perimeter fencing and 
controlled access points. The development of a network of brick-paved 
walkways to control pedestrian traffic as well as building of a 500-seater 
multipurpose amphitheater has been completed. 
 
The final phase entails the completion of recreational nodes within the park, 
and includes a climbing wall, play park, gym trim, kick-about soccer and 
basketball fields as well as a dedicated braai area and the final greening of 
the enlarged 9-hectare zone. 
 
Prince George Park occupies a large CoE owned landholding immediately 
south of the CBD Core. This facility is currently underutilised, with most 
regional sporting functions taking place in the newly upgraded Boksburg 
City Stadium located some 2km to the south-east from the CBD area. The 
future role of this facility would need to be considered in the context of 
growing demand for housing and related urban amenity in the region. 
 
The area of the CBD around the Village Mall, east of Trichardts Road, 
contains a number of large, designated park areas, but these are 
underutilised, and have no significant recreational feature or infrastructure. 
 
Apart from the Cenotaph area, there is limited provision of hard urban space 
within the precinct. Hard landscaped areas between the civic centre and the 
Lake have fallen into disrepair and are unusable, as is the elaborate water 
feature that once linked with the Lake. 
 
3.4.5 Landscape, Street Trees and the Public Environment 
 
As a mature town, the precinct is characterised by established street trees. 
This is particularly the case in the residential streets which are well treed 
with grassed verges which are well maintained. The area of Plantation, north 
of the railway line, has a unique quality, with a plantation feel, as each of the 

streets have been named after different tree types with trees planted 
accordingly.  Streets names / trees include Palm Avenue, Wattle Avenue, 
Maple Avenue, Willow Road etc.  
 
Street trees tend to be more pronounced in the areas outside of the main 
retail and business core, which reduces the overall quality of the public 
environment in those areas. Future Public Environment Improvement 
projects could deal with this issue 
 

 
 

Diagram 24: Palm Avenue 
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Diagram 25: Maple Avenue 
 
 
3.4.6 Key Findings – Open Space and Natural Environment 
 
The following key findings relating to the Open Space and Natural 
Environment Assessment are pertinent for the Boksburg CBD precinct: 
 

 The historical development of the urban area has resulted in 

significant transformation of the natural environment within most of 

the extent of the Precinct, with the exception of a modified waterbody 

– Boksburg Lake and a small area of residual habitat in the north-

eastern part of the site. Transformation is due to urban sprawl, 

historical mining activities and the building of road and rail 

infrastructure; 

 The transformation of the natural environment in the Boksburg CBD 

Precinct and the large-scale transformation of the wider area has 

resulted in the disappearance of most of the natural faunal 

assemblage of the wider area. The Boksburg Lake retains a modified 

avifaunal assemblage, but the presence of two heronries is more 

ecologically significant in a wider context;  

 The Boksburg Lake is significantly polluted, primarily by sewage that 

appears to be emanating from a malfunctioning sewage system;  

 The Lake and the associated watercourse in the far north-eastern 

part of the Precinct have been designated as Ecological Support 

Areas. A small area in the far north-eastern part of the Precinct Site 

has also been designated as a part of a wider CBA. These ESAs and 

CBAs are thus ecologically significant as ecological linkages, 

however the levels of pollution of the lake and the watercourses lower 

the functionality of the Lake as a linkage;  

 It is important that the Precinct Development Framework identify 

measures to remediate the current pollution affecting the Lake and 

associated watercourses in order to improve its ecological 

functionality and attractiveness for use as a public open space; 

 Investment in public open spaces, particularly the northern and 

southern shores of the Boksburg Lake, can be capitalised on through 

a park-activation programme as well as supported by appropriate 

land uses and activities in the immediate surrounds. 

 Other public open spaces, such as the Civic Centre and War 

Memorial (Cenotaph) (on the corner of Commissioner and Bank 

Streets) have been neglected and are in a state of disrepair and 

require attention and investment; 

 Prince George Park occupies a large CoE owned landholding 

immediately south of the CBD Core, is an underutilised facility, and 

could represent a future redevelopment opportunity. 

 
 
 
 
.
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Diagram 26: Local Context – Open Space Systems and Natural Environment Features 
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3.5 SOCIO-ECONOMIC PROFILE WITHIN THE STUDY AREA 
 
This section provides a comprehensive overview of the socio-economic, 
economic and residential property markets in relation to the Boksburg 
precinct and its immediate surroundings. The analysis is also based on the 
policies, plans and projects outlined in respect of the City of Ekurhuleni 
Metropolitan Municipality.   
 
 
3.5.1 Overview 
 
The socio-economic profile of the precinct indicated a population of 5 691, 
in which 41% are employed and the majority fall under the middle-income 
category. The tertiary and secondary sectors are the main employer and 
contribute significantly to the local economy. The socio-economic status of 
the precinct displays the area’s capacity in relation to attracting employees.  
 
There are numerous retail and businesses within the Boksburg Precinct. 
The East Rand Mall is located 8.5km outside of the boundary (via the R21) 
in the north. This provides ample economic opportunities for residents of 
the precinct and its surroundings. 
 
Regarding the property market, the precinct is dominated by houses, with, 
however, a fair proportion apartments/flats and townhouses. In terms of 
property ownership, renting is more common when compared to total 
ownership. The precinct consists mainly of sectional schemes in contrast to 
freeholds. This is attributed to the average property sales prices of sectional 
schemes, which have remained lower than that of the freeholds for the past 
decade.  
 
This section elaborates further on the policy mandate in relation to the 
Boksburg precinct, the socio-economic profile as well as deliberating on the 
local economy and property markets analysis.  
 
 
 
 
3.5.2 Demographic Profile 
 

The socio-economic characteristics of the precinct consist of population 
demographics which include: 

 Total population, number of households and household size; 

 Education levels; 

 Employment Status; 

 Annual household income distribution; 

 Economic sectors. 

 
The data analysed in respect of the aforementioned aspect is derived from 
StatsSA 2011 and Quantec 2019. The data was collected using the “small 
areas”, sub-places and main places, where necessary, to provide an 
expanded understanding of the Boksburg precinct and in the context of the 
City of Ekurhuleni.  
 
The following dynamics emerge from this analysis: 

 In terms of the small areas covering the Boksburg precinct, there is a 

total population of roughly 5 691 (51% male and 49% female), which 

is higher than the population of the precinct’s immediate surrounds 

(3 351).  

 The total number of households is 1 764, making up a 3.2 household 

size, and the total number of households in the immediate surrounds 

is 1 166, with an average household size of 2.9 (Stats SA, 2011). 

 Evidently, the small areas within the precinct cover a significant 

proportion of the population in contrast to its immediate surroundings.  

 The population is relatively young — 40% is made up of people 

between the ages of 15—34 years, followed by the 35—60-year age 

groups, while the immediate surroundings comprise mainly of people 

aged between 35—60 years (34%). This is an indication that the 

population residing within the precinct and its surrounds is 

economically active.  

 The majority (30%) of the population residing in the precinct have 

completed matric, while 22% have some secondary schooling. 

Approximately 12% have higher education and 2% have no 

schooling. In the immediate surroundings, 19% have higher 

education. 
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 41% (2 317) of the population within the precinct are employed, while 

6% are unemployed. Of the 2 317 that are employed, 36% are 

employed within the formal sector. In relation to the immediate 

surrounds, 47% are employed and 2% are unemployed.  

 a significant proportion of the households fall under the middle-class 

category, of which 21% receive an annual household income of 

R153 801—R307 600. It is concerning that although most of the 

population is employed, only a few fall under the category of upper-

middle class; 

 A large percentage of the population are either in the middle or upper 

class, receiving an income between R153 801—R614 400. Even so, 

there is a small percentage of households that depend on an income 

of less than R4 800, while a proportion of other households have no 

income.  

 The finance, insurance, real estate and business services industries 

are the main employment sectors accounting for 24.7% of the overall 

employment sectors, while Agriculture mining and electricity 

contributes less in terms of employment 

 
 
3.5.3 The Spatial Economy 
 
As the initial establishment and growth of Boksburg was linked inextricably 
to the mining economy, changes in the economic structure of the region as 
a whole. The mining belt was historically the core area around which the 
various towns and settlements were established. The economy of 
Ekurhuleni later moved towards industrial activities and thus became the 
industrial heartland of the Gauteng Province at that time. Its role in the 
provincial economy is emphasised by the inclusion of Ekurhuleni in the 
Provincial Spatial Development Framework’s Core Economic Area. 
 
The current central business districts in the metropolitan area hold 
enormous capacity in economic infrastructure developed in the past. 
However, all the CBDs are experiencing economic decline due to factors 
such as crime, grime, ageing infrastructure and competition from 

decentralised activity areas. This provides the opportunity for the 
implementation of business improvement districts. 
 
The “industrial triangle” bordered by the R21, R24 and N12 freeways and 
the area surrounding the OR Tambo International Airport continue to see 
the major industrial activity in the area. Very little new industrial land is 
coming on to the market and there is a shortage of proclaimed and serviced 
stands. 
 
General government and the financial sectors are the main industries that 
contribute significantly to the local economy, followed by the manufacturing 
industry. The agricultural sector only contributes 0.4%, while mining 
accounts for 4%, hence both of these sectors provide minimal employment 
creation as shown in the previous table. It is thus clear that the Boksburg 
economy is mainly dominated by the tertiary sector in contrast to the 
secondary and primary sectors.  
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3.5.4 Key Findings - Socio-Economic Assessment 
 

 The total population of the CBD Precinct is estimated to be 5 691 

(51% male and 49% female) in approximately 1 764 households at 

an average household size of 2.9; 

 The area is characterised by a relatively younger population, higher 

levels of education, and lower rates of unemployment when 

compared to surrounding areas; 

 The finance, insurance, real estate and business services industries 

are the main employment sectors accounting for 24.7% of the overall 

employment sectors, while Agriculture mining and electricity 

contributes less in terms of employment 

  

  

  

  



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  71 

3.6 INFRASTRUCTURE AND ENGINEERING SERVICES WITHIN THE 
STUDY AREA 

 
 
3.6.1 Overview 
 
An assessment was undertaken of the following infrastructure and services 
components: Stormwater, Water, Sewer, Electricity, ITC & 
Telecommunications, and Waste Management. 
 
3.6.2 Water 
 
The pipelines in the Boksburg CBD area are mostly steel pipes that are lined 
with bitumen and coated on the outside with rubber for corrosion protection. 
Unreplaced pipes are relatively old (possibly 50 plus years), although official 
data is still being awaited.   
 
Reportedly pipe leaks and bursts are fairly frequent with approximately 230 
to 300 incidents being reported per month in the whole Boksburg area.  This 
is an indication that the system is in a poor condition in phases as funding 
becomes available.  Reportedly pipes are currently being replaced in 
different smaller areas.  
 
 
3.6.3 Stormwater 
 
Stormwater infrastructure in place. The database indicates an extensive 
stormwater pipe network. The diameters range between 300 mm and 1500 
mm. The existing pipes all consist of concrete. Stormwater pipes are 
unblocked seasonally within the Boksburg CBD area.  Pipes are frequently 
blocked by litter.  
 
Key issues are: 

 Water quality in the Boksburg Lake: The high levels of NH3 

(ammonia), PO4 (ortho-phosphates), COD (Chemical Oxygen 

Demand), E, Coli (Escheriscia Coli) and Faecal coliforms, the low DO 

(Dissolved Oxygen) in the lake presents evidence that there is water 

quality pollution from sewage in the catchment.   

 Flooding occurs relatively frequently after a rainfall event when the 

Boksburg Lake floods Trichardt Road and Railway Street.   

 
 
3.6.4 Electricity 
 
The Boksburg Precinct is a well-established and mature area with 
comprehensive engineering infrastructure and services. The capacity is 
expected to be sufficient for current demand and small commercial and 
residential developments. Large concentrated developments and power 
intensive commercial and industrial developments will need to be evaluated 
and an application for the additional demand processed by the energy 
department. It is therefore anticipated that no additional equipment is 
required in the form of substations, distribution lines and cables as well as 
mini substations.   
 
The Boksburg Precinct equipment is maintained and serviced regularly as 
per municipal guidelines and as such there are not any issues with 
maintenance of the system. The CoE Energy Department takes 
responsibility for the network systems before the metering point. This 
includes the electrical infrastructure such as switch rooms, substations, 
mini-substations, overhead lines, etc. 
 
 
3.6.5 Sewer 
 
The sewer pipes are reportedly very old (older than 50 years), but this still 
needs to be confirmed by engineering staff.  Reportedly the condition of the 
existing sewer pipe network is fair, and blockages are experienced 
infrequently. 
 
Waste water from Boksburg CBD gravitates to the Vlakplaats Waste Water 
Treatment Plant, which is owned and operated by the East Rand Water 
Care Company (ERWAT).  The Vlakplaats works is situated in Vosloosrus 
and falls within the DD6 drainage district. Built in 1972 and upgraded on 
several occasions over a period of time, the works was designed to treat 83 
mega-litres per day (Mℓ/day) of wastewater from the Boksburg, Vosloorus, 
Tsakane, Duduza and Brakpan areas. The first three modules consist of 
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conventional biological filtration, while the fourth module has an activated 
sludge reactor. 
 
 
3.6.6 Waste Management 
 
A range of service levels are rendered to customers depending on the 
nature of the consumer. It is anticipated that waste generated will increase 
in Region A once the proposed developments are implemented. The 
additional tonnages will thus decrease the lifespan of the existing landfill 
site. Rooikraal landfill site is the only landfill site that services Region A. 
Rooikraal landfill has an estimated remaining useful life of 22 years. Illegal 
dumping is an ongoing issue. 
 
 
3.6.7 ICT and Telecommunications 
 
The Boksburg precinct has a mature existing network which is available for 
most development opportunities. The equipment is expected to be well 
maintained and ready for connection. Telecommunications facilities can 
easily be expanded to meet demand growth using fibre, hardwire and GSM 
backbone already available with minimal expansion cost and time 
implications. Backlog currently exist in terms of access to data and voice 
services. 
 
 
3.6.8 Key Findings - Infrastructure and Engineering Services 
 
The following are key issues in the precinct: 

 

 Water pollution: The high levels of NH3 (ammonia), PO4 (ortho-

phosphates), COD (Chemical Oxygen Demand), E, Coli (Escheriscia 

Coli) and Faecal coliforms, the low DO (Dissolved Oxygen) in the lake 

presents evidence that there is water quality pollution from sewage in 

the catchment. The high COD and low DO point to organic pollution 

that requires aeration or oxygen to be digested by organisms. E.Coli 

and Faecal Coli are present in the digestive tracts of humans and 

other warm-blooded mammals and are indicators of faecal pollution. 

The source of sewage pollution might be blocked sewers overflowing 

or untreated sewage being discharged into stormwater systems. The 

result would be that the water quality would not be suitable for 

recreational water use as one could get sick from close contact with 

the water. The solution is to stop sewage from flowing into the lake. 

If clean water enters the lake, then natural degradation would clean 

up the lake over a period of time. 

 Suspended Solids - High SS (suspended solids) might be caused 

by run-off from mining dumps or erosion. This may lead to siltation in 

the lake. This will also lead to high turbidity. The high SS can be 

reduced by erosion protection in the catchment area and on mining 

heaps. Plant roots prevent erosion by holding soil particles together 

and by slowing the velocity of run-off water. Silt traps or stone traps 

can be constructed to remove suspended solids from the water 

before it enters the lake, but these might be relatively large, 

depending on the design run-off flow rate. Furthermore, the solids 

would need to be cleaned out from the traps periodically, transported 

and disposed of in an acceptable manner. Silt traps therefore have 

capital, operational and maintenance cost implications. 

 Flooding occurs relatively frequently after a rainfall event when the 

Boksburg Lake floods Trichardt Road and Railway Street. This could 

possibly be remedied by increasing the capacity of the overflow from 

Boksburg Lake. However, the current overflow system is unknown, 

and officials could not provide any details on the type of system or 

the condition. 
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4 POLICIES, PLANS AND PROJECT CONTEXT 
 
4.1.1 Overview 
 
Refer to Diagram 27: CoE Package of Plans 
 
This section comprises an assessment of the various policy plans and 
projects, from national to local level, that impact the precinct. 
 
The CoE MSDF and RSDF (2015) were informed by the applicable national 
and provincial policies, which therefore do not require review at this level of 
planning.  
 
The provincial policies that have been reviewed as they impact on the 
precinct include: 

 Gauteng Provincial Spatial Development 2030, prepared in 2016, 
which is fairly high level;  

 
At the metropolitan planning level, the applicable hierarchy of plans was 
assessed including: 

 The Ekurhuleni 25-Year Aerotropolis Master Plan of 2015,  

 CoE Built Environment Performance Plan (BEPP, 2017); 

 The MSDF;  

 The RSDF for Region D;  

 Associated policies, such as the CoE Urban Design Policy (2017, 
draft policy).  

 
These and the national and provincial policies give consistent policy 
support, at all levels, to the consolidation and upgrade and development of 
the Boksburg Precinct with a primary mixed-use near the Boksburg core, 
public environment upgrades and supporting mixed density residential 
development.  

The CoE package of plans is indicated below.  
 
 

 
 

Diagram 27: CoE Package of Plans 
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4.2 GAUTENG PROVINCIAL SPATIAL DEVELOPMENT PROPOSALS 
 
The main policy that directly impacts Boksburg is the Gauteng Spatial 
Development Framework 2030, that was prepared in 2016 after the MSDF 
and RSDF.  
 
4.2.1 Gauteng Provincial Spatial Development Framework 2030 

(2016) 
 
The Gauteng Spatial Development Framework 2030 (GSDF) (2016) 
supports the CoE MSDF and identifies Ekurhuleni as the hub for 
manufacturing, logistics and transport.   
 
The GSDF gives policy support for Boksburg as one the CBDs that has 
existing investment and infrastructure that should be capitalised on and be 
revitalised.   
 
4.3 METROPOLITAN AND LOCAL POLICIES AND PLANS 
 
4.3.1 Ekurhuleni’s 25 year Aerotropolis Master Plan  
 
Refer to Error! Reference source not found. 
 
The Ekurhuleni 25-Year Aerotropolis Master Plan Part 6: Land Use Plan 
(June 2015) aims to enable the CoE and the Province of Gauteng to unlock 
the economic development potential of the region, while taking the city and 
its neighbours towards greater efficiency, sustainability, and equity. 
 
The Aerotropolis is based on five principles that form the foundation of the 
vision for Ekurhuleni’s Aerotropolis and from which the criteria for the 
success of this important initiative can be derived.  
 
These principles are: 

 Community: build strong neighbourhoods that allow people to 
realize their full potential; 

 Collaborate: streamlined and effective governance that meets or 
surpasses global standards; 

 Concentrate: dense Transit Oriented Development (TOD) that 
leverages on and complements existing communities; 

 Connect: move goods, services and people efficiently and 
effectively; 

 Compete: identify and amplify the value chains which South Africa 
can dominate in the global economy. 

 
The Boksburg CBD is identified as one of the primary nodes of the 
Aerotropolis, and a primary target for infill development. The main functions 
of the node are seen as Regional retail (medium & low income), offices, and 
entertainment, service industries, transport modal interface, high density 
residential (need stimulation). The node is seen as serving the retail needs 
of the middle to lower income groups especially Reiger Park & Vosloorus. 
Provides for packet shoppers.  
 
The Aerotropolis PLUG puts forward proposals for a Neighbourhood 
Improvements Plan for the Boksburg CBD area ( Diagram 32: CoE 
Approved MSDF (2015) that includes the following proposals: 
 

 Potential development in areas to the north, north-east, and north-

east of the precinct (Mining Belt) 

 Infill development in the Vogelfontein area and between the lake and 

the railway line; 

 Gateways at the key routes leading into the precinct; 

 Recognising the K90 as an Arterial Corridor; 

 Proposed streetscape improvements along Leeuwpoort Street (not 

Commissioner Street); 

 TOD Development around the Boksburg East Railway Station. 

 

MartinB
Rectangle
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Diagram 28: CoE 25 Year Aerotropolis Master Plan  
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Diagram 29: CoE 25 Year Aerotropolis Master Plan on a local level - neighbourhood improvement plan 
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4.3.2 CoE Built Environment Performance Plan (BEPP, 2017) 
 
Refer to Diagram 30: BEPP: Capital Investment Framework 
Refer to Diagram 31: BEPP: Precinct Influence 
 
The CoE Built Environment Performance Plan (BEPP) of 2017 is effectively 
the interdepartmental coordination and development implementation 
strategy.  
 
The Boksburg CBD forms part of the BEPP Integration Zone 2, which 
represents the functional area between Vosloorus and Boksburg. The 
integration zone is thus based on the two key nodes of the Boksburg CBD 
(current study area) and the Vosloorus CBD. The study area also forms part 
of Integration Zone 5 (Kwatsaduza), where the CBD is one of four main 
nodes within this policy area. 
 
The BEPP defines the following Spatial Structuring Elements: 

 Core Node (Aerotropolis) 

 Secondary Nodes (Of which the Boksburg CBD is one) 

 Industrial Areas (Dunswart) 

 Infill Housing, and 

 IRPTN Corridors (There are two that influence the study area - 

northwards along Trichardts/Cason/Rietfontein Roads; and 

southwards along Rondebult Road 

 
Within this broad spatial structure, the BEPP identifies specific Integration 
Zones as focus areas for growth and intensification. The CoE has set 
specific indicator targets for development within the Integration Zones in 
order to achieve spatial and economic transformation and support public 
transport. The guidelines that would be applicable to most areas within the 
Boksburg CBD Precinct are outlined as follows: 
 
 
 
 
 
 

Table 7: BEPP Targets 
 

Indicator Target Anchors and Employment 
Nodes (Incl. Boksburg CBD) 

Gross Residential Density 60 – 180 du/ha 

Land Use Mix 40% Residential 
20% Commercial 
20% Retail 
20% Community & government 
services 

Bulk/Height 5 – 8 floors 

TOD Score* >80 
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Diagram 30: BEPP: Capital Investment Framework 
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 Diagram 31: BEPP: Precinct Influence 
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4.3.3 Ekurhuleni’s Mega Catalytic Projects 
 
The Leeuwpoort Housing Project, one of the City of Ekurhuleni’s key 
housing projects, is likely to have a significant influence on the CBD precinct 
over time, as the project is implemented. This development ultimately forms 
the south-western edge to the CBD precinct, based on current plans for the 
development. Future stages of the development will take place further south 
of the CBD, closer to the N17.  
 
4.3.4 Metropolitan Spatial Development Framework (MSDF) (2015) 

Spatial Development Strategy 
 
Refer to  Diagram 32: CoE Approved MSDF (2015) 
 
The MSDF’s spatial development strategy is an urban network plan formed 
by the identified structuring elements. The core of this network is the ORTIA 
Aerotropolis. The key structuring element of the urban network is the 
proposed is mass public transport which links the nodal hierarchy. The mass 
public transport (rail and IRTPTN) forms a lattice that establishes corridors 
earmarked for densification and promotes the movement of people to and 
from places of employment within the CoE.    
 
The MSDF’s principles include: 

 Retrofitting existing primary nodes; 

 New nodal development; 

 Functional densification; 

 Provision of effective public transport; and 

 Inward urban growth. 
 
The Boksburg CBD is identified as a Primary Activity node within the MSDF, 
which proposes the following land uses: 

 Specialised function - Regional retail (medium & low income), 

offices, entertainment, service industries, transport modal interface, 

high density residential (need stimulation)  

 Niche function - Serve the retail needs of the middle to lower income 

groups especially Reiger Park & Vosloorus. Provides for packet 

shoppers. Taxi rank. Government offices: SARS & Ekurhuleni 

(Boksburg CCC)  

 
Green Reef is identified as a secondary node within the MSDF, to include 
regional retail, office, high density residential and related uses. 
 
The MSDF (approved in 2015) identifies Region A as the economic 
heartland of the metropolitan area which includes the Aerotropolis as the 
city’s main economic driver. The MSDF directs growth in the region by 
promoting a diversity of activities. Proposals for the Aero City Centre 
Primary Node by the MSDF also include the establishment of a secondary 
node and extensive industrial and urban development. 
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 Diagram 32: CoE Approved MSDF (2015)
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4.4 LOCAL POLICIES AND PLANS 
 
 
4.4.1 RSDF Region A 
 
Refer to Diagram 33: RSDF 
 
Boksburg falls within Region a RSDF (approved in 2014)  
 
The Boksburg CBD is identified as a Primary Node within Region A. The 
basic principles to consider during the development of activity nodes are as 
follows:  

 Land uses should focus on pedestrian-friendly uses, such as shops 

and restaurants, as opposed to vehicular-orientated uses such as 

filling stations.  

 Large land uses, such as warehouses, should be avoided.  

 Preference should be given to non-residential ground floor uses 

and active facades defining the street should be promoted as 

opposed to introverted, fenced-off developments.  

 Pedestrian movement in the road reserve as well as between 

individual buildings should be prioritised.  

 Provision should be made for public transport facilities both in the 

road reserve and on individual properties. 

 Activity nodes should be designed around pedestrians even if this 

means limiting or compromising vehicular movement.  

 Developments should provide high quality public spaces that are 

accessible to the general  

 
The Boksburg Node includes the primary node of Boksburg CBD, the 
secondary node of Boksburg North as well as two station densification 
nodes, namely Boksburg and Boksburg East Railway Stations. The phase 
of the IRTPN route connects the Boksburg Node to the Aerotropolis Node 
in the north. Furthermore, it connects the node to the secondary nodes of 
Klippoortje and Lesedi in the south. The K106 connects the node to the 
Germiston Node in the west and Benoni in the northeast.  

The borders for the node are defined by:  

 The proposed PWV 15, which forms the eastern boundary of the 

node, will connect it better with the Aerotropolis node in the north and 

the proposed inland port of Tambo Springs in the south.  

 The R21 form the western boundary, whilst  

 Paul Smith Street form the northern boundary and  

 The proposed K110 forms the southern boundary.  

 
The most predominant land uses within the node include:  

 Residential: 164ha  

 Mining activities: 95ha  

 Business: 40ha  

 Open space: 35ha  

 
 
4.4.2 Local Spatial Development Framework (LSDF) 
 
Refer to Diagram 34: LSDF – Area 81  
 
A local Spatial Development Framework for the broader Boksburg CBD 
area, referred to as Area 81, was approved in 2008. Although this LSDF 
was rescinded with the adoption of the RSDF, the intent and proposals that 
were put forward could still have relevance in terms of understanding the 
context, and possible strategies, related to the CBD Precinct. 
 
The Area 81 LSDF set the following objectives: 

 To provide a strategic vision for the area in line with the EMM’s vision 

and development directives; 

 To revitalise the Boksburg CBD, including the Boksburg Lake and 

area to the west thereof; 

 To identify opportunities for residential development within the CBD 

and surrounding areas, including Transit Oriented Development 

(TOD) in the vicinity of the existing stations; 

 To address Boksburg as a “Restructuring Zone” in terms of social 

housing; 
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 To address and incorporate appropriate proposals from the mining 

belt study; 

 To counteract decay in industrial areas and promote sustainability; 

 To manage nodal development (Existing and future nodes); 

 To protect the residential amenity in the area; 

 To protect public and private investment; 

 To support residential densification and infill; 

 To provide structure and definition to the area; 

 To promote public transport and land use activities within walking 

distance from residential areas; 

 To promote sustainable development – development that delivers 

basic environmental, social, and economic services; 

 To balance the mobility and access functions of the road system; 

 To facilitate an appropriate mix of land uses in support of a compact 

and vibrant metropolitan area; 

 To protect and enhance open spaces within a regional open space 

system. 
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Diagram 33: RSDF
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Diagram 34: LSDF – Area 81
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4.5 THE CoE URBAN DESIGN POLICY 
 
Refer to Diagram 35:  CoE Urban Design Policy 
 
 
The CoE Urban Design Policy has been prepared in a manner that allows 
the generic principles of urban design to be applied across different scales 
of planning and design. These may include, but are not limited to, settlement 
making, urban renewal initiatives, and the development of new expansion 
zones, public place making, street design and local scale building projects. 
They would therefore be applicable to Boksburg  
 
4.5.1 Key Elements of The Urban Design Policy 
 
Refer to Diagram 35:  CoE Urban Design Policy 
 
The Urban Design Policy focuses on six key elements: 

 The public realm; 

 Transportation planning;  

 Public transport; 

 Re-addressing township environments;  

 Urban logic and structure; 

 Urban regeneration catalyst. 
 
4.5.2 Urban Design Policy Principles 
 
The CoE Urban Design Policy consists of seven urban design principles.  
 
Each principle, along with the relevant guidelines, is individually detailed and 
its primary intent is outlined.  
 
The Seven Urban Design Principles are as follows: 

 Making Connections: 

 Positive Edges  

 Activity Response: 

 Non-Motorised Transport (NMT) 

 Placemaking and the Public Realm 

 Sustainability and Resilience  

 Urban Management  
 
These must apply to the Boksburg Precinct 
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Diagram 35:  CoE Urban Design Policy 
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4.6 WARD PRIORITIES 2017 / 2018 
 
The Boksburg CBD Precinct falls within Ward 32 of the City of Ekurhuleni. 
The following developmental priorities have been identified for this ward for 
the coming financial years: 
 
 

Table 8: Ward Priorities 
 

 2017/ 2018 2018/ 2019 2019/ 2020 

Replacement of all old 
electrical boxes Boksburg 
South and Boksburg East 

       5 000 000       6 000 000        8 000 000  

    

Flood lights for PG park sports 
stadium 

                   -                       -    

Rehabilitation of Boksburg 
lake 

     13 000 000     20 000 000      20 000 000  

Paving of Boksburg CBD       

Fencing of Boksburg bowling 
club 

      

 
 
4.7  Development Initiatives 
 
Much of the future private sector spatial development proposals around the 
precinct hinge on the reclamation and reuse, where possible, of land within 
the broader mining belt, the implications of which are discussed in the 
regional overview.  
 
4.8 Key Findings - Development Policies, Plans and Projects 
 

 Policy support at a range of levels for the core nodal function of the 

CBD; 

 Basic spatial structuring elements (Nodes, corridors and open space) 

are defined at the MSDF and RSDF level; 

 Urban Design Policy provides a means of addressing potential issues 

and concerns around the quality and functionality of the Public 

environment; 

 Limited local level spatial policy; 

 Alignment of spatial proposals with BEPP is essential in ensuring 

delivery of projects and interventions within the precinct; 
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5 CONTEXT AND STATUS QUO CONSOLIDATION 
 
 
5.1 SUMMARY OF KEY ISSUES 
 
Refer to Diagram 36: Key Issues 
 
The key findings for each section of the report have been consolidated in 
this section, to draw out key constraints and opportunities revealed through 
the process, within the precinct and its environs. These findings will be used 
to guide and inform the conceptual vision and Precinct Plan for Boksburg 
CBD. 
 
The findings have been consolidated into the table that follows under the 
following categories. 
 

 Regional Context; 

 Roads and Movement Systems; 

 Open Space and Natural Environment; 

 Land Use & Activity Patterns 

 Socio-Economic Assessment; 

 Engineering and Services Overview; 

 Policy, plans and projects overview, and  

 
In addition, Diagram 36: Key Issues provides a synthesis of some of the key 
Status Quo Key Findings. 
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CATEGORY COMMENT 

Regional 
Context 

 The study area lies at the intersection of two key 

regional development “Corridors”, the first being 

the north-south corridor connecting Vosloorus 

and the Aerotropolis, and the second being the 

east-west corridor aligned along the railway line 

and old road network; 

 Mining has been a key determinant of land use 

patterns and dynamics in the sub-region in the 

past, and the re-use of old mining land is 

becoming an equally important city structuring 

element into the future; 

 Ecologically, the study area is located at the 

source of a major hydrological and ecological 

system, and decisions made in the precinct could 

have a significant impact on settlement and 

environmental quality and sustainability further 

downstream; 

 The population of the catchment area of the CBD 

Precinct is likely to increase at a high rate over 

the short to medium term, growing from the 

current estimate of 133 000, to over 200 000, if 

the Green Reef, Leeuwpoort, and developments 

on mining land are delivered to market; 

 Proposed road network can strengthen 

connectivity to the study area, with the PWV15 

and K92, through the planned connections at 

Commissioner Street, having a particularly 

important role to play in the CBD 

CATEGORY COMMENT 

 Balancing regional connectivity and local access 

is going to be a key challenge to future planning 

and development in the sub-region. 

 

Roads and 
Movement 
Systems 

Key Issues 

 Well serviced by a grid-road network, resulting in 

flexibility in development and movement 

 Strong (historic) emphasis on east-west 

movement (mirroring the reef), north-south 

movement generally more difficult. 

 Poorly defined gateways 

 Highly accessible due to the convergence of 

road and railways, however, it does not have a 

well-coordinated or integrated internal public 

transport system 

 Public transport concentrated at station-but lack 

of system running through CBD 

 There are abundant non-motorised transport 

facilities (pedestrian walkways) within the CBD 

 Future BRT trunk routes within the study area will 

be implemented during Phase 1 (Tembisa-OR 

Tambo-Boksburg-Vosloorus) 

 Timing and alignment of proposed Gautrain 

extension. The current proposals for the 

extension of the Gautrain network include 

proposed future stations at East Rand Mall as 

well as Boksburg – specific location of the station 

to be clarified 
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CATEGORY COMMENT 

 Stations relatively underutilized, with 

commensurate low levels of investment in 

facilities and infrastructure. The line connects to 

significant rail destinations (eg: Dunswart, 

Germiston) 

 Location of station could have significant impact 

on spatial economy, but timing and exact 

location are unknown.  

 Precinct Plan must be able to adapt to different 

alternatives in this regard. (If, then) 

  

 Constraints 

 Poorly defined gateways 

 Public transport concentrated at station-but lack 

of system running through CBD 

 Council owned parking lots along Commissioner 

Street are in a state of neglect and are derelict 

and under-utilised 

  

  

 Opportunities 

 Newer opportunities that can enhance north-

south connectivity (Aerotropolis Strategy, 

IRPTN, BEPP Integration Zones, etc) to inform 

future connectivity. Well serviced by a grid-road 

network, resulting in flexibility in development 

and movement 

 Promoting investment around stations (Including 

densification) could attract future “commuters” to 

the stations – possibility of TOD-type approach 

CATEGORY COMMENT 

to these nodes could have value – vacant land 

around stations could become focus of future 

growth. 

 There are abundant non-motorised transport 

facilities (pedestrian walkways) within the CBD 

 Future BRT trunk routes within the study area will 

be implemented during Phase 1 (Tembisa-OR 

Tambo-Boksburg-Vosloorus) 

 There are opportunities for investment around 

the stations 

 
 

Open Space 
System & 
Natural 
Environment 

Key Issues 

 The historical development of the urban area has 

resulted in significant transformation of the 

natural environment within most of the extent of 

the Precinct, with the exception of a modified 

waterbody – Boksburg Lake and a small area of 

residual habitat in the north-eastern part of the 

site. Transformation is due to urban sprawl, 

historical mining activities and the building of 

road and rail infrastructure 

 The transformation of the natural environment in 

the Boksburg CBD Precinct and the large-scale 

transformation of the wider area has resulted in 

the disappearance of most of the natural faunal 

assemblage of the wider area. The Boksburg 

Lake retains a modified avifaunal assemblage, 

but the presence of two heronries is more 

ecologically significant in a wider context.  
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CATEGORY COMMENT 

 The Boksburg Lake is significantly polluted, 

primarily by sewage that appears to be 

emanating from a malfunctioning sewage 

system.  

 The Lake and the associated watercourse in the 

far north-eastern part of the Precinct have been 

designated as Ecological Support Areas. A small 

area in the far north-eastern part of the Precinct 

Site has also been designated as a part of a 

wider CBA. These ESAs and CBAs are thus 

ecologically significant as ecological linkages, 

however the levels of pollution of the lake and the 

watercourses lower the functionality of the Lake 

as a linkage.  

 It is important that the Precinct Development 

Framework identify measures to remediate the 

current pollution affecting the Lake and 

associated watercourses in order to improve its 

ecological functionality and attractiveness for 

use as a public open space.  

 Investment in public open spaces, particularly 

the northern and southern shores of the 

Boksburg Lake, can be capitalised on through a 

park-activation programme as well as supported 

by appropriate land uses and activities in the 

immediate surrounds. 

 Other public open spaces, such as the Civic 

Centre and War Memorial (on the corner of 

Commissioner and Bank Streets) have been 

neglected and are in a state of disrepair and 

require attention and investment. 

CATEGORY COMMENT 

 Explore other options that could address the 

issue (Could also be upstream or downstream) 

 
Constraints 

 Underutilised parking spaces 

 Heavily polluted, issues with silting, odour’s, etc. 

Current rehabilitation proposals to be considered 

in the context of our strategy. (Preferred 

rehabilitation option may be detrimental to urban 

renewal strategies) 

 Once pristine public spaces have become 

degraded and in need of upgrade e.g. the area 

around the Civic Centre and the War Memorial 

 Parts of the CBD in need of upgrade and 

maintenance.  

 
Opportunities 

 Need to revisit rehabilitation options in the 

context of the broader Precinct Plan intentions; 

 Investment in public open spaces, particularly 

the northern and southern shores of the 

Boksburg Lake, can be capitalised on through a 

park-activation programme as well as supported 

by appropriate land uses and activities in the 

immediate surrounds. These areas have the 

potential to become regional recreation nodes. 

 Existing Open spaces surrounding the CBD 

could add value 

 Vacant parking spaces possible development 

packages 
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CATEGORY COMMENT 

 The Master Plan for the Boksburg Lake gives 

focus and direction as to the development vision 

and implementation of projects around the Lake  

 If hospital is redeveloped on the same site, then 

positive investment, but connections must be 

improved,  

 If hospital is redeveloped on a new site – try to 

keep site as close to CBD as possible – this 

would also mean that old site may become 

available for new “Growth” in the precinct 

  

Constraints 

 If hospital is developed outside of the precinct and 

its immediate surrounds, the regional function of 

the CBD is likely to be reduced; 

 

Land use and 
activity pattern  

Key Issues 

 The CBD has a well-defined retail core, with 

service oriented commercial dominating the 

immediate “frame” area 

 Service-oriented uses to activate frame area and 

key connections  

 Mining land related to the main reef and historic 

mining activity dominates areas within the site, as 

well as to the north 

 Land ownership - Well located public owned land 

and facilities exist within and around the study 

area 

 Numerous scattered heritage structures, many still 

in good condition, exist in the study area. 

Remnants of the Prison to the north, and mining 

CATEGORY COMMENT 

headgear, etc. on some of the mining land parcels 

(Outside of the defined precinct boundary) 

 Possibility of “developable” mining land absorbing 

pressure for urban development but must be well 

connected. 

 Development within road reserves and access 

servitudes can impede future development 

 Commercial and service-oriented activities 

concentrated in the CBD areas east and west of 

the Core; 

 Commissioner Street retains the characteristics of 

an urban activity street or spine, although 

character is shifting from retail to more service 

oriented commercial; 

 Mix of typologies within the precinct, with some of 

the older mixed-use buildings more resilient to 

changes in function than purpose built retail and 

residential buildings; 

 Shift to commercial along previously residential 

streets does present challenges in terms of street 

interface, parking, and general visual quality. 

 There are no evident cultural or heritage resources 

or infrastructure that relates to more recent 

historical and political events, such as the anti-

apartheid struggle, in either the naming of streets 

and public spaces, or in the preservation of 

physical structures and artefacts. 

  

Opportunities 

 Retail nature of core must be protected and 

enhanced; 
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CATEGORY COMMENT 

 Opportunities for utilizing public land for 

development projects that will benefit the CBD, 

such as residential, community, and possible 

mixed-use interventions 

 Ensure connections between the CBD and future 

growth areas; 

 Allow CBD to grow in support of a larger catchment 

population in the future  

Socio-
Economic 
Assessment  

 

Key Issues 

 Mix of civic and municipal facilities, attract people 

to the CBD (Key installations/activity generators) 

 The Technical College is a newer public facility in 

a predominantly residential environment 

 Hospital facility in poor condition, current 

proposals to redevelop. 

 Population of the CBD Catchment area is likely to 

increase fairly significantly in the future as a result 

of proposed housing developments (Leeuwpoort/ 

Green Reef) and development on certain portions 

of mining land 

 The total population of the CBD Precinct is 

estimated to be 5 691 (51% male and 49% female) 

in approximately 1 764 households at an average 

household size of 2.9; 

 The area is characterised by a relatively younger 

population, higher levels of education, and lower 

rates of unemployment when compared to 

surrounding areas; 

 The finance, insurance, real estate and business 

services industries are the main employment 

sectors accounting for 24.7% of the overall 

CATEGORY COMMENT 

employment sectors, while Agriculture mining and 

electricity contributes less in terms of employment 

 
Opportunities 

 Possibility of broadening mix of uses to support 

tertiary institution, student-oriented 

retail/commercial, 

 

Infrastructure 
Services 
Overview 

 

Key Issues 

 Boksburg CBD is serviced by the Rooikraal landfill 

site, located to the south of the precinct;  

 Water, sewer and stormwater networks are in 

place and there is sufficient capacity. 

 
Constraints 

 Reportedly pipe leaks and bursts are fairly 

frequent with approximately 230 to 300 incidents 

being reported per month in the whole Boksburg 

area.   

 Very poor water quality in Boksburg Lake with high 

levels of NH3 (ammonia), PO4 (ortho-

phosphates), COD (Chemical Oxygen Demand), 

E, Coli (Escheriscia Coli) and Faecal coliforms, the 

low DO (Dissolved Oxygen) in the lake presents 

evidence that there is water quality pollution from 

sewage in the catchment 

 Flooding occurs relatively frequently after a rainfall 

event when the Boksburg Lake floods Trichardt 

Road and Railway Street.   

 The clearance of stormwater pipes might be 

required in certain areas, as reportedly there are 

lack of maintenance-related blockages (from litter) 
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CATEGORY COMMENT 

 
 
Opportunities 

 Engineering services networks (water, sewer and 

stormwater) are in place and can be upgraded and 

augmented if need be. 

 The condition of the electrical equipment and 

substations can be classified as satisfactory; 

 ICT and telecommunications currently occur via 

copper and wireless systems, no fibre optic 

services the precinct but the opportunity exist to 

expand the network and service the area. 

 

 
Policy , Plans & 
Projects 
Overview 

 Policy support at a range of levels for the core 

nodal function of the CBD; 

 Basic spatial structuring elements (Nodes, 

corridors and open space) are defined at the 

MSDF and RSDF level; 

CATEGORY COMMENT 

 Urban Design Policy provides a means of 

addressing potential issues and concerns 

around the quality and functionality of the Public 

environment; 

 Limited local level spatial policy; 

 Alignment of spatial proposals with BEPP is 

essential in ensuring delivery of projects and 

interventions within the precinct; 

 The MSDF and RSDF has identified the Precinct 

as a major node, with the Aerotropolis PLUG 

recognising the CBD as a secondary node to the 

Primary Aerotropolis Node.... 
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Diagram 36: Key Issues
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5.2 CONCLUSION 
 
The analytical framework summarised above provides the basis for moving 
forward with a process of refinement, through consultation with key 
stakeholders. It does, however, serve as a sound information basis for 
developing a development concept for the precinct, and elaborating the 
likely projects, programmes and related interventions that could flow from 
this. 
 
The Status Quo assessment has identified a number of areas where there 
is still some degree of uncertainty regarding future uses/spatial 
configuration. The Precinct Plan, through the relevant framework layers, 
should ensure that growth and development can go ahead in spite of these 
uncertainties.  These include: 
 

 The existing hospital; 

 Long-term lake future; 

 Mine residue areas; 

 Green Reef development/University; 

 PWV and K-route proposals; 

 BRT 

 
Possible scenarios related to the above should be tested against the 
framework during the design stage to ensure there is sufficient robustness 
within the framework elements to withstand these unknowns. 
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6 PRECINCT DEVELOPMENT CONCEPT AND VISION 
 
6.1 OVERVIEW 
 
The Status Quo assessment has highlighted the key issues and challenges 
confronting the Boksburg CBD precinct, and provides a basis for developing 
an intervention strategy that can guide a development vision and concept 
for the precinct. The regional dynamics and development trends provide a 
broad context to a more localised approach to intervention within the 
precinct. 
 
6.2 REGIONAL DEVELOPMENT CONCEPT 
 
Refer to Diagram 37: Regional Development Concept 
 
The development concept and vision for the Boksburg CBD precinct is 
premised, at a broad level, on a set of development principles: 
 

 The CoE Metropolitan Nodal Network system, comprising of a nodal 

hierarchy of primary, secondary and support nodes; 

 Development Corridors, encompassing transportation corridors; 

corridors of work opportunities and emerging mixed-use corridors 

 Regional Connectivity through new east-west and north-south 

proposed roads 

 High density residential development surrounding primary nodes and 

activity spines; 

 Densification, which is required to achieve a compact urban form.  

 Transit Orientated Development (TOD) rail, taxi, bus and BRT at the 

primary nodes railway stations; 

 Municipal Open Space Network harnessing existing regional open 

space and environmental areas; 

 Opportunities for new residential communities with local facilities for 

the residents in close proximity to the existing urban areas and work 

opportunities. 

 Provide high-order community and recreation facilities easily 

accessible to the residents of the region. 

 
In applying these principles to the Boksburg CBD precinct area, a regional 
strategy emerges that places the precinct within a development context 
structured around three broad dynamics: 

 A regional “Integration Corridor”, at a city-level, that seeks to connect 

opportunities around the Aerotropolis strategy with areas of the city 

to the south, specifically the Vosloorus and surrounding communities. 

Opportunities within this corridor include human settlement projects 

and delivering infrastructure to support urban growth and 

consolidation; 

 An east-west “Opportunity Corridor” aligned with the planned 

redevelopment of parts of the mining belt; 

 A broader “Environmental Corridor” focused on the Elsburg 

hydrological system that provides opportunity for expanding and 

connecting natural and urban open space environments.  

 
6.3 LOCAL PRECINCT DEVELOPMENT CONCEPT 
 
Refer to Diagram 38: Local Development Context 
 

Within this context, and drawing on the findings and outcomes of the Status 

Quo assessment, the local development concept and vision for the 

Boksburg CBD precinct is premised around four key strategies that form the 

basis for deriving a more detailed development framework: 

 Protect; 

 Connect; 

 Invest; and 

 Grow 

 
 
 
6.3.1 Protect 
 
In the context of the CBD precinct, there is a need to protect those elements 
of the CBD that have value: 
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 Regional Function - Protect the regional function of the CBD by 

guiding future higher-order facilities and investment to and within the 

broader node. This includes higher-order public and social 

infrastructure, as well as higher density residential developments;  

 Retail Core - Protect and enhance the retail structure of the CBD 

core. The Status Quo assessment has highlighted a strong and well-

defined clustering of traditional retail activity within a central and 

walkable core of the CBD, centred on the intersection of 

Commissioner Street and Trichardts Road. This activity core should 

be protected, by retaining trade related retail activity on ground floor 

frontages and limiting new retail developments (with specific and 

competing characteristics) in the immediate catchment area of the 

precinct.  The retail core can be further supplemented by promoting 

residential uses on the upper floors within the CBD Core; 

 The Lake Precinct – Boksburg Lake and its surrounding landscaped 

park area represents a significant resource within the precinct and 

the broader catchment area. Whilst the future configuration of the 

facility may change, depending on solutions to the current problems 

being experienced with the water body, the interface and relationship 

between this facility, and the adjoining CBD, must be protected, and 

enhanced. 

 Heritage and Cultural Resources - Identify, protect, and integrate 

existing cultural and heritage resources. Whilst there has been work 

done on identifying existing heritage resources within the precinct, 

growth and development will benefit from a precinct-level heritage 

study that will place individual heritage resources into a broader 

historic context. More contemporary heritage and cultural narratives 

that have not yet been given expression in the public environment 

should be explored in future projects and intervention. 

 Key Social and Public Facilities - such as the schools, municipal 

facilities, the Hospital and Court, etc., are key generators of activity 

within the precinct, and play a major role in generating the flows and 

thresholds of support that maintain the retail and commercial footprint 

of the core; 

 Residential Amenity – the CBD precinct contains a number of 

established residential areas, the amenity and functionality of which 

is central to the longer-term sustainability of the precinct.  The 

residential areas should be maintained and retained for residential 

purposes (or supportive land uses) with the streets becoming the 

focus of community life, where residential properties look onto the 

street, and communities can freely gather, interact and move about. 

Specific consideration should be given to the residential areas that 

interface with the more active retail and commercial areas of the 

CBD, and areas like Plantation, which has a very unique quality, 

which should be reinforced through enabling development rights. 

 The Image of the Precinct - Identify, protect and enhance the 

imageability of the core, now and into the future, through public 

environment upgrades and urban management. 

 
 
6.3.2 Connect  

 
Integrate the precinct with the city, sub-regional, and local contexts 
include:   

 Connect to the region – key connections in this regard are the north-

south routes that provide the links between the two national routes 

(N12 and N17), namely the R21, Trichardts Street, Rondebult Road, 

and the future PWV15. In terms of east-west links across this 

alignment and intersections, the current R29 (Main Reef Road) 

provides the main regional connector in this regard, supplemented by 

the proposed K110;  

 Connect to the context – connections between the precinct and 

adjoining areas and opportunities must be identified and protected as 

growth and development unfolds. This includes connections 

southwards from the CBD to the Leeuwpoort development, 

connections northwards from Plantation into the potential 

developable parts of the mining belt around the Cason area, and 
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connections from the Boksburg East Station (and proposed TOD 

node) northwards into the vacant land south of the old Prison site;   

 Connect internally – identify the key internal connections that link 

elements within the CBD Precinct with one another, and with the 

public environment, and ensure that these links are protected and 

enhanced, particularly in terms of pedestrian movement and amenity, 

as growth and change unfolds. Existing streets and pedestrian routes 

should be upgraded where necessary, with consideration given to a 

distinct character, through paving materials, landscaping, street 

furniture, and effective lighting. 

 Visual Connections – opportunities for identifying visual 

connections within the precinct should be identified, and integrated 

into future design interventions. Specific opportunities in this regard 

include the visual connections across the Lake, as well as on key 

routes leading to the Lake and special buildings in the CBD; 

 Open Space Connections – ensuring continuity in the open space 

network (both natural and urban open spaces) and connecting 

together key elements of the network, both spatially and functionally; 

 
 
6.3.3 Invest 
 
Investment by the City should be directed towards interventions in the 
precinct that can reinforce the structure and set up a basic spatial framework 
within which individual growth opportunities can be identified and explored: 
 

 The Public Environment –  

 The Lake/Park interface and the civic centre – specifically 
establishing a more active edge to the Lake, and a more 
positive interface between the Lake and the Civic Centre and 
library complex; 

 The Retail Core; 
 Commissioner Street – a possible public environment upgrade 

focussed on improving pedestrian movement and functionality, 
managing ingress/access to individual properties, and 
introducing elements of street furniture and public utility; 

 Bank Street – possible public environment upgrade that can tie 
together some of the key heritage and civic resources within 
this part of the CBD. 

 Edges and Gateways – the distinctive character of the CBD Precinct 

is informed to a large extent by the gateways and entrance elements 

that are used by visitors and residents in using the CBD; 

 The northern gateway, at the point where Trichardt Street 
crosses under the railway line and enters the CBD; 

 The western Gateway, at the point where Commissioner Street 
passes under the railway line and feeds into the western parts 
of the CBD; 

 The eastern Gateway, at the point where Commissioner Street 
and Leeuwpoort Street converge and connect eastwards (This 
gateway will need to consider the future interface with the 
proposed PWV15 route); 

 Urban Management – whilst not a form of capital investment that can 

elicit development responses, investment in urban management is 

equally important in terms of securing a future vision for the precinct. 

 
 
6.3.4 Grow 
 
The Status Quo assessment has identified a number of specific growth 
opportunities that exist in and around the CBD precinct. The Urban Design 
Framework should provide the necessary guidance and direction to firstly, 
unlock the potential within each of these potential growth areas; and 
secondly, to identify specific spatial and policy measures that will ensure 
alignment of future growth with the principles and intent of the precinct plan 
as a whole. The precinct plan must thus provide sufficient detail and strategy 
to direct and facilitate the longer-term sustainable growth of each of the 
potential growth areas or Focus Areas: 
 

 A. CBD Core and Civic Precinct: The inner core is a major public 

node and a consolidation and upgrade of the inner core of the CBD, 

including surrounding public environment and opportunities for 

residential above retail within core and higher density residential 

development is desirable This also includes the Civic Centre precinct 
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and the vacant land around the existing Village Mall facility which 

provides a significant opportunity for integrating a future mixed use 

development, with a strong residential focus, into a well located urban 

area  

 B. Boksburg Lake: Upgrade as a major public open space amenity 

and links to the Civic Centre  

 C. Prince George Park with the proposal to consolidate sports 

facilities around an “Aerotropolis Sports Precinct” in the area around 

the recently upgraded Boksburg Stadium, the area currently utilised 

for playing fields within the PG Park precinct could be considered for 

alternative land uses, such as residential. The redevelopment of 

underutilised land including opportunities for higher density 

residential development and the retention of the stadium is proposed. 

 D.:Boksburg East Transit Orientated Development ,the long-term 

development of a mixed use node with the focus of TOD at the railway 

station. The potential would be significantly boosted should the future 

Gautrain Station proceed at the Boksburg East Station area. 

 E. Hospital: A key uncertainty in the current process relates to the 

future status of the site of the Tambo Memorial Hospital. Should the 

hospital move from this site, it is likely that parts of this site could 

become available for development, a scenario that should be 

considered with reference to possible future development on the land 

north of the precinct, towards the old Cason dump. Potential 

redevelopment of the hospital site if it is relocated or the upgrade of 

the existing facility should include the adjacent residential area and 

heritage precinct. 

 F:  Boksburg CBD West –  strategically located and identifying 

vacant landholdings and repurposing derelict buildings to enhance 

this area, 

 Densification and Change – over and above growth and change 

that comes about through specific projects, a process of incremental 

growth and change across the precinct will need to be managed over 

time. Factors such as typological fit, adjoining function and amenity, 

and public environment interface, should be inform decisions around 

increased densities within established residential areas;  

 Heritage – creation of a quality public urban environment that 

celebrates its unique architectural heritage. 

 
 
6.4 DEALING WITH UNCERTAINTY: WHAT IF SCENARIOS 
 
The Urban Design Precinct plan has put forward a basic enabling framework 
to initiate and guide growth and change within the study area. There are, 
however, a number of developments/possibilities in and around the study 
area that are not definitive and may impact on the precinct in ways unknown. 
In this regard, it is important that the UDPP is flexible enough to respond to 
different scenarios, rather than depend on them. 
 
Mining land suitable for redevelopment: 

 If the mining land is redeveloped; 

 Partial redevelopment, left over spaces. 

 
Tambo Memorial Hospital: 

 If the hospital is redeveloped on site; 

 If the hospital is redeveloped elsewhere in the CBD; 

 If the Hospital is redeveloped outside of the Precinct. 

 
Prince George Park 

 Full redevelopment; 

 Partial redevelopment; 

 No further redevelopment. 

 
Gautrain Station: 

 If the Station is developed at the Boksburg East Station area;  

 If the Station is developed near the Boksburg Lake, an option 

considered as part of the Gautrain extension;  

 If no station is developed. 
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Diagram 37: Regional Development Concept 
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Diagram 38: Local Development Context
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7 PRECINCT DEVELOPMENT FRAMEWORK  
 
7.1 OVERVIEW 
 
The Development Concept outlined above provides a high-level intention for 
the Boksburg CBD precinct that can affect improvements to the urban 
environment and economy of the precinct. 
 
The concepts are elaborated in detail in this section, include the: 
 

 Land Use and Activity Pattern Framework; 

 Roads and Movement Framework; 

 Open Space and Natural Environment Framework; 

 Built Form and Public Environment Framework;  

 Urban Design Directives and Guidelines   

 
The overarching purpose of this Framework is to guide spatial, social, 
economic, environmental and infrastructural input, as well as to provide a 
consolidated document that records and establishes the vision and 
development plan for the precinct. This precinct plan should be used as a 
common source of reference and as a point of departure for decision-
making by the municipality, government and the private sector.  It serves as 
the primary spatial development and management plan, which identifies 
projects and directs budgetary resources. 
 
This precinct plan forms a component of the CoE’s package of plans, which 
will result in the formal adoption of the Boksburg CBD Urban Design 
Precinct Plan by the CoE as development policy. 
 
 
7.2 LAND USE AND ACTIVITY PATTERN 
 
Refer to Table 9:  Boksburg CBD Land Uses Categories 
Refer to Table 10:  Boksburg CBD  Land Uses: Growth & Change 
 
Refer to Diagram 39: Land Use Plan 
 

7.2.1 Overview 
 
The land use and activity pattern framework represents the types of land 
uses and activities that should be supported within the Boksburg CBD 
precinct.  Whilst much of the land use pattern exists at the moment, given 
the established nature of the precinct, the precinct plan proposes changes 
of use in certain instances, and introduces new activities where possible and 
applicable, in line with the precinct requirements and the underlying 
development guidelines. 
 
The land use activities consolidate and enhance the existing activity pattern. 
Activities introduced either enhance the existing, or aim to complement the 
existing through increased dwelling density and change of land uses 
 
7.2.2 Proposed land use activities 
 
 
The proposed land use activities include: 
 

 Business, which includes 2 sub categories The Business Core, and 

Business Frame these are defined as vertically integrated mixed-use 

development with business, offices and retail on ground floor with 

residential above. Activities include shops, offices, hotels, motor 

dealers, business centres, restaurants, medical consulting rooms.  

The uses intend on enhancing the Core into the more vibrant, retail, 

residential and restaurant environment, whereas, the Frame allows 

for more flexible business uses, including motor mechanics and 

automotive workshops. 

 Residential, including existing single dwelling units (detached), flats 

and maisonettes within the CBD, cluster and townhouse 

developments, with the potential for increased dwelling unit densities 

in identified areas. 

 Home Enterprise and Dwelling House Conversions, local 

business and small enterprise activities operated from residential 

premises. Activities include dwelling house, home enterprise, offices, 
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medical consulting rooms, places of instruction, child care facilities, 

guest houses; 

 Light and Service Industry, existing light industrial and businesses 

to be enhanced. Activities include warehouses, distribution centres, 

light industries, service industries and associated offices. 

 Community and Institutional Facilities, herein sharing of facilities 

and incorporation of facilities into multifunctional buildings becomes 

important. Encompassing community facilities, schools, tertiary 

education, institutions, places of medical consultation, cultural 

facilities, post offices; 

 Social and Public Services, herein sharing of facilities and 

incorporation of facilities into multifunctional buildings becomes 

important. Encompassing the complete spectrum of publicly provided 

social services, such as municipal and government purposes, 

libraries, police stations. There is a commonality between Community 

and Institutional Facilities and Social and Public Services and uses 

become interchangeable. 

 Transport, including all road and public transport activities, with 

informal trade and supporting facilities such as ablutions and 

overnight storage. This encompasses taxi ranks, commuter railway 

stations, inter-modal related and supporting transport facilities, 

parking garages; 

 Public Open Space, Parks and Recreational Space, 

encompassing the public environment (pedestrian ways, sidewalks, 

public squares, parks), recreation, sport facilities and green open 

space. 

 
The Boksburg CBD is dynamic and functions as a vertically integrated 
precinct.  Thus the land use budget and schedule of rights is at an indicative 
high-level. Given the transitional nature of the precinct, gaining a full 
understanding of the existing floor area per use, residential units, retail, 
showroom and office uses will require a comprehensive and dedicated on-
site survey. 
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Table 9:  Boksburg CBD Land Uses Categories 
 

ID Generic Land Use 
Category 

Statement of Intent Preferred Land Use Activities 
Other Possible Land uses and 
Undesirable Activities  

CORE BUSINESS - CORE 
 

Where viable, retention of vertically integrated 
mixed-use development promoted, with retail at 
ground floor and residential or offices above. 
Where land uses change, pedestrian access and 
activity at ground floor is promoted, with passive 
surveillance at all levels of the building. Where 
possible, the introduction of pedestrian oriented 
streets, with existing on-street parking being 
retained and promoted in designated areas. 
Ground Floor land use within the defined core area 
prior prioritise for retail activity 

Shops, Offices, Residential Buildings, Dwelling 
Units, Hospitality, Restaurants, Medical Consulting 
Rooms, Parking Bays and structured parking* 
 
 

Dwelling units (greater than 60du/ha), 
Retirement Villages, Old Age Homes, 
Guest Houses, Places of Instruction, 
Places of Education, Child Care 
Facilities, Places of Public Worship, 
Social Halls, Gymnasiums, Clinics, 
Hospitals, Institutions, Business 
Purposes, Places of entertainment, Other 
uses considered to be compatible with 
the nature and character of the 
surrounding land uses and which do not 
compromise the development intent for 
the area.  
 
UNDESIRABLE ACTVITIES 
Motor showrooms (display areas), car 
sales, car wash, car workshops and 
vehicle preparation areas, fitment centres, 
etc.  This also permits, with Special 
Consent, body panel replacement and 
selective spray-painting providing such 
uses are entirely subservient to the main 
use and may not account for more than 
10% of the total floor area. 

BUS BUSINESS -  FRAME 7.2.2.1.1.1.1 Where viable, retention of vertically integrated 
mixed-use development promoted, with retail at 
ground floor and residential or offices above. 
Where land uses change, pedestrian access and 
activity at ground floor is promoted, with passive 
surveillance at all levels of the building. Where 
possible, the introduction of pedestrian oriented 
streets, with existing on-street parking being 
retained and promoted in designated areas.  

7.2.2.1.1.1.2 Shops, Residential Buildings, Dwelling Units, 
Offices, Hospitality, Restaurants, Medical 
Consulting Rooms, Parking Bays and structured 
parking* 

7.2.2.1.1.1.3 Dwelling units (up to 60du/ha*), 
Retirement Villages, Old Age Homes, 
Guest Houses, Places of Instruction, 
Places of Education, Child Care 
Facilities, Places of Public Worship, 
Social Halls, Gymnasiums, Clinics, 
Hospitals, Institutions, Business 
Purposes, Places of entertainment, 
Showrooms, Other uses considered to 
be compatible with the nature and 
character of the surrounding land uses 
and which do not compromise the 
development intent for the area. Petrol 
Filling Stations, Fitment Centres, Car 
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ID Generic Land Use 
Category 

Statement of Intent Preferred Land Use Activities 
Other Possible Land uses and 
Undesirable Activities  

Wash, Motor Workshops, Service 
Industries, Plant Nurseries, 

HE HOME ENTERPRISE AND 
DWELLING HOUSE 
CONVERSION, MEDIUM 
DENSITY RESIDENTIAL 

Local business and small enterprise activities 
operated from residential premises, shared 
residential and home business activity, dwelling 
house with small business operating from dwelling 
house.  
Complete conversion: Entire property functioning 
as local business/shop or increased residential 
densities.  

Dwelling House, Home Enterprises, Offices, 
Business Purposes, Restaurants, Medical 
Consulting Rooms, Places of Instruction, Place of 
Education, Child Care Facilities, Guest Houses, 
Medium Density Residential 

Restaurants, Shops, Service Industries, 
Business Purposes, Bars (managed), 
Dwelling units (up to 85 du/ha), 
Residential Buildings, Institutions, Places 
of Public Worship, Art Galleries, 
Libraries, Social Halls, Home Care 
Facilities, Other uses considered to be 
compatible with the nature and character 
of the surrounding land uses and which 
do not compromise the development 
intent for the area. 

COM COMMUNITY AND 
INSTITUTIONAL FACILITIES 

Improved connections between existing facilities to 
be encouraged through pedestrian links. Sharing of 
facilities and the clustering of social infrastructure is 
important. 

Institutions, Places of Instruction, Places of 
Education, Clinics, Hospitals, Medical Consulting 
Rooms, Child Care Facilities, Art Galleries, 
Museums, Post Office, Places of Public Worship, 
Clinics 

Child care Facilities, Monasteries, 
Convents, Retirement Villages, Other 
uses considered to be compatible with 
the nature and character of the 
surrounding land uses and which do not 
compromise the development intent for 
the area 

SOC SOCIAL AND PUBLIC SERVICES Improved connections between existing facilities to 
be encouraged through pedestrian links. Sharing of 
facilities and the clustering of social infrastructure is 
important. 

Police Stations, Law Courts, Fire Stations, Other 
Municipal and Government Purposes, Institutions, 
Places of Education, Libraries, Art Galleries, 
Museums, Social Halls, Old Age Homes 

Places of Public Worship, Places of 
Instruction, Child Care Facilities, 
Retirement Villages, Other uses 
considered to be compatible with the 
nature and character of the surrounding 
land uses and which do not compromise 
the development intent for the area 
Other uses considered to be compatible 
with the nature and character of the 
surrounding land uses and which do not 
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ID Generic Land Use 
Category 

Statement of Intent Preferred Land Use Activities 
Other Possible Land uses and 
Undesirable Activities  

compromise the development intent for 
the area 

HDR HIGH DENSITY RESIDENTIAL Promotion of high density residential, active ground 
floor, the street becoming part of the public life, 
quality shared open spaces. 
 
TOD  
 
Medium to high density, with a public piazza in front 
of the railway station and allowing for a local 
market, and transport interchange with the bulk of 
the retail in the CBD core, and smaller public open 
spaces with a residential interface (i.e. visually 
permeable fencing on street frontages, balconies / 
porticoes facing onto the open spaces and the 
street, and active edges, where possible, at ground 
floor) , an improved public environment through 
landscaping and introduction of street trees along 
the streets, with improved sidewalks and managed 
and a maintained open space system, parallel to 
the railway line, with a formalised pedestrian 
connection into the CBD core 

In terms of the general guidelines identified in the 
RSDF for TODs and National Treasury’s  
Integration Zone (Gross density of 100 -180 du/ha 
in CBDs) Planning Guidelines 

 
Dwelling Units (a minimum of 85 dwelling units/ha) 
permitting densities ranging between 121du – 
200du/ha 

Residential Buildings, Retirement 
Villages, Old Age Homes, Hotels, Guest 
Houses, Places of Instruction, Places of 
Education, Child Care Facilities, Places 
of Public Worship, Social Halls, Other 
uses considered to be compatible with 
the nature and character of the 
surrounding land uses and which do not 
compromise the development intent for 
the subject area. 

MDR MEDIUM DENSITY RESIDENTIAL Medium to high density to be designed to have a 
public interface with the street, neighbouring shops, 
and public open spaces (i.e. visually permeable 
fencing on street frontages, balconies / porticoes 
facing onto the open spaces and the street, and 
active edges, where possible, at ground floor) and 
with improved public environment through 
landscaping and introduction of street trees along 
the streets, with improved sidewalks and managed 
and a maintained open space system, parallel to 
the railway line 

 
Dwelling Units (a minimum of 60 dwelling units/ha 
up to a maximum of 120 dwelling units/ha) 
 
 

 

LDR EXISTING LOW DENSITY 
RESIDENTIAL 

To ensure that the existing residential areas are 
retained with improved public environment through 
landscaping of streets, improved sidewalks and 
managed and maintained open space system, 
supported by local community facilities. 

Dwelling Units (up to a maximum of 40 dwelling 
units/ha) 
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ID Generic Land Use 
Category 

Statement of Intent Preferred Land Use Activities 
Other Possible Land uses and 
Undesirable Activities  

POS PUBLIC OPEN SPACE, PARKS & 
RECREATIONAL SPACE 

Neighbourhood Parks, identified pedestrian-
oriented streets and public squares, supporting an 
increase in residential – inclusive, safe, small 
pocket parks, public squares and piazzas, 
connected by a quality, safe, managed pedestrian 
network that links key areas within the precinct. 

Parks, Gardens, Botanical Gardens, Conservation 
Areas, Open Spaces, Public Squares, Play Parks 

Zoological Gardens, Art Galleries, Places 
of Entertainment, Restaurants, Informal 
Trading, Sport & Recreation Clubs, 
Social Halls, Sports Grounds, Swimming 
Pools, Stormwater Retention and 
Attenuation Ponds, Other uses 
considered to be compatible with the 
nature and character of the surrounding 
land uses and which do not compromise 
the development intent for the area. (The 
construction of structures and buildings 
related to uses under this use zone will 
be subject to relevant considerations and 
processes, where applicable). 

T TRANSPORT Transport hubs with a quality public environment of 
public spaces, quality streets, trading facilities and 
supporting facilities such as ablutions, bathhouses 
and overnight storage space. Strong emphasis on 
pedestrian connections, the quality and safety of 
the public environment, and by-law enforcement. 

Railway Purposes and Railway Stations, Transport 
Centres, Taxi-Ranks, Intermodal Transport 
Facilities, Parking Garages 

Trading Spaces, Car Wash, Other uses 
considered to be compatible with the 
nature and character of the surrounding 
land uses and which do not compromise 
the development intent for the area 
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Table 10:  Boksburg CBD  Land Uses: Growth & Change 

 

LAND USE 
LAND 

AREA (M²) 
AREA HA 

% OF 
DEVELOPMENT 

FLOOR AREA 
RATIO 

(RANGE) 

EXISTING FLOOR 
AREA (m2) 

LATENT FLOOR 
AREA (m2) 

DU/HA RANGE 
ADDITIONAL 

UNITS 

Business (Core) 153 239 15.32 7% 1.0 – 3.0 
80 680 (GF) 
56 383 (UF) 

72 559 (GF - Retail) 
100 000 – 250 000 

(UF) 
60-100-300 

1 500 – 4 000 
(depending on unit 

size) 

Business (Frame) 139 266 13.92 6% 0.8 – 1.0 
71 395 (GF) 
25 867 (UF) 

43 017 - 67 831 60-100-150 
700 – 1 200 

(depending on unit 
size) 

Business: Dwelling Conversions 55 142 5.51 3% 0.5 
27 515 (GF) 

371 (UF) 

(Limited additional 
growth, mainly use 

change) 
20-80 

(Slight decrease in 
residential units 

after conversions) 

High Density Residential related 
to the TOD near the Boksburg E 

136 892 13.68 6% 1.0 – 1.5 
4 917 (GF) 
369 (UF) 

Limited existing 
development – future 
bulk at proposed FAR: 

131 975 – 200 421 

80 - 200 
1000 – 2000 

(depending on unit 
size) 

Community, Social, Public and 
Institutional 

740 512 74.05 35% 0.5 
136 797 (GF) 
79 754 (UF) 

523 961 - - 

Residential: Medium and High 
Density 

208 536 20.85 10% 0.5 – 0.8 
48 775 (GF) 
20 199 (UF) 

35 294 – 97 854 40 - 200 
350 – 2500 

(depending on unit 
size) 

Existing Low Density 
Residential 

334 296 33.42 16% 0.5 
128 379 (GF) 

316 (UF) 
38 453 20 - 40 

(Future increases 
in dwelling size 

rather than number 
of units) 

Public Open Space, Parks and 
Recreation 

371 515 37.15 17% 0 - - - - 

Transport 3957 0.395 0% 1.0 792 (Current taxi facility) - - 

TOTAL 2,143,355 214.295       
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Diagram 39: Land Use Plan 
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Table 11: Commentary on Land Use Plan (Refer to Annotation on plan) 

 
REF ON 
PLAN 

LAND USE CATEGORY INTENT/ISSUES 

A Prince George Park  The sports needs provided at PG Park are required to be accommodated in Boksburg City Stadium before 

development of this site can be released for development; 

 High Density Residential is supported on condition that a generous park including, small scale sports fields and 

residential is provided which would create a broad socio-economic profile in the CBD and to consolidate sports 

facilities at Boksburg CBD. 

B Existing public Parking 
courts 

 Development for mixed use would be permitted on condition that the parking needs for the existing users are 

met through the new development;  

 The Business Plan for the Edenvale Parkade – 2016/17, could be considered as an approach to these parking 

bays, showing activity at ground floor and then parking bays, and other uses above.     

C Civic Precinct  Sites have been identified as having development opportunities for civic functions (Public, Social, Institutional 

buildings). Other business uses would be permitted if it aligns with the character of the Civic Precinct. All buildings 

abutting the lake must be designed to have a relationship with the lake.   

D Plantation  The existing residential buildings along Oak and North Avenues are beginning to respond with boutique offerings 

such as restaurants, bakeries etc.  With the wide streets, trees of stature, easy access from regional roads and 

rail, buildings showing architectural merit (potential heritage buildings), proximity to the College and Hospital, it 

is recommend that activity spines along North and Oak Streets are supported, with a safe public thoroughfare 

reinstated through Boksburg College.   

 This area is in close proximity (within a 5-minute walk) to the Railway Station and policy shows support for higher 

density residential.  Because of the potential heritage value and the unique village-type character, and the 

existing low density residential will be retained.  This allows for medium density residential to occur on the fringes 

of plantation, as they are beginning to respond in this way. Should the municipality find that an increased demand 

for medium to high density residential is occurring, then a detailed plan should be undertaken to express how 

densification will occur responsibly to retain the existing character of the area. 

E OR Tambo Memorial 
Hospital 

 The OR Tambo Memorial Hospital could potentially be reinstated elsewhere (precinct plan promotes the hospital 

being retained).  Should this hospital be moved then alternative land uses would be supported such as public 

amenities, institutions, medium – high density residential.  Uses would be dependent on a heritage survey. 

F Potential TOD  Potential new development around the station, and vertically integrated mixed-use, with local shops (retaining 

the main services to the CBD core) at ground floor and residential above near the station should be promoted. 



GAPP Consortium                                                                                      Boksburg CBD Urban Design Precinct Plan 

  114 

G Sites abutting the 
K110.   

 Business and medium to high density would be supported on merit with the local authority. 

H Site abutting the 
Proposed PWV 15 

 Business and medium to high density would be supported on merit with CoE planning 
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7.2.3 Community Facilities and Public Amenities 
 
Refer to Error! Reference source not found. 
 
The precinct has various social amenities, particularly educational and 
religious facilities. Existing community facilities located in the precinct 
include: 

 Boksburg Civic Centre; 

 Boksburg Library; 

 Boksburg Fire Station (emergency management services); 

 Boksburg Clinic; 

 Department of Home Affairs (Market Street); 

 The Magistrates Court (Cnr. Trichardt & Adderly St) 

 Tambo Memorial Hospital; 

 Numerous primary schools and high schools; 

 A Police Station; 

 A taxi facility 

 A number of churches located throughout the precinct. 

 
There are numerous educational facilities within the precinct, comprising 
mainly of secondary schools. There is also a primary school and a higher 
learning institution (Ekurhuleni West TVET).  
 
The Tambo Memorial Hospital is located in the north of the precinct and 
serves as a regional function, and easily accessed by road, the railway and 
taxi services. 
 
In terms of sports and recreational facilities, the Boksburg Stadium could be 
utilised as a central area for all sports activities. This therefore has the 
potential to create a more integrated environment that could promote social 
cohesion.   
 
 
 
 
 

Table 12: Social Services and Community Facilities Requirements 
Facilities Average Threshold 

(Population) 
Acceptable Travel 

Distance (KM) 
Condition 

Regional 
Sports 
Stadium 

200 000- 300 000 15km Access to public 
transport is 
essential. 
Clustered with 
other sports 
facilities.  

Source: Council for Scientific and Industrial Research, 2012 

 
 
The City of Ekurhuleni estimated the required social facilities in any 
particular precinct according to standards specified in the CoE MSDF. 
These requirements are estimated according to the number of residents in 
the area. 
 
Given that the Boksburg CBD precinct is a highly mixed-use and vertically 
integrated precinct, with much transition happening and increasing 
conversions of existing buildings into residential accommodation, residential 
numbers quoted are a guide only.  
 
Rather, it is recommended that as the precinct becomes ever-increasingly 
residential, social facilities should be incorporated into the precinct as this 
change occurs, in an incremental manner, according to the CoE standards. 
This is true for education facilities, open space, and all corresponding social 
facilities such as crèches, clinics, libraries etc. 
 
Many the social facilities have a regional function, with main social facilities 
clustering around the southern edge of the lake and near PG Park, it is thus 
recommended that clustering of additional public facilities occur in these 
areas, and become a catalytic function for the CBD. 
 
 
 
 
 
 
 

MartinB
Rectangle
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Diagram 40: Community Facilities and Public Amenities 
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7.3 MOVEMENT AND CIRCULATION 

 
Refer to Diagram 42: Movement & Circulation Plan 
 
 
7.3.1 The Road Network 
 
The characteristics of a sustainable development pattern is the urban grid 
street pattern that includes a diverse set of urban street types, and the 
creation of a human-scale network with as dense as possible grid pattern of 
streets and intersections. 
 
Given that the Boksburg CBD is an established urban centre, a robust, 
dense and well-functioning street grid network is already in place. The CBD 
provides all the characteristics of a good urban street system creating a 
human-scaled network of legible streets, intersections and city blocks. 
These blocks create more access and resilience - if one road is congested 
then a vehicle can take an alternative route. It has also generated a vast 
local economy, as pedestrians and vehicles move through the system freely, 
with improved access to businesses and passing trade. 
 
The robust street network makes connectivity within the CBD effective, but 
equally provides for regional links into the wider urban system. There is a 
natural hierarchy of roads within Boksburg, which must be retained and 
enhanced. 
 
 

 Primary Road Network 
 
Main routes have been identified that enhance connectivity both at a 
precinct scale and reaching into the surrounds in a north-south and east-
west direction. These primary routes are informed by specific mobility 
considerations (public transport, vehicular, and NMT), and the street 
character such as the edge treatment, public environment, street furniture, 
activity at ground level.  
 
 
 
These primary routes include: 

 

 Leeuwpoort Street – Main east-west bound artery feeding into the 

precinct;  

 Trichardts Road;  

 Commissioner Street; 

 Rondebult Road (currently being upgraded) 

 Esprit Road (currently being upgraded) 

 
These primary roads should be prioritised for upgrade, including public 
environment upgrades, the introduction of street trees, street furniture and 
lighting, the incorporation of public transport and NMT facilities, and 
consideration of street building edge conditions at ground level.  
 
Although these primary routes serve a mobility function, direct access to 
properties exist and should continue to be enhanced as this generates 
growth of the businesses located along these routes. 
 
 

 Secondary Road Network 
 
The framework identifies a selection of secondary roads that provide an 
overlaid lattice of connectivity in support of the identified main roads. To 
enhance this supportive road, these streets should similarly be considered 
to the Main Movement Routes in terms of public environment upgrade, 
parking, public transport and NMT and active ground floor conditions. 
 
These include: 
 

 Bank Street, connecting the lake and Civic Precinct area with the 

southern parts of the CBD, as well as providing a future connection 

into the Prince George Park precinct that could structure and activate 

future development in this area; 

 Hospital Street, a north-south route on the western side of the Lake. 

Hospital Street is an important movement element in the precinct, as 

it provides vehicular access across the railway line. The route is 

planned to extend northwards, through the Cason area, towards 
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Boksburg North.  Hospital Road terminates southwards at Rondebult 

Road, and a formalised pedestrian connection into the Elsberg Open 

Space System across Rondebult Road, will improve the pedestrian 

connections of the proposed Parkdene and Reiger Park 

Developments into the CBD; 

 Additional routes include Voortrekker Road, Market Street, East 

Street, Station Road, Jubilee Road, Railway Street, North Avenue, 

Comet Road 

  

The combination of primary and secondary road network upgrade will assist 
in legibility within the Boksburg CBD. 
 
 

 Local Road Network 
 
The local road network supports the primary and secondary road network, 
is often shorter in length and serves a local access function. These roads 
form a grid north-south and east-west.  
 
They serve the freestanding houses, the CBD and all the other activities in 
Boksburg. The intention is to allow more friction in these roads through 
additional street parking, added landscaping and favouring the pedestrian, 
in order to enhance the environment of the local precincts within the CBD, 
those that are in transition bordering the CBD core and the residential 
precincts. Specific proposals include: 
 

 Pretoria Road, redesigning the road as a pedestrian-orientated 

street with wide sidewalks and a narrow creep road.  This street links 

the Civic Precinct to the taxi rank and Court, with a beautiful vista onto 

the Boksburg Civic Centre that can be enhanced, as well as providing 

a future connection into the Prince George Park precinct that could 

structure and activate future development in this area; 

 Eloff Street, redesigning the road as a pedestrian-orientated street 

with wide sidewalks and a narrow creep road, linking Village Mall 

northwards, and Boksburg High 

 

 Movement beyond the Borders of the Precinct  
 
Connectivity is a central pillar of the overall urban design strategy for the 
precinct plan, and the following connections are viewed as priority in terms 
of connecting to current and future developments surrounding the precinct 
and will improve access into the precinct: 
 

 To the north, connecting from Plantation onto Rietfontein North 

 To the south-west, connecting to the northern parts of the Leeuwpoort 

development, 

 If development occurs on the surrounding vacant areas of the CBD 

then further road connections into the CBD should be considered.  

 
 Upgrades for the network 

 
Major roads (Class 3) service the precinct, and because of their mobility 
function, have limited access into the CBD, which in some cases results in 
cars bypassing the CBD, this has been exacerbated by the railway line and 
mining belt forming the northern boundary of the precinct. Interventions 
should be considered to improve access into the precinct.   
 
The road networks in Boksburg CBD is in fair condition (although some 
clearly evident deterioration and would benefit from preventative 
maintenance or requires renewal of isolated areas). It is therefore suggested 
that no road upgrades are required at this stage.   
 
Projects and plans, which will impact the Boksburg CBD precinct include: 
 

 PWV 15 (Gauteng Province): will be situated to the east of the CBD 

as a north-south route with planned interchange at Commissioner 

Road. At this stage, it is not yet clear of the exact alignment of the 

road as no detailed design has been undertaken and what the full 

impact will be on the local road network due to spacing of 

intersections. Overall, the road will improve accessibility to the CBD 

in future provided the PWV 15 is designed appropriately, with due 

regard for the local circumstances and the road network. The 

proposed PWV15 could become a significant barrier for east-west 
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road movement and reserving as many east-west road connections 

will be affected. The consideration of new roads on the previously 

mined / undeveloped landholdings that are becoming available for 

development should be protected when the PWV 15 road is designed 

and implemented.  On a precinct level, the PWV 15 will have an 

impact on St Dominic’s School and the existing residential 

development at the Commissioner Street / PWV 15 interchange.  It 

would require St Dominics Road being negated a key road into the 

CBD.  Moreover the K110 and Commissioner Road converge at the 

PWV 15 interchange, which may result in Commissioner Road being 

closed and movement along the K110, with access to the CBD via 

Espri Avenue and Trichardts, which would have a negative impact on 

access into the CBD as Commissioner is a key link into the CBD.  

CoE should thus enter into agreements with GDRT for the entire PWV 

15 Road Design, to ensure that: 

 CoE’s existing east-west routes are protected; 
 Potential new road links are protected;  
 The best solution for local access to properties affected by the 

PWV 15 is achieved;   
 The main accesses into the Boksburg CBD are protected, I.e. 

promoting an east-west link from Voortrekker west across the 
PWV15 , preserving access from the PWV 15 interchange to 
Commissioner and the K110 

 K92 (Gauteng Province): will be situated to the west of the CBD as 

a north-south route with planned access at Commissioner Road. At 

this stage, it is not yet clear if the alignment of the road will have 

impact on the local road network due to spacing of intersections. 

Overall, the road will improve accessibility to the CBD in future.  

 K116 and K110 (Gauteng Province): will be situated to the south of 

the CBD as an east-west route. The proposed alignment of the routes 

shows that the road will impact on the local road network due to 

spacing of intersections especial.  

 K110 and Rondebult Roads become a barrier of access to the CBD, 

with every onerous intersection spacings, preventing north- south 

connectivity through the CBD, with the new developments occurring 

south of the CBD, additional road and pedestrian connections should 

be considered as the CoE has the  ability to use its very substantial 

road inputs as a developmental programme to energise the potential 

of an expanded local economy rather than simply providing additional 

layers of mobility to an economically sterile road hierarchy; 

 K106 (Gauteng Province) will be situated to the north of the CBD as 

an east-west route. The proposed alignment of the routes shows that 

the road will not impact on the local road network.  

 
Apart from the above listed roads, the CoE Road Master Plan also proposed 
the extension of Hospital Road to link with Rietfontein Road in the north.  
This will add value as it will provide more direct access into the CBD, and 
enhance the access to Tambo Memorial Hospital Site.   
 
 

 Specific Interventions 
 
From the charrette these local traffic-related problems emerged as very 
important issues for the local private stakeholders.  These included: 
 
Leeuwpoort Street (Section between Trichardts and Jubilee Road) 

 
This section of the road has been identified as safety concern for learners 
crossing the street. A lot of learners jaywalk along this section trying to catch 
taxis which is exacerbated by the fact that there is no dedicated public 
transport lay-by. It is important to provide a proper public transport lay-by 
adjacent to the intersection or school main gate so that learners can avoid 
jaywalking. Traffic signals with pedestrian signals are also recommended 
along this section to enable safe crossing. 
 
 
 
Jubilee Road and Commissioner Street Intersection 

 
A signalised intersection is recommended for the intersection at Jubilee 
Road and Commissioner Street to ensure that traffic control throughout the 
area is similar. Motorists wishing to turn left or right into Commissioner 
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Street sometimes struggle to find an opportunity to cross over when there is 
high volume of through traffic.  
 
The development of the PWV 15 to be situated to the east of the CBD as a 
north-south route with planned access at Commissioner Road. This high 
order road and intersection is likely to affect St Dominics Rd. At this stage, 
it is not yet clear if St Dominics Rd will be closed or change the alignment.  
 
 
Trichardts Road (in the CBD) 

 
Trichardts Road has a wide road reserve with dual carriageways and turning 
lanes north and south of the CBD, but is very constrained between 
Leeuwpoort and Commissioner Streets in the CBD core, which creates 
traffic congestion during peak hours.   
 
Two options could be considered for addressing the congestion in the CBD 
core, this would include:  
 
Option A 
 
Leeuwpoort Street has three lanes moving in a southerly direction and one 
lane in a northerly direction, near the Trichardts/ Leeuwpoort intersection 
and reconfiguring the road so that there are two lanes in either direction 
should be undertaken on a temporary basis, then tested, and if it resolves 
the issue, should be implemented on a more permanent basis.   
 
Option B 
 
Should PG Park be redeveloped, an additional north-south route connecting 
Espri Avenue into the CBD, as illustrated in the diagram that follows, would 
create a parallel road that could address the traffic issues, similar to Elgin 
Road near Atlas and Great North Roads.  This could be further investigated 
with the Gauteng Roads Guidelines (RAM TRH) on K-Routes, where partial 
and marginal intersections are permitted between major intersections.  
 

Option C 
 
Trichardt Street (between Leeuwpoort St and Market St) , Optimizing 

traffic signal timing to reduce congestion especial between Leeuwpoort St 

and Commissioner St . Signal timing strategies include the minimization of 

stops, delays, fuel consumption and air pollution emissions and the 

maximization of the traffic progression through the system. 

 

 
Diagram 41: Potential road connection that could improve 

connectivity in the CBD. 
   
Other Areas 

 
The following solutions are recommended to solve the problem of learners 
jaywalking in order to access buses or taxis: 
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1) Exploring a suitable location for bus stop in regard to pedestrian 

safety. Principally bus stops should be placed in an area where 
typical improvements, such as bench or passenger shelter, can be 
accommodated in the public right-of-way.  

2) Considering traffic signals with pedestrian signals where warranted 
due to existing and anticipated volumes.  

3) There is disjuncture between Jubilee Road and Kruger Streets, 
which prevents free flow of traffic. Straightening out the road at this 
point is not an option as it is constrained by development and St 
Dominic's School. If St Dominics School was to review their sports 
fields, or move or a complete redevelopment of the existing 
residential development south, then the road can be realigned.  
There is potential for localised interventions such as introducing slip 
lanes at Leeuwpoort / Jubilee Road (west bound) and promoting 
right turning traffic at Leeuwpoort / Kruger Street and Commissioner 
Street / Kruger Street intersections, this would require further traffic 
impact considerations to understand the severity of the congestion 
of this disjuncture, before these intervention is pursued. It should 
also be noted that the straightening out the road may be required 
very quickly due to K110 and Commissioner Road converge at the 
PWV 15 interchange, which may result in Commissioner Road 
being closed and movement along the K110. 

 
Regional connections  

 
The precinct plan recommends the following:  
 

 A new interchange (two legs of the interchange west) Trichardts Road 

/ N17, previously mooted by CoE’s Roads and Stormwater 

Department, the simple initiative was seen as substandard in Sanral’s 

terms, but a full bridge to make it to international standards is very 

costly, and the new interchange is a strategic city building initiative 

that could enhance the region, and generate the much-needed 

economic growth in this area and should be further investigated; 

 The potential road link connecting Hospital Road north towards 

Rietfontein Road should be pursued;  

 
 
7.3.2 The Rail Network 
 
Boksburg is serviced by two commuter rail stations within walking distance 
of the CBD Core, namely Boksburg Station (in the western parts of the CBD) 
and Boksburg East Station, on the eastern side. The precinct plan aims to 
improve efficiency for commuters between rail and other modes of transport, 
and consideration must be given to the connections between these stations, 
and the precinct as a whole. 
 
Whilst both stations would seem to have potential for Transit Oriented 
Development (TOD) focussed interventions, the Boksburg East station 
would seem to have higher potential in this regard, by virtue of the amount 
of accessible, undeveloped land within walking distance of the station. The 
development around the station is currently poor and needs some 
intervention. The Ekurhuleni IDP (2013) encouraged growth of development 
nodes to be around stations as part of ensuring that the public transport 
network forms the backbone of the system. The Boksburg station was 
identified as one station where growth of development nodes should occur. 
The transport hubs and the services it could provide should be so attractive 
as to lure a greater number of customers, especially those travelling on foot 
or by bicycle 
 
The proposed extensions to the Gautrain Network, that will possibly see a 
future station constructed within the Boksburg CBD Precinct. At this stage, 
however, there is no firm clarity on the exact alignment of the proposed 
extension, or the location of the proposed station.  
 
 
 
 
7.3.3 Public Transport 
 

 Taxis 
 
Boksburg CBD has a formal taxi rank just to the south of the CBD Core, 
although this facility is for short-distance trips only, with long-distance taxi 
services operating from Germiston, further to the west. Other taxi drop-off 
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areas exist throughout the CBD. Detailed consideration can be given to their 
functioning, as well as a network of taxi lay-byes to allow the taxis to better 
service the CBD precinct. Upgrade of the immediate environment of the taxi 
facility, including the main pedestrian routes connecting to the facility, 
should be considered. 
 
 

 Bus Services including the IRPTN 

 
The existing municipal bus services that serves the CBD, has a designated 
scholar route and the upgrading of existing bus stops and facilities is 
proposed. In the long term the extension of the bus routes both in frequency 
and routing should be considered as demand increases.  
 
The IRPTN system is an important component of the Precinct Plan 
proposals, with the three proposed stations located within the precinct. 
These stations will have an influence on both the immediate public 
environment and pedestrian connections, as well as on land use and activity 
patterns in the immediate vicinity of the proposed stations. 
 
 

 Extended Pedestrian Network and Open Space System 
 
Elements of the proposed open space system form an important backdrop 
to large parts of a potential NMT system, where infrastructure for movement 
can align with movement paths through the open spaces, such as the main 
park. 
 
Within the CBD itself, the framework encourages an enhancement of the 
existing pedestrian sidewalks, and establishing new connections between 
them, to better connect to and integrate with latent urban open spaces, 
including piazzas, squares and park space. The intention is to create as fine-
grain as possible a pedestrian network through the CBD, and the exploit 
latent open spaces into a high-quality public open space. In particular, 

intensity of pedestrian activity and high-quality public open spaces, 
courtyards and squares are encouraged within the inner core of the CBD. 
 
Consideration is given to the consolidation of existing pedestrian movement 
routes, expanding them where applicable in order to create an integrated, 
safe, well-maintained and well-marked pedestrian network through the 
Boksburg CBD. Existing routes should be enhanced where necessary, with 
consideration given to a homogeneous character, through materiality, 
landscaping, benches, bollards, bins and effective lighting.  
 
 
7.3.4 Parking  
 
Although the precinct plan is premised on walking and public transport, there 
is a need for private vehicles and access into the CBD through this mode, 
and this must be accommodated to attract users of a mixed socio-economic 
profile.  There are a number of private parking lots associated with 
businesses in the CBD, and public parking lots associated with the Sports 
Complex and the Civic Centre that meets this need.  In some cases parking 
areas are underutilised and could be considered for redevelopment. Each 
of these parking areas should be carefully considered to ensure that parking 
is appropriately provided for, and where new development is undertaken, 
provision of the existing and future parking need would be required to be 
provided for as part of the development.  Where it is found that parking areas 
should be retained, then they should allow for widened sidewalks and street 
trees for pedestrians, and shared users (i.e. residential at night / business 
in the day).  
 
On-street parking is also provided on the main, secondary and local streets, 
which provides easy access to businesses and should be retained.  The 
introduction of urban environment upgrades with additional street trees and 
special spaces for widened sidewalks in designated areas should be 
considered, and is elaborated in the section that follows. 
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Diagram 42: Movement & Circulation Plan 
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7.4 OPEN SPACE SYSTEM 

 
7.4.1 Overview 
 
Refer to Diagram 43: Environmental Development Plan-Parks, Open 
Spaces and Ecology 
 
The precinct plan recognises the vital and valuable role the green 
infrastructure provides on a social and financial level and therefore identified 
the following services:  
 

 provisioning services that relate to the products derived from an 

ecosystem, including food, fibre and fuel, genetic resources, 

medicines and pharmaceuticals  

 regulating services that involve the benefits derived from the 

regulation of ecosystem processes, such as air quality regulation, 

climate regulation, water regulation, erosion regulation, disease 

regulation, pest regulation and natural hazard regulation  

 cultural services are the benefits people obtain from ecosystems such 

as reflection, recreation, inspiration, and aesthetic enjoyment, and 

include cultural diversity and educational values, and  

 Supporting services are those necessary for the production of all 

other ecosystem services, such as soil formation, photosynthesis, 

primary production, nutrient cycling and water cycling. 

 
This response must seek to add value to the open space network, which is 
possible in: 
 

 Improving security by providing continual surveillance of and over 

open space elements such as parks and pedestrian routes; 

 Improving functionality, by improving thresholds of support for a wider 

range of functions and activities in the open space element; 

 
In the context of the precinct, open space can be defined broadly as areas 
that provide ecological, socio-economic and place-making functions that 
contribute to a broader open space network. In this regard, Open Space is 

not confined to parks or natural areas, but includes elements of the built 
environment such as roadways, and can also include visual connections. 
 
The approach requires an understanding of not only the natural systems 
and networks that exist, but also the urban-related open space elements, 
and how they may change and grow over time. More importantly, the 
interrelationships between the natural and built systems must be 
understood, in terms of existing processes, as well as potential future 
possibilities. 
 
 
7.4.2 Natural Systems & Environmental Components (The Green 

Network) 
 
The vast majority of the Precinct has been transformed from a natural state 
and no residual natural habitat remains within the Precinct boundaries, with 
the exception of a small area in the north-eastern part of the site. The 
Boksburg Lake is the primary ‘natural feature’ within the Precinct, but the 
Lake is an impoundment that was historically created by damming the 
Elsburg Stream (Spruit) that drains from the north-east across the Precinct 
Site. As a result, an open water habitat was created. 
 
The Lake is situated within the context of a landscaped park; the Lake and 
associated parkland has a certain degree of ecological sensitivity as it 
provides habitat for water birds that inhabit open water and reed bed (there 
are fringing reed beds around parts of the lake). Two islands on which a 
handful of large trees have occurred provide a suitable location for a heronry 
and a number of water bird species breed and roost on these islands.  
 
The Boksburg Lake is heavily polluted, primarily due to raw sewage inflows 
from the malfunctioning municipal sewer system, industrial discharge and 
old mining lands upstream of the Lake.  The Lake is also subject to inflows 
of significant volumes of litter that have washed into the Lake from the 
stormwater systems in the adjacent parts of Boksburg (i.e. within its 
immediate catchment). This pollution has severely affected the ecological 
state of the Lake and its recreational potential.  
 
The closest areas of residual natural vegetation to the precinct adjoin the 
south-western, north-eastern and south-eastern boundaries of the Precinct 
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Boundary. The area to the south-west of the Precinct Site is drained by the 
reach of the Elsburg Stream downstream of the Boksburg Lake. This open 
area is comprised wetlands associated with a wetland draining roughly 
parallel to the R21 (Rondebult Road) that forms a tributary of the Elsburg 
Stream, as well as the channel of the Elsburg stream and associated 
wetland habitat which drains into the Cinderella Dam. Parts of this 
undeveloped land parcel have been designated as a CBA, primarily 
associated with the Elsburg drainage system and the tributary wetland. 
However, large parts of this open, undeveloped area are currently under 
development, and the area has been degraded through invasive alien plant 
proliferation and dumping, as well as, channelisation of wetlands in this 
area.  
 
A small portion of the Precinct, adjacent to the PWV 15 is partially 
undeveloped. This forms part of a larger land parcel outside of the precinct 
and has been designated as an ESA, along with a smaller area that is 
designated as an Important CBA. Although some residual grassland habitat 
remains, this area is completely fragmented by urban development and 
parts of it have been subject to the proliferation of exotic and alien invasive 
vegetation. Due primarily to the fragmentation of this land parcel by fringing 
urban development and linear infrastructure, this land parcel has a low 
degree of environmental sensitivity and could be further investigated for 
development. 
 
Lastly the undeveloped area to the south-east of the Precinct forms part of 
a larger, undeveloped parcel of land that stretches to the south-east of the 
CBD. Most of this undeveloped area has been designated as a CBA. A seep 
wetland originates in this area and much of the surrounding grassland 
appears to be largely intact, with limited areas of alien invasive plant 
proliferation and some dumping occurring close to the Precinct boundaries. 
The presence of a wetland that displays a largely natural ecotone to 
surrounding terrestrial grassland habitat imbues this area with a relatively 
high degree of sensitivity despite the urban setting. In addition, the presence 
of a wetland provides a natural ecological linkage to other undeveloped 
areas to the south-east, although the open areas are fragmented by roads 
that bisect them.   
 
The key environmental component of the Precinct is the Boksburg Lake and 
associated open space system. As this is an existing well-developed open 

space (into which municipal funding has recently been focussed to improve 
the open space), the open space component of the Precinct is focussed on 
the Lake and associated parkland, and the improvement of its state, 
especially in the context of improving the water quality and resultant 
aesthetic quality of the Lake. An area to the north-west of the Precinct 
boundaries has been earmarked for development of open space, but this 
area is old, disused mining land and has no ecological function or sensitivity 
designation. The presence of undermining prohibits large-scale 
development and the development of recreational land uses for this area is 
thus being considered.  
 
Partly due to the pollution-related issues but also due to its location as part 
of a wider drainage network, the ecological linkages between the Precinct 
area and adjacent areas, primarily upstream and downstream along the 
Elsburg drainage system are considered an important part of the regional 
and local context of the Precinct. The importance of such linkages is 
emphasised in the consideration of the source of many of the issues 
associated with the pollution of Boksburg Lake, which originate upstream of 
(i.e. remotely from the precinct).  
 
The wider Elsburg drainage system within which the Boksburg Lake is 
located is very significant, as such the CoE have recently commissioned 
professional service providers to prepare the Elsburg Wetlands Master Plan 
Project, which is undertake wetland rehabilitation plans for various reaches 
of the Elsburg Spruit.  Projects identified in this master plan include the 
improvement of Boksburg Lake and upstream initiatives to rehabilitate the 
system (north-east of the Precinct). The environmental significance and 
more importantly potential environmental importance of the rehabilitated 
drainage system is thus recognised. No indication of a management 
strategy or development facing onto the wetlands has been considered at 
this stage for the natural land in their study area.   
 
It should be noted that without a formalised system to protect and manage 
such vacant, undeveloped spaces these would be at risk of being (further) 
degraded through: 

 Illegal dumping activities ; 

 Proliferation of alien invasive plants;  

 Potential land invasions to establish new informal settlements.  
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In the interests of maintaining the residual ecological value associated with 
these land parcels, twinned with the need to consider the impact of 
uncontrolled development on land parcels that are located immediately 
adjacent to the Precinct (that could adversely affect or be in contradiction to 
the proposed development outcomes for the Precinct), recommendations 
on these vacant areas have been considered as part of the Precinct Plan 
Implementation. 
 
 
7.4.3 Urban Parks and Public Spaces  
 

 Boksburg Lake and Public Park 
 
At this stage, it is proposed that the Boksburg Lake Park be developed and 
maintained as a major recreation facility, which is currently underway.  
 
The Precinct Plan for the Boksburg CBD takes cognisance of the initiatives 
that are being undertaken to rehabilitate the wider Elsburg drainage system 
as part of the Elsburg Wetlands Master Plan Project, thereby improving its 
ecological state.  The Elsburg project is a separate process, and running in 
parallel with the Boksburg Precinct Plan, discussions with this team has 
occurred, but further engagement would be required by the relevant CoE 
departments once the precinct plan is completed, so that the initiatives as 
part of the improvement of the natural features within the Precinct and 
beyond its boundaries are aligned with the precinct plan. As such no direct 
interventions, from an environmental or ecological perspective, related to 
the Lake are proposed as part of the Precinct Plan, however the 
consideration of the built form relating to these open spaces in the precinct 
plan has been addressed.  
 
The proposed rehabilitation of the water body and wider drainage network 
will only have limited success should the root causes of the pollution of the 
Lake and the wider drainage network not be addressed. As described in the 
Status Quo Report and surmised above, part of the source of the pollution 
in the Lake is from the municipal sewer and stormwater systems which are 
not operating effectively, with the result that effluent containing raw sewage 
and litter are being allowed to directly enter the lake. As the Lake holds a 
high degree of recreational and social importance in the context of the CBD 

and wider Precinct, it is critical that the municipal sewage and stormwater 
systems in the Boksburg Area be repaired or upgraded to ensure that such 
pollution does not continue to recur.  
 
A related proposal being considered as part of the Elsburg Wetlands Master 
Plan Project, relating to an ongoing project to manage and rehabilitate 
wetlands along the Elsburg system proposed the hydrological elements to 
the north of the Boksburg East station area form the focus of an extensive 
“wetland” based park. This proposal seeks to provide natural seepage and 
drainage elements that could address pollution and silting problems 
upstream of the Boksburg Lake and will add value to the Boksburg CBD. 
 
From a public environment perspective, a proposal is made in the precinct 
plan for the introduction of a key public space behind the main Boksburg 
CCC Building that can provide a more direct connection to the water’s edge. 
It is envisaged that this be viewed as an extension to a current initiative that 
aims to introduce an artificial wetland system into the redundant water 
feature that currently exists in this area. 
 
 

 Prince George Park 
 
The Prince George Park, located to the south of the CBD Core, is a complex 
of sports fields and ancillary structures. The complex as a whole has 
become largely superseded by the development of a new sports precinct 
around the Boksburg City Stadium, located outside of the precinct to the 
south-east.   
 
 

 Street Space as a Public Amenity 
 
Street space in Boksburg both in the residential suburbs and in the CBD 
should be considered as community space and as such will need overtime 
to be upgraded. In the residential areas there are already street trees and 
well-maintained verges with the houses overlooking this attractive space. 
There may be opportunities in underutilised space in the streets for 
children’s play space and for street basketball facilities in order to make the 
residential streets more active.  
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The main movement routes that act as an activity spine, such as 
Commissioner Street, the sidewalks may require widening and upgrading 
for pedestrian movement. In the Precinct Plan certain streets have been 
identified as more important pedestrian streets due to the direct access to 
facilities such as the Boksburg Lake. These are indicated in Error! 

Reference source not found. and 

 
 
Diagram 44: Public Environment Interventions  
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The existing and proposed public squares and piazzas that form part of the 
pedestrian environment should be seen as components of the wider precinct 
open space system. They should be maintained and upgraded to function 
as such, providing additional recreation space for the precinct users. 
 
7.4.4 Recommendations for undeveloped / underutilised land 

parcels  
 
As described above the currently vacant, undeveloped land parcel, which 
partly falls within the north-eastern part of the Precinct is largely fragmented 
and is likely to have a low degree of environmental sensitivity. There would 
thus be little environmental gain in retaining this land parcel in its current 
state, and the potential development of this land parcel could be considered.  
 
Part of this vacant area has been designated as a CBA with the possible 
residual presence of primary vegetation. Accordingly, prior to any 
development of this area it is recommended that an ecological assessment 
of the state of this vacant land parcel be undertaken to confirm the 
transformed state of this area and to determine whether any residual 
primary grassland is present, and whether such vegetation, if present, has 
any potential ecological value. The residual presence of any intact areas of 
primary grassland within this land parcel, is not necessarily contrary to the 
developability of this land parcel and such intact areas of grassland could 
be retained as part of a ‘green space’ contained within the confines of a new 
development that could be utilised as an open space or recreational area 
with the installation of low impact infrastructure such as paths, benches, etc.  
 
As described above the open area to the south-west of the Precinct Site is 
drained by the Elsburg Spruit and by a tributary wetland. In the light of the 
plans for the rehabilitation of the Elsburg Spruit, the parts of this area located 
adjacent to the wetlands and drainage features are likely to be earmarked 
for rehabilitation efforts. The extent of such rehabilitated efforts (e.g. if a 
channelised section of the Elsburg Spruit is earmarked for channel 
rehabilitation, the rehabilitated channel would occupy a wider footprint), 
along with a consideration of the conservation planning-related designation 
(Gauteng C-Plan) of the area is likely to determine the potential for 
development in the undeveloped parts of these land parcels.  
 

Lastly the undeveloped land parcel that lies adjacent to the south-eastern 
part of the Precinct (beyond the precinct boundary) holds the highest degree 
of ecological value of these undeveloped land parcels, as described above. 
Accordingly, it is recommended that this land parcel remain untransformed 
to maintain its ecological integrity. However, consideration should be given 
to incorporating this land parcel into the wider formal open space network 
of the CoE, and of maximising its usage (and value) as a natural open 
space.  
 
There are transformed areas located within this open space, i.e. the area 
colonised by exotic trees adjacent to the substation. Such transformed 
areas could be utilised for the development of low impact recreational 
facilities (e.g. play park or sport fields). Should this open area be able to be 
secured through perimeter fencing with controlled access to the public, such 
a natural area could be developed as a valued open space, allowing its use 
for walking, dog walking, mountain biking, etc., with the development of low 
impact infrastructure such as walking paths and cycle tracks.  
 
Prince George Park can potentially be redeveloped and has been identified 
as a development opportunity in the future, should it be found that it is no 
longer required for sports events. 
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Diagram 43: Environmental Development Plan-Parks, Open Spaces and Ecology
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7.4.5 The intent of the Environmental Plan  
 
Refer to Error! Reference source not found. 
 

REF ON 
PLAN 

OPEN SPACE INTENT/ISSUES PHASING 

1 Boksburg Lake  Addressing issues related to pollution and silting in the waterbody (ongoing Elsburg Wetland Master 

Plan and CoE Parks initiative);  

 CoE Parks Department, is waiting for WULA to address water quality issues through a number of 

initiatives.   

 More direct interface with water’s edge in Civic Precinct; 

Ongoing – short term 

2 Boksburg Lake 
Park 

 Upgrading and development of new facilities in the park (Work stages 1 and 2 of the CoE Park 

Department initiative); 

 Proposed new edge/promenade to integrate with proposed constructed wetlands in unused water 

features; 

 Identification of additional access points into the park through main pedestrian desire lines  

 Guidelines to ensure that existing buildings that have a park interface are enhanced and potential 

development opportunities that could further activate the park. Moreover,  

Ongoing – short term 

3 Southern Link  Reconfiguration of movement paths; 

 Stabilisation of lake outlet; 

 Visual interface with Rondebult Road 

Medium to longer 
term 

4 Village Mall 
Park 

 Consolidation of open space / piazza within the sub-precinct with a view to providing a single, high-

quality open space resource/facility introduced as part of a development opportunity on the Council 

owned landholdings in the vicinity  

Short to medium term 

5 Central Public 
Space  

 The main stadium facility requires significant repair and maintenance to serve both the sports and 

cultural needs of the precinct. The facility could be reconsidered as a central green space/park with 

development facing onto the park, and the existing sports facilities be consolidated at the Boksburg 

Stadium. The central green space could become a small-scale, local multipurpose sports facility with a 

public park serving the neighbouring developments. 

Short to medium term 

6 Swimming 
Pool 

 Existing facility, connections enhanced through public environment intervention such as pedestrian 

connections linking key areas such as the existing schools, tennis courts (south) and potential civic 

arena (5) 

Existing 

MartinB
Rectangle
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7 Bowling Club  Boksburg Bowling Club is in pristine condition and should receive Council support to ensure that this 

is investment is continued. Interface with immediate environment should be enhanced through public 

environment intervention 

Existing 

8 Boksburg CBD 
West 
Southern Edge 

 Existing parts of the road reserve between the western parts of the precinct – Proposed K110, 

Rondebult Road – upgrading and NMT infrastructure 

Medium term and 
reconfiguration with 
proposed K110 

9 Regional 
Wetland Park 

 Delineation of a natural area to allow for wetland enhancement, (Identified as a potential project in the 

Elsburg Wetlands Master Plan Project)  

 naturalisation of water course, and seepage areas as means of reducing water pollution and silting 

entering the lake 

Medium term 
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7.5 SOCIO-ECONOMIC DEVELOPMENT POTENTIAL ANALYSIS  
 
This section provides an overview of the recommendations and areas of 
intervention, in socio-economic terms, that was drawn from the different 
Markets (I.e. Retail, Industrial, office, residential) 
 
The full Development Analysis can be found in ANNEXURE 3: SOCIO-
ECONOMIC ASSESSMENT 

 
7.5.1 Recommendations and Areas of Intervention  
 
The key recommendations include: 

 Rehabilitate Boksburg Lake and provide 24/7 security to vigorously 

promote recreation and improve the aesthetic appeal of the precinct;  

 Permit businesses opportunities along Commissioner Street through 

the development local art and tourism market, local cuisine 

restaurants and clothing stores to enhance tourism attraction, 

economic growth, entrepreneurship and employment creation;  

 Involve the private sector to renovate, subdivide into smaller more 

affordable units, and maintain the old buildings;  

 Enhance the capacity of Small Medium Micro Enterprises to serve 

local residents and sale cheaper, more affordable, and reliable  

products; 

 Enhance the Plantation area through the provision of smaller retail 

establishments, art galleries and private studios, coffee shops, 

bakeries and a few restaurants; 

 Acknowledge the role of the informal economy and regulate more 

viability through providing trading licences, weekend informal market 

space, Wi-Fi hotspots for local entrepreneurs and innovation spaces 

for unemployed graduates;  

 Refurbishment of the railway stations and sufficient space of taxis to 

operate, to provide an adequate and affordable transport system for 

both local residents and potential students of the proposed 

Ekurhuleni Applied Science and Technology University.  

 Low demand for industrialisation. Opportunities for smaller light 

industrial units (150m2—300m2); 

 Establishment of an Automotive Aftermarket, consisting of 

manufactures, parts distributors, workshops, etc. in dedicated 

spaces, but not as the main economic activities within the precinct;  

 Creating a linkage between the railway station, Boksburg East 

Industrial, retail and commercial traders to ensure the provision of 

adequate transportation for local residents, particularly employees 

and consumers.   

 Renovate and subdivide old buildings to provide small affordable 

office spaces;  

 Create an environment that allows small scale operation of business 

start-ups- and small enterprises;  

 Refurbish the Village Mall and create space for retail anchors that 

would attract customers, while also complementing the existing local 

businesses;  

 Potential for subsidised housing (FLISP) to provide low-middle 

income earners the opportunity to purchase properties; 

 Potential for affordable high density accommodation for prospective 

students of the proposed Ekurhuleni Applied Science and 

Technology University; 

 Affordable high-density residential developments in the proximity of 

various economic activities, social amenities and transportation, such 

as:  

o Properties located along Market Street, near the Boksburg 
Lake that promote access and convenience proposed 
restaurants along the lake, surrounding economic activities 
and government entities;  

o Renovation and rezoning of properties along the 
Leeuwpoort Street for mixed-use purposes to create 
convenience and access to economic activities, social 
amenities and transport; and 

o The PG Parks presents human settlement opportunities, as 
the area is well located near economic activities and social 
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facilities and could thus be convenient for prospective 
residents in terms of easy accessibility to essential facilities. 

 Establish and enforce by-laws for provision of 24/7 security and 
maintenance of high-density residential buildings;  

 Strengthen the usability of parking spaces through the provision of 
medium-high density residential units at the unused parking spaces 
in Leeuwpoort Street 

 Intensify the Civic Centre precinct through clustering essential 
social amenities in a convenient, accessible and walkable distance.  

 The Boksburg Stadium be utilised as a central area for all sports 
activities to form  an inclusive and positive sport environment for a 
significant number of the population residing  within and in areas 
surrounding the precinct; 

 An indoor sports facility could be developed at the parking space near 

the Boksburg High School in Leeuwpoort Street.  

 Establish a homeless shelter near the O.R Tambo Hospital, on the 

vacant land along the station; 

 Promoting the Boksburg Lake as a recreational facility, catering for 

small functions, family picnics, weddings and conferences;  

 Establishment of a weekend informal market to afford local 

entrepreneurs to showcase their goods and services to potential 

tourists and local residents;  

 The boathouse within the lake could be used as a facility to host small 

events, as there is ample parking space adjacent to it; and 

 Establish a centralised focus area in which mixed-use buildings are 

renovated, maintained, and by-laws are enforced and users have 

access to well-functioning high-density residential uses combined 

with ground floor retail, and ease of access and convenience to 

centralised economic activities, social amenities, and adequate 

transportation system.   

 Enhance tourism attraction through preserving the heritage buildings.  

 
The aforementioned recommendations could stimulate socio-economic 
integration, while also impacting positively on the overall economy of the 
precinct. 
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7.6 PRECINCT BUILT FORM AND PUBLIC ENVIRONMENT 
FRAMEWORK 

 
Refer to Diagram 44: Public Environment Interventions 
Refer to Error! Reference source not found. 
 
A high-quality urban environment with well-developed hard and soft public 
spaces must form an integral part of the future growth of the Boksburg CBD 
Precinct. Creating a high-quality public environment requires establishing 
the timeless qualities of ‘good urbanism’ that create opportunity, facilitate 
choice, and promote safety. This has at its basis the development of places 
that work for all people, rather than optimised to a few. 
 
The public realm contains carefully crafted public spaces each having their 
own identity and sense of place. Special buildings and places anchor and 
support public spaces and serves as important reference points contributing 
to a legible environment. 
 
Streets forming part of the public space system should be developed with 
supportive edges giving streets a sense of enclosure and protection. 
Planting along major streets will provide shade to pedestrians and serve to 
define and add quality to streets. 
 
Streets forming part of the public space system are well developed with 
supportive edges giving streets a sense of enclosure and protection. It is 
important that the detailing of these streets not only acknowledges their 
functional circulation requirements, but also acknowledges their role as 
critical components of the public domain. 
 
This functionality is particularly important in terms of routes such as 
Commissioner Street, Leeuwpoort Streets, Trichardts Road in the urban 
core, which serves as an important movement routes through the precinct, 
but also provides direct local access to activities along its length.  The 
development of these streets must reinforce its role as a shared space and 
a place for community engagement. 
 
The built form and public environment contributes to a sense of identity for 
the precinct. This is achieved through the buildings’ response to the urban 
environment, ideally framing and defining the public environment. The public 

environment comprises the streets, parks, green spaces, public squares 
and pedestrian paths. The public environment is the key element that 
enables and directs people in the utilisation (live, work, play) of the urban 
environment, supporting activities and residential neighbourhoods. 
 
A high-quality public environment, one that is functional, landscaped, safe, 
clean, well-lit and well-managed in terms of maintenance and security, is 
vital to establishing liveable and thriving urban places and economies. 
 
 
7.6.1 Built Form Response 
 
The built form refers to the character of the buildings, and their relationship 
to the street and public environment in terms of form and scale. The aim is 
to achieve a high-quality public environment and retain the human-scaled 
urban environment, throughout the precinct. The Boksburg CBD Precinct is 
premised on the following principles:  
 

 Perimeter block developments should be introduced where 
possible to undeveloped land parcels in the precinct. Perimeter 
blocks establish a hierarchy of spaces from public, to semi-public, 
semi-private and private realms. These thresholds establish 
positive street edge conditions allowing for an active street front, 
while maintaining a calmer sense of privacy beyond, and thus a 
dynamic urban environment.  

 Framing of the public realm and streets by the buildings, which 
are a fundamental component to the place-making inherent in the 
urban design plan.  

 A human-scaled height is promoted. Where new-buildings are 
introduced, a development scale promoting maximum heights with 
colonnades at ground floor, recommended setbacks (at 4 storeys) 
to give a human scale, where a suitable building program allows. 
This is particularly encouraged where residential development is 
introduced. 

 A diversity of building typologies, which, regardless of activity 
and size, respond to the street and establish a positive interface 
with the street.   
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 Buildings respond to their context, with main entrances opening 
onto the street front, encouraging pedestrian activity at ground and 
thus promoting the intended lively and energetic quality of the 
precinct. Details around such built form directives will be dealt with 
further along in the report. 

 
These principles should be maintained and enhanced when renovations 
occur in the CBD and the vacant portions of land with infill opportunity should 
also be designed with the above-mentioned principles. 
 
 
7.6.2 Heritage Potential 
 
Heritage Resources by their nature are of significance. Growth and 
development within the Boksburg CBD Precinct should take cognisance of 
this and become a tool for the reinforcement, support and expose this 
significance. Heritage resources should be valued and responsible 
conservation and management incentivised. This can be achieved through 
the identification of heritage resources within the Boksburg CBD area, the 
implementation of rebates on heritage properties’ the CoE’s assistance in 
the NHRA approval process, and general support for and the 
implementation of public awareness campaigns as to the value of identified 
heritage resources. 
 
The Boksburg CBD Precinct contains many buildings that have, or could 
have, heritage significance. Support and guidance should be provided to 
encourage private owners to maintain and repair buildings of heritage 
significance. Where necessary, regulations should be implemented to 
enforce adherence to the law regarding appropriate use and care of these 
heritage assets. Setting up a guideline committee of sorts would give 
property owners a point of contact for advice and recommendations 
regarding their assets. 
 
The heritage buildings identified in this precinct plan are indicative only and 
should be used as a guide rather than an exhaustive list of heritage assets 
in the area. All structures in the Boksburg CBD precinct are subject to the 
National Heritage Resources Act (1999) and should be considered 

accordingly before any changes or adjustments are made to the facades or 
interiors of the buildings.  
 
The public environment becomes a means through which heritage 
resources can be  

 New development should follow the principle of good neighbourliness 

(in general but specifically when in proximity of a heritage resource). 

This includes proximity, setbacks, views, scale, overshadowing etc. 

 New development cannot adversely impact on an existing heritage 

resource, streetscape of townscape. 

 The identified significant character of a historically significant area 

should be maintained and reinforced. 

 The rhythm, scale of structures, the response to street edge, spaces 

between structures and specific distinguishing features of structures 

create this character and ambiance. 

 Natural features, such as mature trees, create this ambiance and 

character, are part of the cultural significance of an area and should 

be maintained. 

 The conservation of important streetscapes should be prioritised 

(Commissioner Street becomes key in this regard) 

 New structures which form part of an important streetscape should 

take into account the character, scale, materiality, heights, setbacks 

and proportions of the existing structures and should maintain the 

cultural significance of the historical streetscape. 

 A one building per erven building typology, or architectural treatment 

of larger structures to achieve this appearance, is preferred. 

 New development should take cognisance of the original siting and 

relationship between a heritage resource, the street and important 

neighbouring structures. This relationship should be maintained. 

 The physical scale and height of new structures should not appear to 

dominate adjacent heritage resources. 

 New structures within close proximity to heritage resources should be 

clearly distinguishable as new and neutral in character so as not to 

detract from heritage resource. 
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 Where erven are consolidated into larger land parcels the original erf 

size needs to be considered in the design of new structures. 

 A sense of existing site boundaries and street edge (including original 

walls) should be maintained even when erven are consolidated. 

 Natural heritage resources identified contribute to the character and 

ambiance of an area. They are therefore of great significance. 

 Mature trees, irrespective of type, are considered to be heritage 

resources irrespective of location and are to be retained. 

 The planting of new trees is to be encouraged. It is recommended 

that trees be of a similar scale and stature as those historically found 

in the area. 

 Important views of heritage resources; views from existing vantage 

points should not be obstructed by new development. 

 New development must maintain public visual accessibility of 

heritage resources. 

 Important views from heritage structures and their connection to 

street should be maintained. 

 

7.6.3 Public Environment 
 
The public environment refers to the consolidated network of open space, 
streets, parks and squares that are accessible to the general users of the 
precinct, including the street furniture and lighting associated with it. These 
should be landscaped, well lit, clean and well managed in terms of 
maintenance and security. 
 
The public environment should encourage people not just to move through 
the area but to linger and spend time in it, contributing to a vibrant 
atmosphere.  
 
A quality public environment and an environmentally sustainable approach 
to this environment are key components of the urban design precinct plan. 
These include: 

 Establishment of a quality public realm with directives for achieving 
the desired built form and place-making results. These directives 

will include details around street pavement materiality and 
character, lighting, seating, planting and landscaping, and 
placement of public art. 

 Key elements of the public environment are designed as 
outstanding features and landmarks within the precinct, contributing 
to the desired character and quality of place. These include the 
Boksburg town centre, public space, and the public open space 
system with its pedestrian ways, local parks and piazzas.  

 The open space and natural environment contributes to the 
character of the precinct and its public realm. The network of high-
quality open spaces, tree-lined streets and boulevards, landscaped 
pedestrian ways, parkways, and local parks and public squares all 
contribute to the quality public environment intended for the 
precinct, in order to make it an attractive and welcoming place for 
users. Design directives detailing these elements will be provided  

 
Key two primary roads serve as mobility gateways into the precinct. Such 
gateways provide development opportunity whereby the land concentrated 
around this gateway can be enhanced to enforce the idea of a celebrated 
threshold into an identifiable precinct. 
 
A number of existing gateway features have been identified for 
enhancement: 
 
Where possible, existing landscaping, key structures and buildings at each 
gateway should be identified for upgrade or be enhanced. The three 
underpasses could use painted graphics to identify the Gateways form the 
west. 
 

 Areas identified for public environment upgrade  
 
Refer to Diagram 44: Public Environment Interventions 
 
The gateways to be invested include gateways A to E (on Diagram 44: 
Public Environment Interventions) , with a priority on A, B and E. 
 
The numbers on the table below refer to Diagram 44: Public Environment 
Interventions 
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Table 13: Elaboration on the Public Environment Intervention Plan 

 

REF ON 
Diagram 44  

DESCRIPTION 
LENGTH/ 

AREA 
PHASING 

1 Lake Promenade 
and piazza 

6000m2 Short Term 

2 Bank Street 300 m Short Term 

3 Pretoria Street 
Pedestrian 
Orientated Street 

150m Short Term 

4 Commissioner 
Street (Central) 

1420 Short/Medium 
Term 

5 Eloff Street 
Pedestrian 
Orientated Street 

300mm Short/Medium 
Term 

6 Commissioner 
Street (East) 

580 m Medium/Long 
Term 

7 Commissioner 
Street 
(Vogelfontein) 

580 m Short/Medium 
Term 

8 East Street 650 m Short/Medium 
Term 

9 Oak and North 
Avenue upgrade 

700 m Short/Medium 
Term 

10 Hospital Street 
South 

350 m Medium/Long 
Term 

11 Hospital Street 
North 

550 m Medium/Long 
Term 

12 Boksburg Station tbd Long Term 

13 Boksburg East 
Station 

tbd Long Term 

14 Park Link tbd Long Term 

15  Market Street  1000m Short  Term 

 
.
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Diagram 44: Public Environment Interventions 
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7.7 URBAN DESIGN DIRECTIVES TO CREATE A LEGIBLE 
PRECINCT  

 
 
The proposals contained within the development framework are 
underpinned by a series of urban development and urban design directives, 
as directed by CoE policies, including the MSDF, RSDF and the CoE draft 
Urban Design Policy Framework, as well as being informed by existing 
urban development and urban design best practice.  
 
The directives are applicable at the precinct development and urban 
structure level, followed by the more detailed guidelines at Focus Area and 
Project level. These directives are used as underlying principles to create a 
more legible precinct. 
 
The built form and public environment contribute to a sense of identity and 
legibility for the precinct. This is achieved through the buildings’ response to 
the urban environment, ideally framing and defining the public environment.  
 
The public environment comprises the streets, parks, green spaces, public 
squares, pedestrian paths and public buildings such as the civic offices and 
library. The public environment is the key element that enables and directs 
people in the utilisation (live, work, play) of the urban environment, 
supporting activities and residential neighbourhoods as well as providing a 
clear and legible urban structure at precinct level. 
 
A high-quality public environment, one that is functional, easy to understand, 
landscaped, safe, clean, well-lit and well-managed in terms of maintenance 
and security, is vital to establishing liveable and thriving urban places and 
economies. 
The urban design directives reinforce and support the urban structure of 
the precinct through the following: 

 Legibility — urban design and architecture should facilitate ease of 
movement by foot, public transport or private car, and convenient 
access to a diverse range of amenities. Pedestrian movement 
should be prioritised over vehicular movement; 

 Structure and Identity — The directives reinforce the urban 
structure of the precinct ensuring the area has a unique identity and 
is easy to find one’s way around as a resident and visitor. 

 Place-making and the public realm — creating a high quality and 
vibrant public realm by designing streets, squares and parks as the 
focus of community life; 

 Positive edges — promote positive edge conditions between new 
and existing, between built and natural, and a clear transition 
between public, semi-public, semi-private and private.  

 Security by design — safety and security should be achieved by 
design rather than by remedial measure. The creation of “live street 
edges”, achieved through careful planning of land use, will create 
an environment in which residents and occupants can watch over 
one another 

 Framing of the public realm and streets by the buildings, which 
are a fundamental component to the place-making inherent in the 
urban design plan.  

 A human-scaled height is promoted. Where new-buildings are 
introduced, a development scale ranging from 3 to 4 storeys is 
recommended, where a suitable building program allows.  

 Heritage— Sites of historical importance should be incorporated 
sensitively into the urban design framework; 

 
 
7.7.1 Urban Design Directives 
 
The above are achieved through the development of specific features within 
the built form as follows and indicated on Diagram 45: Built form and public 
environment 

 Gateways are entrances to specific areas or districts include 

 Convergence of Leeuwpoort and Commissioner Streets on 
the east of the precinct 

 The west end of Leeuwpoort Street at the intersection with 
Ronderbult Road 

 The western edge of the precinct at the intersection of the 
railway, Commissioner Street and Ronderbult Road 
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 The north end of Trichhardts Road as it crosses the railway 
line 

 The south end of Trichardts Road as it enters the precinct 

 Nodes and Squares are focal points within the precinct which have 
a concentration of specific uses or movement configurations. These 
include: 

 The Transport Nodes at the two railway stations 

 The Retail and Civic Node at the intersection of 
Commissioner Street and Trichardts Road 

 On the east end of the Boksburg Lake as a Civic Node 

 Major Activity Edges are the linear elements that are the focus of 
specific land uses and are usually, but not always, the boundaries 
between districts or areas. These include 

 Commissioner Street 

 Hospital Street (North and South) 

 East Street 

 Bank Street 

 Paths are the major movement vehicular and pedestrian routes that 
tie the precinct together. These include 

 Commissioner Street 

 Hospital Street (North and South) 

 East Street 

 Bank Street 

 Secondary routes throughout the precinct 

 Districts are specific areas or zones which have common 
characteristics. These Include: 

 The Inner Core of the CBD 

 The mixed-use districts to the south of the CBD 

 The Residential Suburbs (north, south, east and west) 

 The Hospital and Heritage area 

 Boksburg East and the TOD 

 Landmarks are physical elements or public buildings which are 
unique or special within the urban fabric. These include: 

 The Civic Centre complex 

 The Public Buildings clustered within the inner core 

 The Boksburg Lake 

 Heritage buildings 
 
 

7.8 SUSTAINABLE CONSIDERATIONS 
 
A key guideline emerging from the above overview relates to Sustainability 
and resilience, an overarching prerequisite in all development proposals put 
forward in this precinct plan.  
 
As stated in the CoE draft Urban Design Policy, sustainable and resilient 
considerations enhance the protection of and access to biophysical 
resources; and enable a physical response that can adapt to changes over 
time.  
 
Any new development or changes to existing developments in the Boksburg 
CBD Precinct should be undertaken with prior deliberation of the following 
sustainable considerations: 
 

 Any new development should seek first to enhance the existing 

environment rather than to erase and replace it; 

 Existing natural features such as mature trees should be incorporated 

into the design of the new environment to aid legibility and diversity 

of experience; 

 Existing structures and places of heritage significance should be 

retained and adaptively reused wherever possible (MSDF, 2014); 

 The existing open space system should be preserved and enhanced 

as far as possible; 

 Pedestrianisation should be prioritised by default; 

 Public transport promoted as key mode of mobility and commuters 

should be designed for; 

 Incorporate mixed use development as far as possible in all new-

builds and adaptively reused buildings, where sharing of 

infrastructure can occur and facilities are easily accessed through 

walking; 
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 Promote residential densification through infill development at an 

appropriate density, further supporting walking and use of shared 

facilities within the precinct; 

 Incorporate sustainable economic principles; 

 Implement sustainable infrastructure principles in all additional 

infrastructure requirements; 

 Implement sustainable building principles as far as possible in all 

new-builds and adaptive reuse projects. Consideration should be 

given to such aspects as building orientation, rainwater harvesting 

and grey water catchment systems, natural cooling systems and 

renewable energy installations. 

 

The management of the wastewater stream is critical in this regard. With 
increasing populations in urban areas, much of the permeable landscape 
has been replaced with hard surfaces, and as a result, surface water runoff 
has reached traditional piped drainage faster and in larger quantities. This 

has been exacerbated by the loss of rural features that might once have 
slowed the passage of surface water, being replaced with large, intensively 
farmed fields that rapidly discharge surface water into piped drainage or 
waterways that make their way into urban areas. 

The effective management of wastewater in urban areas has a number of 

key objectives: 

 Protecting the quality of surface and groundwater to maintain and 

enhance aquatic ecosystems and enable re-use opportunities. 

 Promoting more efficient use of water by reducing the demand for 

potable water and encouraging use of alternative water supplies. 

 Minimising the generation of wastewater and ensuring it is treated to 

a sufficient standard to enable the effluent to be re-used and/or 

released into receiving waters. 
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Diagram 45: Built form and public environment
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7.9 INFRASTRUCTURE SERVICES PLAN 
 
Refer to Diagram 46: Infrastructure Services Plan 
 
The successful implementation of the precinct plan requires that the 
infrastructure to support this development has sufficient capacity and is 
appropriately maintained. Most of the water, sewer and stormwater 
pipelines in the region are more than 50 years old. Lack of maintenance is 
evident in the frequency of the pipe bursts and overflowing manholes. The 
Boksburg precinct is a mature and well-developed areas and as a result, the 
current infrastructure is aging and require on-going maintenance. The CoE 
must invest in maintenance strategies to maximize on the infrastructure life 
cycle. 
 
The following are key elements to the successful functioning and 
development of the precinct  
 
 
7.9.1 Electrical Network and Capacity 
 
Existing capacity is in place. The Boksburg CBD is a well-established and 
mature area with comprehensive engineering infrastructure and services. 
The capacity is expected to be sufficient for current demand and small 
commercial and residential developments. Large concentrated 

developments and power intensive commercial and industrial developments 
will need to be evaluated and an application for the additional demand 
processed by the energy department.   
 
The development of the new substation in Green Reef (near the Angelo 
Hotel site) will ensure that any future demand will be met. 
 
 
7.9.2 Water, Sanitation and Stormwater Network and Capacity 
 
The pollution of the Boksburg Lake is mainly caused by overflowing sewer 
manholes, erosion and possibly illegal discharges from the surrounding 
industrial areas. It makes economic sense to rather mitigate the causes of 
this pollution than to mechanically and chemically treating the water by 
conventional waste water treatment methods. The CoE should 
systematically replace the existing sewage pipes that are more than 50 
years old in a structured and phased manner over a number of years, as 
well as, responding more quickly to blocked sewer pipes and overflowing 
manholes.    
 
The sporadic flooding around Trichardt Street and Railway Street, towards 
the northeast of the Lake, can be reduced by lowering the mandmade 
overflow structure from the lake.  
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Diagram 46: Infrastructure Services Plan 
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8 FOCUS AREAS AND DESIGN GUIDELINES  
 
 
8.1 INTRODUCTION 
 
The Precinct Development Framework establishes a series of plans with 
more detailed priority focus areas. This section elaborates on the focus 
areas, which illustrate how the framework can be realised in a holistic way 
at a more detailed level. 
 
 
8.2 PURPOSE 
 
The purpose of the Focus Areas and Design Directives is to describe and 
specify the development proposals at a more detailed level providing 
opportunities for specific short-term projects.  
 
The components included in the key focus areas are: 
 

 Boundaries of the Focus Area; 

 Land use activities with a range of potential zonings; 

 Local roads, paths and transport networks 

 Public environment and open space elements (concepts for street 
furniture, parks, squares, streetscape);  

 Detailed layouts and anticipated built form of key areas; 

 Locality of key buildings, activities and facilities; 

 Height restrictions, coverage and floor area ratios (FAR);  

 Parking ratios. 
 
Much of the land uses and zoning have been addressed in the previous 
section, the Land use and Activity Pattern Framework, as stated this section 
elaborates on these. 

8.3 PRIORITY FOCUS AREAS 
 
Refer to Error! Reference source not found. 
 
The following focus areas have been defined for Boksburg Precinct as 
priority Focus Areas: 
 

 1: CBD Core and Civic Precinct: major public amenity and the 
Civic Centre redevelopment including a consolidation and upgrade 
of the inner core of the CBD, including surrounding public 
environment and opportunities for residential above retail within 
core and higher density residential development 

 2: Boksburg Lake: Upgrade as a major public open space amenity 
and links to the Civic Centre  

 3: Prince George Park The redevelopment of underutilised land 
including opportunities for higher density residential development 
and the retention of sports fields that can serve the community. 

 
In addition, three other supporting areas have been identified for longer term 
planning and implementation: 
 

 4: Boksburg East Transit Orientated Development 
The long-term development of a mixed use node with the focus of 
ToD at the railway station 

 5: CBD West (West of the Boksburg Lake near the Boksburg 
Bowling green) the adjacent residential area and heritage precinct. 

 6: Boksburg Hospital Potential redevelopment of the hospital site 
if it is relocated or the upgrade of the existing facility to an expanded 
hospital 
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Diagram 47: Main Focus Areas  
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Diagram 48: Focus Areas - main and supporting
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8.4 CIVIC PRECINCT AND CBD CORE 
 
Refer to Error! Reference source not found. 
 
A critical area of the Boksburg CBD is the central commercial core, centred 
on Commissioner and Leeuwpoort Streets and the adjacent streets 
including the Civic Centre Precinct. The optimal functioning of this shopping 
district and its associated civic amenities is essential to maintaining and 
promoting the existing features, economy and energy of the Boksburg CBD. 
 
 
8.4.1 Boundary of the Focus Area 
 
The boundary on the south is Leeuwpoort Street and Adderley Street, on 
the west is Oosterlig Street, on the north along the lake including the civic 
centre and along the east Kaap Street, Burg Street and the western edge of 
the school site. The site includes the main retail centre, the civic centre, the 
public buildings on the south and the municipal buildings on the north. 
 
 
8.4.2 The Precinct Core Components  
 
The following characteristics define the site of the Boksburg Retail Core and 
surrounds: 
 

 The retail and commercial core of the CBD; 

 The Civic Precinct including existing community facilities; 

 The community facilities to within and adjacent to the core; 

 Additional higher density residential development; 

 The development of a mixed-use area on vacant and municipal 

owned land to the east of the civic precinct; 

 The environmental upgrade of important streets. 

 
 
 
8.4.3 Spatial Structure and Land Use Activities 
 

As the major commercial hub of the area, the plan aims to enhance and 
improve upon the existing functionality of the retail and supporting land use 
activities, as well as the Civic Precinct and the development of vacant land 
within the core. 
 
Shared management of security should be introduced to better manage 
public spaces and facilities in the Civic precinct and surrounds to prevent 
crime and to allow for pedestrian connections  
 
 
8.4.4 Vehicular and Pedestrian Movement  
 
The retail core is characterised by two east-west major routes through the 
precinct supported by a grid of local streets. 
 
Overlaid onto this vehicular system, the retail focus area is a predominantly 
walkable environment, with a network of pedestrian routes utilising the 
existing streets, connecting to a wider movement system throughout the 
entire precinct. It is particularly important that these pedestrian routes be 
strengthened, enhanced and increased through a continuous surface 
pattern and material to assist users in navigating the pedestrian routes, 
recognising it as one continuous network; 
 
Connections to the Civic Centre and the area to its east are important 
including the extension of Bank Street through the civic centre site as a local 
road. 
 
 
8.4.5 Public Open Space 
 
As a retail hub, this area should function as a highly energised and active 
urban public open space, with people converging on the focus area as a 
destination for shopping and recreation, giving rise to economic activity. In 
addition, The Civic Centre and its edge to the Boksburg Lake has potential 
to be a major open space amenity with a promenade. It is proposed that a 
civic node be developed to the north of the civic centre on the edge of the 
lake. 
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The Boksburg Lake is seen as a public open space amenity for the residents 
of the immediate area and for visitors to Boksburg. 
 
 
8.4.6 Design Directives for the Civic Precinct and the CBD Core 
 
The following overarching design directives are applied to the existing 
precinct central core to enhance the existing and achieve the desired 
physical development: 
 

 Enhance the existing ground floor activity in all buildings with street 

frontage, and introduce new areas of activity on blank facades such 

as the parking areas; 

 Encourage new colonnades to complement the existing along all 

street-fronting retail where appropriate; 

 Allow for pedestrian linkages through buildings strengthening the 

existing, and introducing new links; 

 Allow for access servitudes to ensure continuity of linkages and 

accessibility. 

 Reconsidering the loading areas, as some of them are on main desire 

lines, into attractive public spaces, where applicable; 

 Establish safety by design, enabling and maximising natural / passive 

surveillance in the public environment, by introducing balconies, and 

windows on buildings with blank facades; 

 Integrate the retail and business core with the Civic Precinct. 

 Retain and introduce generous sidewalks, where possible, with 

landscaping, encouraging shops and restaurants to spill out onto the 

sidewalk in designated areas. 
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Diagram 49: Focus Area: Civic Precinct and CBD Core 
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Diagram 50: Focus Area: Civic Precinct and CBD Core - 3D view 
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Diagram 51: Focus Area: Civic Precinct and CBD Core focusing on the interface with the Lake 
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8.5 BOKSBURG LAKE 
 
Refer to Diagram 52: Focus Areas: Boksburg Lake 
 
Diagram 53: Focus Areas: Boksburg Lake – Precedent - 
 
8.5.1 Boundary of the Focus Area 
 
The boundary of the focus area is the railway to the north, the civic precinct 
on the east, Market Street on the south and Hospital Road on the west. 
 
8.5.2 Boksburg Lake Proposed Components 
 
Boksburg Lake is a primary focus area of the Boksburg CBD environs, and 
is the major open space serving the whole precinct and beyond. The plan 
promotes the protection and improvement of this open space and 
encourages enhancing its functions to serve its users better as a major park 
for the community. 
 
The following is proposed: 
 

 In order to develop a usable public open space initially the focus must 

be on improving the water quality of the dam to ensure the health 

hazard of this focus area is removed. This will entail a detailed study 

of the water and the surrounding areas.  To some extent it is 

underway through the Boksburg Lake upgrade, which will be 

undertaken and through the Elsberg Wetland initiative. 

 Once the water quality is improved to satisfactory levels the 

upgrading of the remainder of the existing park can take place, 

allowing for passive recreation uses to make the park more user-

friendly, to meet the recreational needs of the surrounding population 

(including the proposed additional resident population and proposed 

increase in densities in the surroundings), and to attract more people 

to the area. 

 Provision of dedicated picnic areas in the vicinity of the structure.  

 Upgrading of the public environment of streets along the perimeter, 

including entrances, linking to surrounding neighbourhood streets  

 Improving access to the park and additional parking by extending the 

road on the north adjacent to the railway into the park. 

 Provide for development of the western edge of the site for residential 

accommodation on adjacent vacant land to be undertaken by private 

developers; 

 The rehabilitation of the wetland to the north-east including 

associated natural vegetation and habitats. 

 The introduction of more intense leisure and recreational activities 

which are located at key access points to the parkland. These include 

a local restaurant and entertainment area with a small open air 

amphitheatre, as well as possible community facilities such as fishing 

facilities, an outdoor gym, braai area and outdoor board games, and 

children's play areas, picnic spots, walking/running/cycling trails, 

water fountain and shallow pool or splash area, area dedicated to ball 

activities, etc.  

 The introduction of more intense leisure and recreational activities 

which are located at key access points to the parkland. These could 

include a local restaurant and entertainment area with a small open 

air amphitheatre, as well as possible community facilities such as 

fishing facilities, an outdoor gym, braai area and outdoor board 

games, and children's play areas, picnic spots, 

walking/running/cycling trails, water fountain and shallow pool or 

splash area, area dedicated to ball activities, etc;  

 The introduction of a range of diverse activities for people of all ages 

and interests contributes to the place making of the Park, 

encouraging a diverse user interface and activation at all times of the 

day. 
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8.5.3 Spatial Structure and Land Use Activities 
 
The spatial configuration of the Boksburg Lake Park comprises a series of 
zones within which the various activities and uses are clustered. These 
include: 
 

 An extensive wetland zone on the north east of the lake outside the 
study area. This is an important ecological area; 

 The development of residential accommodation on the west of the 
Lake on vacant land in the adjoining residential suburb; 

 The clustering of more intensive activities at key points, for the 
inclusion of leisure, entertainment and supporting recreation 
facilities; 

 Passive recreation areas; and 

 Natural habitat and conservation areas. 
 
 
8.5.4 Vehicular and Pedestrian Movement 
 
The vehicular access to the park will remain as existing but the old road to 
the north that has recently been closed through the Boksburg Lake upgrade, 
should be considered for reinstatement as a major access to the northern 
area of the park, to allow for visual surveillance and movement north of the 
precinct; 
 
Pedestrian routes should be provided throughout the park and along the 
water’s edge, for improved access to surrounding development and the 
core. 
 
 
8.5.5 Envisaged Urban Character 
 
The envisaged environment for Boksburg Lake Park is shown through a 
series of example images. The illustrations give an indication of the 
environmental character, form, materials and landscaping associated with 
the various activities and uses. 
 

8.5.6 Design Directives 
 
The following overarching design directives are applied to the proposed 
development to achieve the desired development form: 
 

 Enhance the ground floor activity in the buildings that face onto the 

Boksburg Lake and street framing the Lake, this would include 

restaurants, convenience shops, offices, public amenities, residential 

building accesses into the park and allowing for promoting  the edges 

of the park allowing for restaurants to spill out into the park; 

 Establish safety by design, enabling and maximising natural / passive 

surveillance in the public environment, promoting new development 

to face onto the Lake, and promoting higher density development on 

Boksburg's Lake perimeter, with windows and balconies facing onto 

the Lakes and streets and new areas of activity on blank facades such 

as the parking areas and the library; 

 Introducing spaces for activities to occur in the park such as 

restaurants, an amphitheatre, a community centre, areas for games 

such as chess, table tennis, volleyball / basketball; 

 Integrate the retail and business core with the Civic Precinct through 

improved vehicular and pedestrian access, and allowing for public 

areas such as the Boksburg Cenotaph Park to be freely accessed.  
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Diagram 52: Focus Areas: Boksburg Lake 
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Diagram 53: Focus Areas: Boksburg Lake – Precedent -
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8.6 PRINCE GEORGE PARK 
 
Refer to Error! Reference source not found. 
 
 
8.6.1 Boundary of the Focus Area  
 
The Boundary to the focus area is the R21 on the west, Espri Avenue to the 
south, Trichardts Road to the east and Commissioner Street to the north. 
The adjacent land includes the CBD to the north, a shopping centre on the 
west, residential to the south and the Boksburg School to the east. 
 
 
8.6.2 Prince George Park Components  
 
The PG Park Sports facility requires significant upgrading and maintenance 
to ensure that it meets the sports and cultural needs of the precinct, thus it 
is recommended that the facilities be consolidated into the Boksburg 
Stadium and PG Park be considered for residential development. The 
following is thus proposed: 
 

 The development of high density affordable housing facing onto a 

central green space accommodating sports facilities; 

 Redevelopment or upgrade of the building to the north, including the 

environmental upgrade of the existing entrance road. This includes 

the community buildings in this area. 

 
 
8.6.3 Spatial Configuration 
 
The spatial configuration of the Prince George Park consists of a series of 
zones including a central green open space and its proposed parking, the 
proposed residential development and the redevelopment/upgrade of the 
existing buildings to the north. 
 
 
 

8.6.4 Vehicular and Pedestrian Movement  
 
The main entrance to the site will be the existing entrance from 
Commissioner and Leeuwpoort Streets. New internal roads will be required 
and parking will be provided for the proposed sports facilities and residential 
development, with the consideration of additional road linkages from Espri / 
K110 or Rondebult Road, which would further be explored on detailed 
design of the development. 
 
The development proposal is designed to enhance pedestrian connections 
north towards the CBD, as well as, south, east and west, with designated 
crossings at Rondebult and Espri either through underpasses, bridges, level 
crossings, which will improve access from the proposed new developments 
on the outskirts of the precinct into the CBD. 
 
 
8.6.5 Envisaged Urban Character 
 
The envisaged environment for this focus area is shown through a series of 
example images. The illustrations give an indication of the environmental 
character, building form, building heights and landscaping associated with 
the various activities and uses. 
 
 
8.6.6 Design Directives 
 
The following overarching design directives are applied to the proposed 
development to achieve the desired development form: 
 

 Enhance the ground floor activity in the buildings that face onto the 

proposed central green space central spine road, through the 

introduction of convenience stores, small office / maker areas, 

community spaces;  

 Establish safety by design, enabling and maximising natural / passive 

surveillance in the public environment, by using the new building 

developments to frame the central green space and streets with 
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windows and balconies facing onto green spaces and streets and use 

of build-to lines to achieve this; 

 Introduction of shared  sports fields in the central space such as 

rugby, soccer, netball, basketball with allowing for space to establish 

restaurants and other community amenities such as a gym / yoga 

studio /crafts space;  

 Tiering the building heights to protect the freestanding houses from 

the visual impact of tall buildings through introducing 2 storeys 

abutting the freestanding houses and taller buildings occurring along 

Espri and Rondebult Roads and permitting views of the central open 

space; 

 Introduction of a double order of trees along Espri, Rondebult and 

existing residential buildings to form a noise and visual buffer 

between the residential buildings. 
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Diagram 54: Focus Areas: Prince George Park Redevelopment 
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Diagram 55: Focus Areas: Prince George Park Redevelopment – 3 D View
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8.7 BOKSBURG CBD WEST 
 
Refer to Diagram 56: Focus areas:  Boksburg West 
 
 
8.7.1 Development opportunities 
 
This area is located in close proximity to Boksburg Station, and should be 
considered for higher density development and intensification.  The 
established street trees, and pristine bowling greens create a unique 
character for the CBD, which should be enhanced by: 
 

 the consideration of its interface to the neighbouring buildings with 

the upgrade of the sidewalks, along Commissioner Street and 

support for higher density residential above the existing shops; 

 The old buildings west of the bowling green, becoming special 

architectural features in their own right, together with corresponding 

public environment upgrade;  

 There are landholdings near the Lake, and north parallel with the 

railway that are underutilised and vacant, with some vandalised 

buildings, which could be repurposed and the introduction of new 

medium to high density residential development that could face onto 

the lake and enjoy the benefit of access to the railway line and public 

amenities in the CBD. 
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Diagram 56: Focus areas:  Boksburg West
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Diagram 57: Focus areas:  Boksburg West 3D view 



GAPP Consortium     Ekurhuleni Urban Design Precinct Plans 

  164 

8.8 BOKSBURG EAST TRANSIT ORIENTATED DEVELOPMENT 
 
Refer to Diagram 58: Focus Areas: Boksburg East TOD 
 
8.8.1 Boundary of the Focus Area  
 
The boundary to the focus area is the proposed PWV 15 to the west, 
Somerset Street to the south, Station Road to the west and to the Railway 
line and station and beyond to the north. The adjacent land includes the 
existing residential areas south, previously mined areas north and west, and 
Voortrekker High School to the west. 
 
 
8.8.2 Components 
 
The site includes the Jukskei Club, Council owned land, and the Prasa 
owned land with supporting station. In order for this project to go ahead, the 
Jukskei Club would need to be reinstated at the Boksburg Stadium. 

Agreements with Prasa on the future of the vacant landholdings and old 
railway related houses on Prasa's landholdings would need to be 
undertaken.  
 
The following is proposed for this site: 
 

 The development of higher density mixed-income housing 

established around Boksburg East Station; 

 The demolishment of the old, dilapidated railway houses for higher 

density residential; 

 The establishment of a Transit interchange;  

 Introduction of a forecourt at the transit interchange and space for 

convenience stores and restaurants. 

 
 
8.8.3 Spatial Configuration 
 
The spatial configuration of this area comprises new residential buildings, 
supporting parking, the railway station, a forecourt to the station, and 
proposed transport interchange (buses, taxis, rail) with the introduction of 

trading areas, shops and restaurants.  This allows for development to 
expand north and east depending on undermining and infrastructure 
constraints.  
 
 
8.8.4 Vehicular and Pedestrian Movement  
 
The main access to the station from the CBD is via Station Street, which is 
lined with trees and has formalised pedestrian sidewalks, which could be 
enhanced with additional trees and promotion of permeable fences of 
private properties to improve visual surveillance and safety for the 
pedestrian.  Access from the north is via Kruger Street which is bridged over 
the railway line.   
 
An additional supporting grid road network is introduced with a focus on 
pedestrian movement to the station and surrounds, connecting to a wider 
movement system throughout the entire CBD.  
 
The railway line forms a barrier, and the existing pedestrian bridge at the 
station should be utilised by the public or an additional pedestrian crossing 
introduced.  An additional road / pedestrian crossing between Trichardts and 
Kruger Street (a kilometre between) would improve the connections into the 
CBD and northwards. 
 
 
8.8.5 Envisaged Urban Character 
 
The envisaged environment for this focus area is shown through a series of 
example images. The illustrations give an indication of the environmental 
character, building form, building heights and landscaping associated with 
the various activities and uses. 
 
 
8.8.6 Design Directives 
 
The following overarching design directives are applied to the proposed 
development to achieve the desired development form: 
 

 High density residential, ranging between 4, 6 and 8 storeys; 
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 Establish safety by design, enabling and maximising natural / passive 

surveillance in the public environment, by using the new building 

developments to frame public open spaces and streets with windows 

and balconies facing onto green spaces and streets, and permeable 

(i.e. clearvu) fences where fencing is required; 

 Consideration of access to buildings to favour the pedestrian; with 

careful consideration of pedestrian access points if fences are 

introduced to prioritise pedestrian movement, through the 

introduction of pedestrian gates at main pedestrian desire lines in the 

development;  

 Staggering the heights to protect the freestanding houses from the 

visual impact of tall buildings through introducing 2 storeys abutting 

the freestanding houses and taller buildings occurring along the 

railway line; 

 Introduction of a double order of trees along Sommerset Street and 

existing residential buildings, and the railway line to form visual buffer 

between the taller residential buildings being introduced; 

 A management system for the public transport facility with a forecourt 

allowing for a market / local shops to be established, but with the main 

retail focus preserved to the CBD core. 
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Diagram 58: Focus Areas: Boksburg East TOD
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Diagram 59: Focus Areas: Boksburg East TOD- 3D View
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8.9 THE OR TAMBO MEMORIAL HOSPITAL  
 
Refer to Diagram 60: Focus Areas: The Tambo Memorial Hospital  
 
 
8.9.1 Decision on the Future of the Hospital  
 
The decision regarding the future of hospital will affect this particular 
precinct. Two options are currently being considered: 
 

 Retain the Hospital in its current location but upgrade the building 
in phases, and allow for expansion north and east on previously 
mined areas;  

 Relocate the hospital to a new site. By constructing a new building 
the property will be available for redevelopment for other uses. 

 
The favoured option is retaining the hospital in its current position as: 
 

 It is in close proximity to the railway station and easily accessed by 

road and taxi; 

 The socio-economic profile of the CBD has changed, housing middle 

to lower income dwellers, that would require access to the hospital; 

 The hospital enhances the economic potential of the CBD,  which is 

currently in need of catalytic interventions to maximise the use of the 

current building stock (vacancies exist) and infrastructure;   

 Repurposing these buildings for other uses such as residential, 

offices, becomes difficult and the buildings could end up being 

abandoned, vandalised and becomes a social concern ot the public 

and municipality, and the heritage building stock could become 

dilapidated 

 The constraint of finding, a large site (+/- 15ha in extent) to 

accommodate a regional public hospital compared to the existing 

well-serviced site is a challenge. 

 
It is thus recommended that insitu upgrade of the hospital be strongly 
considered, with heritage approaches being carefully considered, potentially 

relaxed in some cases, to ensure that the buildings are utlised rather than 
standing empty and possibly being vandalised; and thus the Municipality 
and Provincial government promote this option.  The Municipality and 
Provincial Government should thus consider taller buildings as opposed to 
the recommended single storey buildings for hospitals, in order to promote 
compact and complex development response in close proximity existing 
physical and social infrastructure. 

  

The decision however, is dependent on further investigation, and the 
abovementioned options are a major factor in the preparation of the precinct 
plan for the area.  As a result, it is too early to undertake a plan for the 
hospital. Once the decision is made, a precinct plan should be prepared for 
this important land parcel and its adjoining residential suburbs parts of which 
have heritage implications.   
 

 There are landholdings near the Lake, and north parallel with the 

railway that are underutilised and vacant, with some vandalised 

buildings, which could be repurposed and the introduction of new 

medium to high density residential development that could face onto 

the lake and enjoy the benefit of access to the railway line and public 

amenities in the CBD. 
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Diagram 60: Focus Areas: The Tambo Memorial Hospital  
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9 IMPLEMENTATION STRATEGY 
 

 

9.1 INTRODUCTION 
 

The implementation strategy is aimed at directing the development process 
into a series of actionable outcomes. These interventions are guided by the 
Priority Focus Areas to attract and enable resources and physical 
developments which turn the spatial development plan into a physical 
reality. The implementation Strategy has been developed with comment and 
input from the client and through the comments received from the Open 
Day, in the form of discussions with interested and affected parties. 
 
The implementation strategy consists of two parallel components: 

 Catalytic Projects and Interventions, Design and Deliver Projects 
for short term Implementation 

 Plan, Promote and Support, that promote ongoing development 
through the study and planning of future projects. These include 
Policy and Support Initiatives to assist with development control 

 
The above are elaborated upon in greater detail in this section. 
 

 

9.2 CATALYTIC INTERVENTIONS AND KEY PROJECTS FOR 
SHORT TERM IMPLEMENTATION 

 
The implementation of the Boksburg CBD urban design precinct plan will be 
largely through initiatives by the public (CoE) and the private sector that 
undertakes specific interventions. These are either physical capital projects 
or further studies and investigations that plan and promote either projects 
and/or prepare land for development in accordance with the precinct plan. 
 
In the Boksburg CBD Precinct most of the properties are owned by the 
private sector. For this reason, the implementation of public sector 
development initiatives as a tool to kickstart private sector support of the 
precinct is a key aspect to realising the outcomes of the precinct plan. For 
these to succeed, public resources are required and development co-

ordination between various government departments and private entities is 
critical. 
 
In the case of the resource scarcity within the public sector, the selection of 
specific interventions is important. In this context, the spend of the limited 
resources of the CoE must not only meet identified priority needs and 
shortfalls, but also promote and stimulate further public and private sector 
investment and development. This is a catalytic approach and has the 
potential to build a self-sustaining development momentum. The selected 
CoE priority interventions therefore need to be catalytic in nature.  
 
In the case of potential private sector catalytic interventions, the CoE’s role 
is potentially two-fold. The first is to act as oversight ensuring that the urban 
design precinct plan is being adhered to. The second is to potentially 
establish a developmental partnership, where both public and private sector 
realise an initiative together. This is done through a process of collaboration, 
negotiation, the granting of development rights and possible development 
incentives. 
 
The CoE will undertake specific projects for short term implementation for 
the precinct plan. These are to:  
 
Design and deliver - These are capital projects that the CoE initiates, 
funds, design, implements and project manages; as it has complete control 
and jurisdiction over all the aspects of the project. In the operational phase 
the CoE may choose to operate them internally, sell on or outsource to an 
external operator. 
 
The implementation strategy includes the following for the various 
interventions: 

 an action plan for identifying key catalytic projects and phased 
actions including necessary road and engineering services 
infrastructure; 

 possible development phasing and time frames; 

 providing preliminary costing and funding recommendations for 
proposed short term projects and initiatives; 
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 a description of required urban management arrangements that 
could be considered to guide implementation and establish on-
going management requirements, structures and procedures; 

 an outline of the procedures and legal requirements required to 
develop the project to its full potential; 

 identifying implementing agents (private or public – which sphere of 
government or government agency or company) and possible 
partnerships; 

 Institutional arrangements and capacity required to implement 
projects. 
 

 

9.2.1 Catalytic interventions – Design and Deliver Key Capital 
Projects 

 

A number of key catalytic interventions have been identified that will initiate 
the development process. These projects can be implemented in any order 
as and when funding is secured, land acquisition processes are completed, 
legal procedures finalised, and incorporated into the IDP and CoE budgeting 
cycle. 
 
The catalytic projects are the first stage of the Focus Areas indicated in 
Section 7 and will become the catalyst for further CoE work at a later stage, 
for private sector developments or upgrades and for Provincial Departments 
funding. 
 
By their nature, they are independent projects and do not rely on the 
completion of others before they can be started. The list is not 
comprehensive and will evolve over time. The proposed interventions cover 
the following sectors: 
 

 Components of the Civic Precinct; 

 Public Environment Upgrade of Main Routes within the CBD Focus 
Area 

 
Refer to Error! Reference source not found. 
 

The catalytic projects equate to a significant investment encompassing 
various sectors: transport; housing; social facilities and engineering 
services. 
 
The following catalytic capital projects, which are to be designed and 
delivered by the CoE, have been identified: 
 
A1: Civic Precinct Upgrade 

 

Refer to Diagram 65: Civic Precinct Urban Design Plan 
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Refer to 

 
 

Diagram 66: Civic Precinct Impressions Diagram 73 

 

In the Civic Precinct two projects have been identified as priority projects. 

 An expanded pedestrian link, linking Bank Street to Voortrekker 

Road 

 The enhancement of the public environment around near the Civic 
Precinct between the Civic Building and the Lake including a civic 
gathering space and promenade overlooking the Lake, it must be 
reiterated that the state of the water quality must be addressed in 
order for this project to achieve its objectives. 
 

Supporting initiatives that haven’t been budgeted for but should be 
pursued is the consolidation of development and introduction of spaces for 
economic opportunity, i.e. the library, the potential new environmental 
building, and identified areas for development, with improved public 
interface with the water, consideration of built form response to the lake 
and streets. 
 

A2: Public Environment Upgrade 

 

Refer to Error! Reference source not found. 

Refer to Diagram 68: Public Environment Upgrade – Street Furniture 

Template 

Refer to Diagram 70: Public Environment Upgrade Impressions 

 
The first phase of the Public environmental upgrade in the Retail Core 
includes widening of pedestrian sidewalks including street trees. This 
includes the Upgrade of the following Main Routes: 
 
Commissioner Street, Trichardts Road, President, Bank Street, in the 
Core 

 Improved traffic and pedestrian flows 

 Addressing parking 

 Upgrading sidewalks and public environment (bins, bollards, street 

trees, lighting) 

 Improved Safety and security 
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 Safety of crossing for schools 

 Formalisation of gateways  

  
The identified streets form the main vehicular movement routes through the 
precinct. The following should be taken into consideration as part of this 
public environment upgrade: 
 
Each street identified for upgrade should include the following characteristic 
considerations:  
 
Commissioner Street 

 
These primary east-west connectors exhibit varying road reserve 
dimensions. The movement routes should undergo the following upgrade: 
 

 An 18 metre wide road reserve 

 A single lane of traffic in each direction in each direction to remain 

(3.2m width per lane). 

 Parallel on-street parking to either side. 

 A pedestrian zone on each side, width to be determined by road 

reserve. Colonnaded walkway where applicable. 

 A widening of the pedestrian walkway to occur in place of every third 

parking bay, as applicable, to allow for the planting of street trees and 

the allocation of seating and refuse bins, and to allow for restaurant 

activities to spill out onto the sidewalk; 

 Occasional widening of the sidewalk into the parking lane to 

accommodate for rest places / restaurants and shops to spill out onto 

the sidewalk with the introduction of street trees and benches at these 

points. 

  
 
Trichardts Road 

 
This primary north-south connector should undergo the following upgrade: 
 

 A 19m wide road reserve in the urban core and widening north and 

south of the CBD; 

 Two two-lanes of traffic in each direction to remain (3.2m width per 

lane) with turning lanes; 

 A pedestrian walkway on each side. This includes a tree-planting 

zone on each side. All bollards, benches and refuse bins, and 

infrastructure such as water meters, should be installed along that 

same tree line; 

 Public transport stops are included in the pedestrian zone as lay byes 

at relevant intervals, with the proposed IRPTN route along this and 

the accommodation of these stations; 

 Colonnaded street fronts onto walkway where applicable; 

 A change of road surface and public environment upgrade near the 

Civic precinct. 

 
 

Bank Street and President Street 

 
Existing Bank and President Street and its extension through the Civic 
Centre site are local streets in the core area, which will become important 
pedestrian orientated streets in the future should undergo the following 
upgrade: 

 

 A 15m wide road reserve. 

 A wide vehicular lane of 5meters 

 Parallel on-street parking at points  

 A wide pedestrian zone on each side (5m), colonnaded walkway 

where applicable. 

 A widening of the pedestrian walkway to allow for the planting of 

street trees and the allocation of seating and refuse bins. 

 

Where applicable, adjacent buildings should maintain a direct active 

relationship with these movement routes, and the public environment should 

be upgraded to enhance it as a high-quality walkable space. This project will 
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improve the public environment within the precinct and improve 

accessibility, legibility and movement.  

 

The intention is to enhance the existing businesses along these streets and 

encourage the building owners to upgrade their facades. Consideration 

should be given to the informal trade currently occurring in this area. 

Management of such and relocation to the Multimodal transport dedicated 

traders facility should be considered as part of this process. 

 

A3: Boksburg Lake 

 

Refer to Diagram 71: Boksburg Lake  

Refer to Error! Reference source not found. 

 

The continued support of the Boksburg Lake public environment upgrade 
project to final completion, with two priority projects that are part of this 
precinct to be undertaken by the CoE: 
 

 Boksburg Lake ongoing approach to pollution and maintenance local 

and regional interventions (addressing pollution upstream); 

 Public environment upgrade of the perimeter streets along Boksburg 

Lake, including Hospital, Market Streets, with improved pedestrian 

access into the because of the fencing, and the possible 

reinstatement of the road in the park on the northern boundary and 

provision of additional parking within the park allowing additional 

penetration into the park area. 

 
In addition, a land release strategy could provide development opportunities 
on Council owned land (parking area across lake) for implementation by the 
private sector, with the a series of urban design inputs to ensure that the 
precinct’s intent is achieved. 
 

It is critical that in addition to the approach to pollution, the municipal 
sewage and stormwater systems in the Boksburg Area be repaired or 

upgraded to ensure that such pollution does not continue to recur in the 
Boksburg Lake 
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Diagram 61: Project Interventions  
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Diagram 62: Catalytic Interventions 
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Diagram 63: Plan, Promote Design and Deliver 
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Diagram 64: Civic Precinct Urban Design Plan - Interventions 
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Diagram 65: Civic Precinct Urban Design Plan – Impressions and precedent
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Diagram 66: Civic Precinct Impressions
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Diagram 67: Public Environment Upgrade of Main Routes – Commissioner, Trichardts, Bank and Pretoria Streets
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Diagram 68: Public Environment Upgrade – Street Furniture Template 
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Diagram 69: Public Environment Upgrade Impressions – Commissioner Street



GAPP Consortium     Ekurhuleni Urban Design Precinct Plans 

  184 

 

 
 

 

Diagram 70: Public Environment Upgrade Impressions – Pedestrian orientated streets
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Diagram 71: Boksburg Lake Interventions
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Table 14: Catalytic Projects A1 – Civic Precinct Upgrade 

 

Project Number: A1 

Project Name: 9.2.2 Civic Precinct Upgrade 

Project Description: Formalised pedestrian link, linking Bank Street to 

Voortrekker Road and the enhancement of the 

public environment (paving, trees, special 

features) between the Civic Building and the Lake 

including a Civic gathering space and promenade 

overlooking the Lake.  

Project Objective: Create a public space and promenade to 

celebrate the environment, create a sense of 

identity, and improve economic and social 

investment  

Project Type: Capital Intervention. 

Location (refer to 

diagram): 

Civic Precinct Lake Interface 

Property Description: Boksburg, 1559, 1620, and number of smaller 

stands west of the Civic Centre abutting the Lake 

Property Ownership: Ekurhuleni Municipality 

Responsibility / 

Implementing 

Department: 

CoE Planning 

CoE Department of Sports, Recreation, Arts and 

Culture  

Estimated Cost/ 

Budget (R): 

R6 000 000,00 

Potential Funding 

Source: 

CoE 

Priority: High 

Time-Frame: Short-Term 

Timeline: Short Term Short / 

Medium Term 

Medium 

Term 

Programme Stages: Planning & 

Specification,  

Specification 

Design /  

Construction 

Start 

Geotechnical 

Site 

Investigation  

Approval / 

Tender 

Internal CoE 

Roleplayer/s: 

Ward Councillor (ward committee), Line 

Departments (City Planning, Environmental 

Resource Management, Roads & Stormwater, 

Energy, Economic Development) 

Government 

Roleplayer/s: 

Provincial Departments that may have interest in 

establishing offices near the lake 

SOE Roleplayer/s: Departments that may have interest in 

establishing offices near the lake 

Private Sector 

Roleplayer/s: 

Chamber of Commerce, Business, Informal 

Trading Organisations, Community and NGOs 

Risks / Shortfalls: Lack of funding may delay the project. 

Benefits: Improved public environment; Improved Civic 

identity, legibility and connectivity. 

Notes: A management and park activation strategy 

needs to be incorporated as part of this upgrade 
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Table 15: Catalytic Projects A2 –Public Environment Upgrade 

 

Project Number: A2 

Project Name: 9.2.3 Public Environment Upgrade in the 
CBD Core 

Project Description: Public environment upgrade main routes in the 
CBD Core including formal pedestrian paths, 
street lighting, street furniture, public art, signage 
and landscaping. 

Project Objective: Define the pedestrian network as a public 
environment asset to the precinct. To improve 
legibility within the precinct. 

Project Type: Capital Intervention. 

Location (refer to 

diagram): 

Commissioner, Trichardts, Bank and Pretoria 

Streets in the CBD Core 

Property Description: Road Reserve of the abovementioned streets 

Property Ownership: CoE Roads and Transport 

Responsibility / 

Implementing 

Department: 

CoE Roads and Transport 

CoE Department of Sports, Recreation, Arts and 

Culture 

Estimated Cost/ 

Budget (R): 

R20 000 000 (calculated on R1000 /m2) 

Potential Funding 

Source: 

CoE Roads and Transport/ Equitable Share (ES)/ 

property developer’s contribution 

Priority: High 

Time-Frame: Short-Term 

Timeline: Short Term Short / 

Medium Term 

Medium 

Term 

Programme Stages: Planning & 

Specification, 

Precinct, Road 

Master Plan, 

Site 

Specification 

Design /  

Approval / 

Tender 

Construction 

Start 

Investigation 

/survey  

Internal CoE 

Roleplayer/s: 

Ward Councillor (ward committee), Line 

Departments (City Planning, Environmental 

Resource Management, Roads & Stormwater, 

Energy) 

Government 

Roleplayer/s: 

Provincial Dept. of Roads and Transport 

SOE Roleplayer/s: None 

Private Sector 

Roleplayer/s: 

Business, Community and NGO’s 

Risks / Shortfalls: Lack of funding may delay the project. 

Benefits: Improved public environment; improved legibility 

and connectivity, economic impetus 

Notes: 

 

Link to Tourism, Cultural and Heritage approach 

as many of the buildings have heritage status 

Could be phased, prioritising Commissioner and 

President Street  
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Table 16: Catalytic Projects A3 –Boksburg Lake 

 

Project Number: A3 

Project Name: 9.2.4 Boksburg Lake 

Project Description: Public environment upgrade of the perimeter 

streets along Boksburg Lake, including Hospital, 

Market Streets, with improved pedestrian access 

into the because of the fencing, and the possible 

reinstatement of the road in the park on the 

northern 

Project Objective: Improve the Lake interface with existing 

development surrounding the park, improve the 

public environment asset to the precinct and 

improve economic and social investment 

Project Type: Capital Intervention. 

Location (refer to 

diagram): 

 Boksburg Lake, Hospital and Market Streets  

Property Description: Lake and Road Reserve of the abovementioned 

streets 

Property Ownership: Ekurhuleni Municipality 

CoE Roads and Transport 

Responsibility / 

Implementing 

Department: 

CoE Roads and Transport 

 

Estimated Cost/ 

Budget (R): 

R6 500 000 

Potential Funding 

Source: 

CoE Roads and Transport/ Equitable Share (ES)/ 

property developer’s contribution 

Priority: High 

Time-Frame: Short-Term 

Timeline: Short Term Short / 

Medium Term 

Medium 

Term 

Programme Stages: Planning & 

Specification, 

Precinct, Road 

Master Plan, 

Geotechnical 

Site 

Investigation  

Specification 

Design /  

Approval / 

Tender 

Construction 

Start 

Internal CoE 

Roleplayer/s: 

Ward Councillor (ward committee), Line 

Departments (City Planning, Environmental 

Resource Management, Roads & Stormwater, 

Energy) 

Government 

Roleplayer/s: 

Provincial Dept. of Roads and Transport 

SOE Roleplayer/s: None 

Private Sector 

Roleplayer/s: 

Chamber of Commerce, Business, Community 

and NGO’s 

Risks / Shortfalls: Water Pollution of the Lake, WULA and lack of 

funding may delay the  

Benefits: Improved public environment; improved legibility 

and connectivity. 

Notes: 

 

The introduction of a management committee for 

the park, to manage events introduced into the 

park, safety and security and activation, the 

promotion of buildings facing onto the park and of 

i.e. a space for a coffee shop / outside reading 

area linking to the existing library; reinstatement 

of the old boathouse 
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9.2.5 Summary of the Design and Deliver Projects: Programme 
Overview and Costs 

 

Refer to Table 17: Summary of Catalytic Design and Deliver Capital Projects 
– Implementation Programme Overview and Cost Summary 
 
The envisaged programme of catalytic capital projects requires a total 
estimated investment of 32million over the short to medium term, split as 
follows: 

 Civic Centre Upgrade: R6 million 

 Public Environment Upgrade: R20 million 

 Upgrade of Boksburg Lake: R6.5 million 
 

The above is an estimate of capital budgets. It is envisaged that these will 
be adjusted as the precinct plan implementation strategy is incorporated into 
departmental programmes and associated budgetary cycles. 
 
It is proposed that the following two capital projects are implemented as a 
minimum kick-start of the precinct plan implementation. 
 
A1 upgrade: R6 million 
 
A2: Upgrade : R10.5million 
 
This requires a total of R 16.5 million capital budget in the short-term. 
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Table 17: Summary of Catalytic Design and Deliver Capital Projects – Implementation Programme Overview and Cost Summary 

 

PROJECT NUMBER AND 

NAME 

REPORT 

REFERENCE 

RESPONSIBILITY 

(Department) 
RISKS / SHORTFALLS 

PRIORITY 

(High / Medium 

/ Low) 

TIME-FRAME 

(Short-Term; 

Medium-Term; 

Long-Term) 

COST 

ESTIMATE 

(R) 

 

A. Design and Deliver – Catalytic Capital Projects 

A1. Civic Centre Upgrade Table 145 CoE Roads and Transport 
Lack of funding may delay the project 

Community consultation - delays 
H S R 6million 

A2 Public Environment Upgrade Table 156 CoE Roads and Transport Lack of funding may delay the project. H S R 20million 

A3 Boksburg Lake Upgrade Table 156 CoE Parks Department Lack of funding may delay the project. H S R 6.5million 

     TOTAL R 32million 
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9.3 PLAN, PROMOTE AND SUPPORT FUTURE PROJECTS 
 

Refer to Table 18: Summary of Plan and Promote Key Initiatives 

 

Plan, Promote and Support - These projects require further detailed 
planning, investigation, design and ongoing support. Some of these can be 
undertaken internally within the CoE, and others need to be undertaken in 
partnership with external public agencies (for example Gauteng province, 
Transnet) or the private sector. The CoE’s role is to ensure that detailed 
development and projects plans are established and approved in 
accordance with the precinct plan, and undertake relevant actions as per 
the partnership / collaboration agreement 
 
A number of plan, promote and support interventions are identified. By their 

nature, they are independent projects and do not rely on the completion of 

others before they can be started.  

 

The list is not comprehensive and will evolve over time. The following Plan, 

Promote and Support Key Initiatives proposed are identified for short and 

medium-term implementation, and include: 

 

 Council owned land (Prince George Park) 

 Council owned land (near bowling green – can’t remember the area 

off hand), 

 TOD opportunities for Boksburg East, less so for Boksburg Station 

(all development to align with the CoE urban design manual) 

 Tambo Memorial Hospital – heritage building, promotion of keeping 

the hospital because of social impact, if not, approach to reusing the 

buildings for other opportunities and the public interface, encourage 

the hospital to remain in the CBD. 

 
 
 
 

  

9.3.1 Plan and Promote Key Initiatives  
 

B1: Prince George Park Redevelopment and Upgrade 

 

Refer to Diagram 72: Prince George Park Redevelopment Urban Design 

Plan 

 

The site is currently owned by the municipality and is available for a 

residential development mandated to incorporate a central open space. 

 

A partnership will be required to assist with the development of this site as 

it becomes costly to develop high density residential. This project could 

become a PPP.  The role of the municipality would be to provide the land at 

no cost and, assist with the rights, the current zoning supports the proposed 

residential use but this may require amendment depending upon the various 

rights required. The feasibility of such should be investigated as part of this 

proposal. 

 

 

B2: Boksburg CBD West - Council Owned Land near bowling green 

 

Refer to Diagram 73: Development of Council Owned Land Adjacent to  

 

Medium Density Residential is recommended for these sites, however, the 

sites could be reviewed and become part of the Strategic Land Areas 

programme that is currently underway in Ekurhuleni, where landholdings are 

assessed and put out to tender for best purpose. 

 

This project too is likely to be a partnership to assist with the development 

of this site as it becomes costly to develop high density residential. This 

project could become a PPP.  The role of the municipality would be to 

provide the land at no cost, assist with the rights, the current zoning supports 

the proposed residential use but this may require amendment depending 
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upon the various rights required. The municipality own this land. The 

feasibility of such should be investigated as part of this proposal. 

 

B3: Development of Residential Precinct and TOD in Boksburg East 

 

Refer to Diagram 74: Development of Residential Precinct and TOD 

Boksburg East 

 

Negotiations between different landowners would be required to unlock the 

landholding for new development of high density residential development 

with Public Transport interchange, with a retail component that could be 

incorporated and a detailed a detailed precinct plan will be required for the 

area in proximity to the station, which indicates the total long-term 

development of the property.  

 

Once this has been undertaken, a township application would be required 
with a geotechnical report, traffic impact study, outline scheme report (water, 
sewer, stormwater), electrical capacity report, which would cost in orders of 
magnitude R280 000.  On a high level, there is potential of 1120 unit’s 
@180du/ha with a Public Transport Interchange.  
 

Because of the magnitude of this project is likely to be a partnership to assist 

with the development of this site as it becomes costly to develop high density 

residential. This project could become a PPP.  

 

 

B4: Tambo Memorial Hospital 

 

This project can only take place once the future of the hospital is known.  If 

the hospital is moved then a repurposing approach for the existing buildings 

should be undertaken to ensure that the site adds value to the CBD.  

 

 

9.3.2 Summary of Plan and Promote Initiatives 
 

The summary programme highlights the priorities and indicative time frames 

for each of the above initiatives. Given the reliance on the establishment of 

partnerships related to these projects, and that the focus is on development 

promotion and facilitation of the particular initiatives, the associated budgets 

will be established in partnership through the detailed project planning 

stage.  

 

 

Table 18: Summary of Plan and Promote Key Initiatives 

 

PROJECT 

NUMBER AND 

NAME 

RESPONSIBILITY: 

PARTNERSHIP 

PRIORITY 

(High / 

Medium / 

Low) 

TIME-FRAME 

(Short-Term; 

Medium-

Term; 

Long-Term) 

    

B. Plan, Promote and Support – Key Initiatives 

B1: Prince George 

Park 

Redevelopment 

CoE City Planning 

and Pvt Sector 
H-M M-L 

B2: Council owned 

Land near Bowling 

Green: 

CoE Economic 

Dev.,  
H H 

B3: Residential 

Precinct and TOD 

in Boksburg East 

CoE City Planning 

and Pvt Sector 
M M-L 

B4: Tambo 

Memorial Hospital 
 M M-L 
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Diagram 72: Prince George Park Redevelopment Urban Design Plan 
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Diagram 73: Development of Council Owned Land Adjacent to bowling green 
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Diagram 74: Development of Residential Precinct and TOD Boksburg East 
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Table 19: Plan and Promote B1 – Prince George Park Redevelopment 

and Upgrade  

 

Project Number: B1 

Project Name: 9.3.3 Prince George New Residential 
Development 

Project Description: High Density Residential development (+/- 2000 
units @180du/ha) incorporating a central open 
space, with the reestablishment of the sports 
facilities at Boksburg Stadium. Private or Public 
Sector Driven 

Project Objective: Enhance the mixed socio-economic profile in the 
CBD, utilise the existing infrastructure and 
economic access in the CBD 

Project Type: Capital Intervention 

Location: Refer to Diagram 

Property Description: Parkdene, R/633, R/630 ;  

Property Ownership: Ekurhuleni 

Responsibility / 

Implementing 

Department: 

CoE Real Estate 
CoE Human Settlements 
CoE Department of Sports, Recreation, Arts and 
Culture 

Estimated Cost/ 

Budget (R): 

R 1 664 000 000 (working on R10 000/m2 and 
R64 000 000 for architectural fees)  
 

Potential Funding 

Source: 

CoE Human Settlements 

Human Settlements Development Grant (HSDG) 

Urban Settlements Development Grant (USDG) 

Private Developer 

Priority: Medium 

Time-Frame: Medium-Term 

Timeline: Short Term Short / 

Medium Term 

Medium / 

Longer Term 

Programme Stages:  Planning & 

Specification, 

Specification 

Design /  

Precinct, 

Road Master 

Plan, 

Geotechnical 

Site 

Investigation  

Approval / 

Tender 

Construction 

Start 

Internal CoE 

Roleplayer/s: 

Ward Councillor (ward committee), Line 

Departments (City Planning, Environmental 

Resource Management, Roads & Stormwater, 

Energy, Transport) 

Government 

Roleplayer/s: 

Provincial Dept. of Roads and Transport 

Provincial Dept. of Human Settlements 

SOE Roleplayer/s: None 

Private Sector 

Roleplayer/s: 

Chamber of Commerce, Business, Community 

and NGO’s 

Risks / Shortfalls: The potential of moving the sports fields to meet 

the community needs, and lack of funding 

Benefits: Introduction of housing with social and economic 

access; mixed socio-economic profile, include a 

population that can support the economy of the 

CBD core 

Notes: Could be considered as a phased approach. The 

implementation of expanded facility and new 

public open space has not been considered as 

part of the budget. 
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Table 20: Plan and Promote B2 – Boksburg East TOD  

 

Project Number: B2 

Project Name: 9.3.4 Boksburg East TOD 

Project Description: Precinct plan and land assembly for a new 
development of high density residential 
development  

Project Objective: Provision of housing for rental and / or ownership, 
to meet housing demand, well located to public 
transport and supporting social services & 
community facilities. This complies with CoE 
Dept. of Human Settlements mandate. 

Project Type: Plan and Promote 

Location (refer to 

diagram): 

Area in close proximity to Boksburg East Station 

Property Description: Vogelfontein 84-IR R/3 (Prasa owned) 

Vogelfontein 84-IR Remainder  

Property Ownership: Ekurhuleni, Prasa and some private 

landownership 

Responsibility / 

Implementing 

Department: 

City of Ekurhuleni / Department of Transport / 

Department of Human Settlements / Public - 

private partnership 

Estimated Cost/ 

Budget (R): 

R1 000 000 Precinct Plan and negotiations   

Potential Funding 

Source: 

CoE Department of Human Settlements 

CoE Real Estate 

Priority: Medium 

Time-Frame: Medium-Term 

Timeline: Short Term Short / 

Medium Term 

Medium 

Term 

Programme Stages:  Land 

negotiations, 

Planning & 

Specification, 

Specification 

Design /  

Approval / 

Tender 

Precinct, 

Road Master 

Plan, 

Geotechnical 

Site 

Investigation  

Construction 

Start 

Internal CoE 

Roleplayer/s: 

Ward Councillor (ward committee), Line 

Departments (City Planning, Environmental 

Resource Management, Roads & Stormwater, 

Energy, Economic Development)  

Government 

Roleplayer/s: 

Provincial Dept. of Roads and Transport 

Prasa  

SOE Roleplayer/s: None 

Private Sector 

Roleplayer/s: 

Potential Private Developers, Business, 

Community and NGO’s,  

Risks / Shortfalls: Lack of funding may delay the project, ability to 

consolidate landholdings 

Benefits: Establishment of liveable neighbourhoods, 

economic growth, employment. 

Notes: Could be considered as a phased approach. The 

reinstatement of the Jukskei Club at the Boksburg 

Stadium has not been considered as part of the 

fees.   
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Table 21: Plan and Promote B3 – Redevelopment Council Owned 

Land Adjacent to Bowling Green  

 

Project Number: B3 

Project Name: 9.3.5 Boksburg CBD West, Council Owned 
Land Adjacent to Bowling Green and 
Boksburg Lake 

Project Description: Development opportunity   

Project Objective: Provision of housing and economic opportunities 
in close proximity to public transport and 
supporting social services & community facilities.  

Project Type: Plan and Promote 

Location (refer to 

diagram): 

Area in close proximity to the Bowling greens and 
Boksburg Lake 

Property Description: Erf 1603, 154-164, 135, 137, 129-131, 90-95, 
121-126, Erf 73-86 Boksburg 

Property Ownership: Ekurhuleni  

Responsibility / 

Implementing 

Department: 

City of Ekurhuleni / Human Settlements / 
Economic Development / Potential Public Private 
partnership /  

Estimated Cost/ 

Budget (R): 

 Policy Support  

Potential Funding 

Source: 

Ekurhuleni Human Settlements / Private Sector 

Priority: Medium 

Time-Frame: Medium-Term 

Timeline: Short Term Short / 

Medium Term 

Medium 

Term 

Programme Stages:  Planning & 

Specification, 

Precinct, 

Road Master 

Plan, 

Geotechnical 

Specification 

Design /  

Approval / 

Tender 

Construction 

Start 

Site 

Investigation  

Internal CoE 

Roleplayer/s: 

Ward Councillor (ward committee), Line 

Departments (City Planning, Environmental 

Resource Management, Roads & Stormwater, 

Energy) 

Government 

Roleplayer/s: 

Provincial Dept. of Roads and Transport 

SOE Roleplayer/s: None 

Private Sector 

Roleplayer/s: 

Business, Community and NGO’s 

Risks / Shortfalls: Lack of funding may delay the project. 

Benefits: Establishment of liveable neighbourhoods, 

economic growth, employment, activating the 

park 

Notes:  

 

 

 

 

 

 

 

 



GAPP Consortium     Ekurhuleni Urban Design Precinct Plans 

  200 

9.3.6 Bank of good ideas for good currency 
 

It is in the nature of precinct planning that decision making and 
implementation moves between detailed policies and project proposals that 
are capable of being implemented. There are, however, always areas in 
which determined proposals cannot be made categorically since the level of 
information needed to guide a decision may not be available (and may only 
be available once resource has been allocated to investigate an issue more 
closely), or a countervailing policy has not been fully aired for debate, or the 
idea, quite simply, may be ahead of its time or temporarily not acceptable in 
a prevailing decision-making climate but which may come into its own again 
with changing circumstances.  For this reason, precinct plans, which give a 
clear intent regarding policy direction and project definition, are nonetheless 
always capable of -  indeed are required to be - the subject of on-going 
review. 
 
Thus, in the course of the preparation of the Precinct Plan, several ideas 
have been mooted and held in an “Ideas Bank” in order to: 
 

 Provide a record of thought processes; 

 ‘park’ ideas that need further research or additional information 

before their value can be fully appraised; 

 Keep certain ideas current that may need to re-visited once certain 

policy constraints have changed, new information has come to light 

or agreement has been reached that wasn’t formerly possible; 

 Allow for ideas to be re-introduced for consideration because times 

and events have changed; 

 Allow ideas to gestate and mature for inclusion in the immediate 

outcomes and proposals of the precinct planning process. 

 

These include external to the precinct but have an impact: 

 

 Environmental and Public amenities Issues: 

 Consideration of the Elsburg Wetlands Master Plan Project and 
management strategy to ensure that: 

 Illegal dumping activities does not occur ; 

 Management proliferation of alien invasive plants;  

 Potential land invasions to establish new informal 

settlements.  

 New developments / activities (i.e. schools / colleges) occur 

along the wetlands to promote communities taking ownership 

of the vast wetlands. 

 Regional Sports Framework to be prepared by SRAC, to 
accommodate for the sporting needs of Ekurhuleni, with the 
understanding of the existing and future needs. 

 

 Road Network:  

 New developments occurring on the Precinct’s boarders, 
improving the connections to the CBD, containing major retail 
to the CBD and promotion of residential to support the existing 
businesses and retail in the CBD,  

 A new interchange (two legs of the interchange west) Trichardts 
Road / N17, previously mooted by CoE’s Roads and 
Stormwater Department, the simple initiative was seen as 
substandard in Sanral’s terms, but a full bridge to make it to 
international standards is very costly, and the new interchange 
is a strategic city building initiative that could enhance the 
region, and generate the much-needed economic growth in this 
area and should be further investigated; 

 The proposed PWV15 can become a significant barrier for east 
west road movement and preserving as many east-west road 
connections, and consideration of new ones on the previously 
mined / undeveloped landholdings that are becoming available 
for development should be protected when the PWV 15 road is 
implemented.  The CoE should enter into agreements with 
GDRT for the entire PWV 15 road to ensure that these east-
west routes are reserved, furthermore Snt Dominics would be 
affected on a precinct level and would also require 
consideration when the PWV 15 is planned and implemented 
in this area; 
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  On a local level having a direct impact on the precinct: 

 K110 and Rondebult Roads become a barrier of access to the 
CBD, with every onerous intersection spacings, preventing 
north- south connectivity through the CBD, with the new 
developments occurring south of the CBD, additional road and 
pedestrian connections should be considered as the CoE has 
the  ability to use its very substantial road inputs as a 
developmental programme to energise the potential of an 
expanded local economy rather than simply providing 
additional layers of mobility to an economically sterile road 
hierarchy; 

 A signalised intersection / traffic circle is recommended on 
Jubilee Road and Commissioner Intersection to improve 
access into Snt Dominic’s School. Motorists wishing to turn left 
or right into Commissioner Street sometimes struggle to find 
gaps when there is high volume of through traffic, however, 
other users don’t experience issues, and this should be further 
investigated.  A signalised intersection would cost in the order 
of R500 000; 

 Promotion and support of additional road connections to the 
north, especially the potential road link connecting Hospital 
Road north towards Rietfontein Road should be pursued.  

 
 

 Public Transport 

 A focus on an efficient public transport, harnessing the railway 
network, and new IRPTN, and appropriate development 
intensity, as integral to its success; 

 

 A heritage survey should be undertaken for the entire CBD, 

including Plantation and Comet. This should identify the buildings 

with architectural merit, and prepare an accompanying business plan 

to identify economic opportunity and to protect and enhance the 

buildings of architectural merit.  This should be considered as part of 

large initiative for Ekurhuleni, to bring Benoni, Brakpan, Springs and 

Nigel and other areas that may have architectural merit, into this 

strategy. 
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10 INSTITUTIONAL STRUCTURES, MANAGEMENT AND 
DEVELOPMENT COORDINATION  

 
 
10.1 INSTITUTIONAL STRUCTURES AND MANAGEMENT  
 
10.1.1 Overview 
 
The main issues and problems in the Boksburg CBD is degradation of the 
CBD (Crime and Grime), bylaw and land use compliance, ongoing 
maintenance of the infrastructure and informal Trader/Taxi compliance. 
These issues are not in essence the core ambit of the precinct plan but have 
an impact on the resident’s, people who work in Boksburg and visitors. 
Management of the Precinct to overcome these issues is essential. 
 
The overall management and provision of services for the Boksburg CBD 
precinct is a critical facet to successful development and implementation of 
the Precinct Plan. The urban management is primarily the responsibility of 
the CoE in terms of its municipal mandate and functions. However, it is 
common for the private sector to also involve itself in this field, often done 
through the establishment of Special Rating Areas (SRA) and other forums, 
which augment strained municipal services in a particular geographic area.  
 
This section explores the management tasks required to create an improved 
environment as well as the means of undertaking these tasks. 
 
10.1.2 Critical Tasks that Require Management in the Precinct 
 
The following are some of the important tasks required in the Management 
of the Precinct in order to attract private sector development, ensure 
ongoing upgrade of private properties, to make Boksburg a better place to 
live, work and play and attract visitors to the precinct: 
 

 Safe and Clean. “Crime and Grime” are a major issue in many cities 
world-wide. However, it has been established in other cities and 
towns that if crime can be controlled and the environment is cleaned 
on a daily basis that residents, visitors, property owners and 
developers respond positively to these changes and property 

values and rentals increase and people feel more confident about 
the future of the area and their investment. Different management 
strategies are required to deal with crime and grime but both should 
be tackled in parallel. 

 Legal Compliance 
It is important that legal compliance is enforced in terms od Local 
Byelaws and Land Legal in terms of the Town Planning Scheme. 
Illegal uses create parking issues, noise, disturbance, 
environmental, health and other negative aspects in residential 
suburbs and in business areas. This should be controlled through 
enforcement and compliance to the byelaws and other legal 
documents. 

 Ongoing Maintenance of Infrastructure 
Infrastructure maintenance and service delivery at all levels is 
critical to ensure a sustainable infrastructure is established. This 
includes, roads, pedestrian routes, stormwater, waste water, water 
supply, electricity, street lights, IT Installations, landscaping and 
public buildings. 

 Informal Trading and Taxis 
Formalisation of the informal trading and the provision of trading 
facilities with the appropriate facilities such as storage, toilets etc 
should be provided and managed. In addition, taxi compliance to 
the rules of the road, stopping in the designated areas, maintenance 
of the vehicles, licencing and overloading are a few of the issues 
that require management. 

 Catalytic Actions 
The catalytic projects proposed in Section 8 will require 
management and coordination. In addition, branding of the precinct 
to inform what is happening in the area both in terms of projects and 
management. The aim of branding will be to attract new 
development to the precinct, encourage the upgrade and 
maintenance of existing properties and businesses and to attract 
visitors to the precinct.  
 

 
10.1.3 Municipal Urban Management 
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The CoE is the responsible authority for the Management and Coordination 
of development within the precinct. It is evident that efficient management 
is crucial to the successful implementation of development projects and the 
ongoing sustainability of the precinct. The CoE has a central role to play in 
shaping the way in which this occurs as well as providing the political and 
administrative climate to facilitate the process. 
 
It should be noted that these issues are not specific to Boksburg and the 
management of these tasks may require an overview of management 
structures to deal with these issues in all the precincts in the CoE. 
 
It is not the role of the precinct plan to determine the management structure 
of the CoE but to identify specific tasks that require attention to enable a 
successful implementation of the plan. The local authority should utilise 
existing organisation structures or amend the structures as necessary to 
accommodate the tasks required. This may entail the establishment of 
Community Forums to assist in this regard as well as provincial departments 
where necessary. However, the CoE will ultimately be responsible for the 
urban management of the precinct. 
 
 
10.1.4 Urban Management Partnerships and Forums 
 
Increasingly, local authorities are finding themselves under pressure to 
provide basic services for their areas of jurisdiction but with limited 
resources. This trend has resulted in the onus for service provision and 
maintenance shifting, at least partially, to the private sector. 
 
As indicated above there may be a need to bolster the CoE Management of 
the precinct by the establishment of Community Forums or similar 
community organisations working closely with the Local Authority. 
 
These could include: 

 Special Rating Area 

 a community policing forum; 

 resident’s associations; 

 property owner’s forums; 

 business associations, including the informal sector; 

 business against crime. 
 
It is important that these groupings do not work against each other or 
independently but rather their actions and efforts are coordinated through 
participation in the development forum. 
 
 
Special Ratings Area 

 
As a priority “Crime and Grime” is an important starting point for improving 
the management of the precinct particularly in the business core  
 
The establishment of Business Improvement Districts (BIDs) / CIDs has 
been one way for the private sector to raise funds and secure resources to 
manage, secure and maintain areas such as in Johannesburg CBD, 
Rosebank and Sandton. These have had positive results. Their main focus 
has been to address ‘crime and grime’ and have resulted in cleaner and 
safer environments that are well managed and physically attractive. 
 
The result of BID establishment increased the numbers of businesses and 
visitors, increased turnover, reduced vacancies, increased rentals, which in 
turn has increased the rates base for the municipality. It has improved the 
economic performance of the area. 
 
Recent changes in legislation require that BID’s are formed on a voluntary 
basis. 
 
The BID is to supply supplementary management and maintenance 
services and possibly undertake limited upgrading works but does not 
become a law unto itself in its district. 
 
It is proposed that a BID be established by the current business community 
within the business core of the precinct to facilitate improved public 
environment maintenance, safety and security and improve the branding of 
the business cluster within the precinct. 
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Additional groupings could be set up as the project progresses to involve 
stakeholders and assist in development, management, maintenance and 
security efforts. 
 
 
Marketing and Communication  

 
Marketing and communication is concerned with both internal and external 
communication and the plan will need to address both aspects. 
 
Internal communication is concerned with ensuring that organisational 
harmony for those involved in the management and implementation of the 
urban design precinct plan is achieved. 
 
The Internal Communication Plan will ensure staff is kept informed of project 
progress and decisions taken, information is disseminated timeously, 
awareness of duties and responsibilities is created, problems are detected 
and dealt with which creates a culture whereby informed decisions and 
effective action can be initiated. 
 
External communication is more concerned with marketing, promotion and 
the garnering of support. This is to create awareness of the area and the 
development vision and its implementation plan, attract investment, limit 
opposition and boost confidence in the aims and abilities of the CoE to 
develop the Boksburg CBD Precinct Plan. 
 
Public / Private Institutional Arrangements 

 
The Boksburg CBD precinct plan proposes the establishment of a 
public/private institutional structure that consist of the following components: 
 

 The proposed Boksburg CBD Development Co-ordination Forum, 
which represents and involves all public and private stakeholders in 
the implementation of the precinct plan, who are located in the 
precinct and who have an interest in the development of the 
precinct. Its purpose is to co-ordinate, obtain support for and give 
input into the precinct plan implementation programme and all the 
public and private developments. 

 The Custodian and working groups should also be involved in the 
urban management of the precinct area through the establishment 
of a voluntary Business Improvement District in specific areas within 
the precinct. 

 
Overall the institutional arrangements seek to build capacity and structure 
improved co-ordination to achieve an integrated precinct plan development. 
 
 
10.2 DEVELOPMENT, COORDINATION AND FACILITATION  
 
As an established urban node, the implementation of the Boksburg CBD 
Precinct Plan is significantly reliant on the existing institutional capacity and 
expertise within the CoE. In this regard it is recommended that a precinct 
coordinator for the precinct plan should be promoted to ensure that 
initiatives and proposals are implemented in accordance to the vision of the 
precinct and that the various projects are implemented and harnesses the 
existing CoE’s institutional capacity. As there are a number of precincts 
within the municipality one coordinator may be responsible for a number of 
precincts.  
 
In addition, it is recommended that a city-wide Development Agency 
should be established to drive the implementation of projects within the 
various precincts. 
 
10.2.1 CoE Precinct Coordinator and implementor 
 
The initial step in increasing precinct implementation capacity is the 
establishment of a precinct coordinator of the plan. This could be a 
municipal project champion or elected department (City Planning) or a 
grouping of people.  
 
The Custodian tasks would include: 

 Ensuring the overall precinct plan is adhered to by all the different 
role players and implementors; 

 Establishing an awareness and understanding of the project for 
internal departments and external stakeholders particularly those 
who have not been involved in the planning stages; 
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 Overseeing the implementation process;  

 Ensuring that the various projects are rolled out. 

 Enabling alignment between the various stakeholders, including 
private sector plans, to enable development processes to go ahead 
with the least friction and co-ordinate all the initiatives, in a manner 
that allows for an efficient and effective outcome. 

 
The Coordinator may choose to elect a series of working groups that 
constitute organisations, including relevant CoE departments, provincial 
and national government (as may be applicable), state owned companies 
(Prasa, Transnet, Eskom, Telkom etc.), business organisations, labour 
organisations and civil society organisations. These working groups may be 
assembled on an ad hoc basis to ensure that projects are rolled out and 
may include topics such as:   

 Traffic, transportation and NMT; 

 Environment, open space planning and landscape design; 

 Community involvement programmes; 

 Socio-economic, transformation and funding; 

 Housing provision and approaches to hijacked buildings; 
 
An important aspect of introducing a coordinator involves ensuring that all 
the initiatives are harmonised and dove-tailed to meeting the common 
precinct objectives. 
 
 
10.2.2 Establishing a CoE Development Agency for Urban Design 

Precinct Plan Implementation 
 
One way of realising the proposals of the Boksburg CBD Precinct Plan is for 
the CoE to set up a separate and independent Development Agency which 
would be responsible for the implementation of specific projects within the 
Boksburg CBD Precinct. This mandate could include all the precincts 
for which the CoE is preparing urban design precinct plans. 
 
Development Agencies have been established in a number of cities in South 
Africa and have been very successful in implementing capital projects. 
 

Role of a Development Agency 

 

 Development Agencies are entities owned and established by a 
sphere of government (local, provincial or national). These are 
typically considered as publicly owned entities, with public 
accountability and responsibilities, but using private sector 
strategies. 

 Their purpose is to work towards a coordinated approach to 
addressing the problems and opportunities in their targeted areas. 
A key focus is engaging and leveraging the public and private 
sectors in an agreed physical, social and economic development 
strategy and meeting clearly defined targets. This needs to take 
place within a broader context of a comprehensive framework or 
area-based plan. In this instance it would be the urban design 
precinct plans. 

 In order to promote effective execution of programmes/projects, the 
Development Agency provides a dedicated and focussed 
institutional system and capacity that effectively implements 
identified projects and strategies, thereby giving focused attention 
to the growth, development and promotion of the local economy 
within the precinct. 

 A further rationale behind the Development Agency concept is that 
the normal administrative public processes within government are 
often ill-adjusted to efficiently and effectively undertake project 
management and physical implementation. It is even more complex 
where public and stakeholder co-ordination is continuously 
required. Hence, the Development Agency is dedicated to and 
focused on the function as implementing arm, enabling delivery of 
key projects. 

 Within this role it can also be the co-ordination body that sources 
external funding, technical assistance and additional capacity for 
project planning and implementation. 
 

Function of a Development Agency 

 
The function of the Agency is Development Facilitation and Project 
Implementation. It is a wholly owned agency of the municipality which 
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undertakes area-based initiatives in key precincts within the municipal 
administrative area. In many instances the agency reports to city planning 
and economic development departments.  
 
The development agency undertakes the following: 

 Promotes economic growth through the development and 
promotion of efficient business environments in defined geographic 
areas; 

 Urban regeneration projects; 

 Unlocks public and private sector investment in marginalised areas; 

 Undertakes area-based regeneration projects in areas which are 
not meeting their potential; 

 Promotes economic empowerment through the structuring and 
procurement of municipal / development agency developments; 

 Promotes productive partnerships and co-operation between all 
relevant stakeholders on area-based initiatives;  

 Maintains stakeholder relations and engages stakeholder 
consultation / facilitation to ensure participation and buy-in of 
stakeholders, including the local community; 

 Prepares project development plans for approval and undertakes 
their implementation; and 

 Develops and implements best practice and organisational 
expertise in respect of area-based development management. 

 
The Relationship between Development Agencies and Municipalities 

 
A Development Agency is a State-Owned Company (SOC), in this instance 
a wholly owned agency of the municipality. The legislative framework for 
municipal entities came into effect through amendments to the Municipal 
Systems Act (MSA) and the passing of the Municipal Finance Management 
Act (MFMA). The new provisions of the MSA, including Chapter 8A, came 
into effect on 1 August 2004. The bulk of the provisions of the MFMA took 
effect on 1 July 2004 with some transitional provisions based on municipal 
capacity. The MSA defines three types of entities that may be established 
by a municipality with effect from 1 August 2004, namely private company, 
service utility or multi-jurisdictional service utility.  

 
It is through the municipal contract and service delivery agreement that the 
municipality provides the policy and strategy framework within which the 
Development Agency will operate, and thereby provides the mandate of the 
Development Agency. Typically, the performance requirements include 
community liaison and involvement in the delivery of projects and area-
based management and interventions 
 
Development Agencies do not assume overall responsibility for all 
development within their area – that task remains the responsibility of the 
Municipality which controls and coordinates it through its chairing of a 
Development Forum. The municipality also remains responsible for its 
statutory obligations such as the approval of town planning applications and 
building plans, the enforcement of bylaws and the installation and 
maintenance of infrastructure services etc. 
 
It is proposed that the CoE establish an implementation capacity in the form 
of a dedicated Development Agency for all the precincts part of this 
programme. This focuses on the implementation of CoE initiatives and 
projects proposed in the precinct plans, as well as undertake specific 
feasibility studies and prepare business plans, as mandated by the CoE. 
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10.3 CONCLUSION: PRIORITY ACTIONS 
 
The priority actions for the implementation of the Boksburg CBD Precinct 
Plan are determined by the classification of high priority and short-term time 
frame initiatives and capital projects. These include: 
 
A. Design and Deliver- Catalytic Capital Projects 

 A1. Civic Precinct Bank Street extension through the site and 
development of a civic urban space on the Lake edge 

 A2. Environmental Public Environment Upgrade  
 A3. Boksburg Lake pollution and road extension 

 
B. Plan, Promote and Support- Key Initiatives 

 B1: Prince George Park Redevelopment 
 B2: Boksburg East TOD and Residential Development 
 B3: Council Land next to Bowling Green 
 B4: Tambo Memorial Hospital 

 
The total estimated budget for the high priority and short-term time frame is 
estimated at R 26. This is divided as follows: 
 

 Civic Precinct: R6 million 

 Public Environment Upgrade of Main Routes: R20 million 

 Boksburg Lake Pollution: initiatives currently underway and 
requiring fasttracking 

 
It is envisaged that these initiatives are necessary to kick-start the 
development process and drive the momentum for implementation. 
 
These capital projects also meet the vision for the precinct, which was 
generally supported by the public and interested parties (including the 
authorities), as expressed in the Open Day. The catalytic capital projects 
and initiatives will: 

 Attract investment into the area; 

 Provide much needed facilities 

 create job opportunities; and 

 Improve the quality of life and uplift the community. 

 
The implementation strategy is to be incorporated into the next budgetary 
cycle and to be included into the next round of IDP review. 
 
10.4 ENABLING DEVELOPMENT AND MEETING COMMUNITY NEEDS 
 
The proposals of the Boksburg CBD Precinct Plan meets a variety of 
development objectives that direct the work and functions of both the public 
and private sector, and in particular those of the CoE to execute its 
developmental mandate. This includes: 
 

 Establishing a specific development direction for the Boksburg CBD 
Precinct, to achieve the desired rejuvenation of the precinct. 

 Enabling the upgrade of key elements of the Boksburg CBD public 
environment to the collective benefit of the precinct 

 Fostering business development across a number of sectors, 
including incorporation of informal trade with improved linear 
market facilities where appropriate 

 Upgrading of parks and recreation facilities to better serve 
community needs. 
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ANNEXURE 1:  
 

12 ROADS AND TRANSPORT CONTEXT AND STATUS QUO 
 
12.1 OVERVIEW 
 
The Boksburg CBD is served by two national routes and two regional routes, 
the N12, N17, R21 and R29. The N12 is the east-west national route 
connecting Boksburg with Daveyton in the east, and with Johannesburg in 
the west. The N17 is another east-west national route connecting Boksburg 
with Springs in the east and with the southern parts of Johannesburg in the 
west. The R21 is a north-south freeway, with its terminal in Vosloorus in the 
south, connecting with OR Tambo International Airport, Kempton Park, and 
Pretoria in the north. The R29 is an east-west regional route connecting 
Boksburg with Benoni in the east and with Germiston in the west.  
 
The Tambo Memorial Hospital and Boksburg Civic Centre are the main 
attractions in the Boksburg CBD. To the east of the Boksburg CBD, the bulk 
of the finance and local retail sector are found.  
 
12.2 POLICIES, PLANS AND PROJECTS 
 
12.2.1 Provincial Policy 
 

 The Gauteng White Paper on Transport Policy, 1997 
 
The White Paper provides the vision at a high-level, as well as the mission 
and guiding values of the Provincial Department. Its policy principle is the 
development of an integrated, affordable and accessible transport system 
for Gauteng.  
 

 Gauteng Provincial Land Transport Framework (PLTF), 2009 to 
2014 

 
The Gauteng Province must prepare the PLTF for a 5-year period in terms 
of Section 35 of the National Land Transport Act (NLTA). The PLTF aims to 
give broad strategic direction to the development of transport in the 
province. 

 The Gauteng 5-Year Transport Implementation Plan, 2012 
 
The Plan forms part of the Gauteng 25-Year Integrated Transport Master 
Plan (ITMP). It has the following key short-term initiatives and key focus 
areas relevant to this project: 
 

 Transport authority for Gauteng; 

 Provincial-wide public transport information centre; 

 “One Province One Ticket”; 

 Integration with the commuter rail corridor-modernisation project of 

PRASA; 

 Restructured subsidised road-based public transport; 

 Transformation of the taxi industry; 

 Greener public transport vehicle technologies; 

 Travel demand management, less congestion and shorter travel 

times; 

 Access to major freight nodes. 

 International and city airports; 

 Pedestrian paths and cycle ways; 

 Continued provincial-wide mobility; 

 Effective management of existing transport infrastructure; 

 Regulation and enforcement; and 

 Accessible transport. 

 
The Plan proposes a ‘Transport Network Hierarchy’ as follows: 
 

 Rail as the backbone of an integrated multi-modal transport system; 

 Creation of a clear public transport network hierarchy that provides a 

balance between mobility and accessibility; 

 Roads that primarily support public transport such as the Gauteng 

Strategic Public Transport Network (GSPTN) should have definitive 

characteristics to support public transport such as dedicated lanes, 

Intelligent Transportations Systems (ITS), public transport shelters 
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and stops and other accommodation to make public transport 

accessible and attractive; and 

 A hierarchy of roads that provides mobility roads (Class 1 and Class 

2) and roads which enhance accessibility (Class 4 and 5) with Class 

3 roads that provide a balance between mobility and access. 

 
12.2.2 Municipal Policy 

 
The CoE has a number of policy documents relating to transport, 
development planning, land-use planning etc., including: 
  

 Ekurhuleni Metropolitan Municipality Comprehensive Integrated 

Transport Plan (2014); 

 Ekurhuleni Metropolitan Municipality Spatial Development 

Framework (2011); 

 Ekurhuleni Metropolitan Municipality Modal Integration Strategy and 

Action Plan, 2009. 

 
 
12.2.3 Legislation Relevant to the Project 

 
There are a number of levels of legislation relevant to the project.  
 
National Legislation: 

 National Land Transport Act 5 of 2009; 

 Division of Revenue Act (DORA); 

 Local Government: Municipal Systems Act (MSA) 32 of 2000; 

 Local Government: Municipal Finance Management Act 56 of 2003; 

 South African National Roads Agency Limited and National Roads 

Act 7 of 1998; 

 National Road Traffic Act 93 of 1996; 

 National Road Traffic Regulations, 2000; 

 Road Traffic Management Corporation Act 20 of 1999; 

 Airports Company Act 44 of 1993; and 

 Spatial Planning and Land Use Management Act 16 of 2013. 

 
Provincial Legislation: 

 Gauteng Transport Infrastructure Act 8 of 2001; 

 Gautrain Management Agency Act 5 of 2006; 

 Gauteng Provincial Road Traffic Act 10 of 1997; and 

 Local Government Ordinance 17 of 1939. 

 
 
Municipal Legislation (Bylaws): 

 Parking; 

 Outdoor advertising; 

 Public transport; and 

 Road signs. 

 
12.3 REGIONAL ACCESS 
 
12.3.1 National and Provincial Roads  
 
The National Roads (SANRAL) providing access to the precinct include the 
N17 and N12. The N17 is located to the south of the precinct and an east-
west national route connects Boksburg with Springs in the east, and the 
southern parts of Johannesburg in the west. The N12 is situated to the north 
of the study area and an east-west national route connects Boksburg with 
the northern parts of Springs in the east, and with Johannesburg in the west. 
 
The Provincial Roads in and around the precinct include: 

 R21 (Rondebult Rd); 

 R29; 

 Trichardts Road; 

 Commissioner Street; and 

 Jubilee Rd 
 
Diagram 82: Regional Connectivity shows the regional connectivity to the 
Boksburg CBD. 
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12.4 ROAD OWNERSHIP 
 
The Boksburg CBD has several key road stakeholders which include: 

 Sanral (N17 & N12) 

 Gautrans  

o R21 (Rondebult Rd) 
o R29  
o Trichardts Road 
o Jubilee Rd 
o Commissioner Rd 
o Main Reef Rd 

 City of Ekurhuleni (all local network) 

 
The road ownership map is shown in Diagram 83: Road Ownership on the 
Study Area 
 
12.5 ROAD HIERARCHY 
 

Diagram 84: Road Hierarchy gives an overview of the road classifications 
within the precinct and the Road Classification Map is shown in Diagram 84: 
Road Hierarchy. 
 

Table 22: Road Classification 
 

Function 
RCAM 

Classification 
Description 

Roads relevant to 

the Boksburg 

precinct 

Mobility Class 1 National Freeway with route 

number (N / M / R) 

High speed (100 - 120km/hr) 

No access to properties 

No pedestrians, parking, public 

parking pick-up and NMT 

allowed 

 N12 

 N17 

 PWV 15 

 

Function 
RCAM 

Classification 
Description 

Roads relevant to 

the Boksburg 

precinct 

Class 2 Major Arterial with route number 

(M or R) 

High speed, typically 80km/hr 

Intersection spacing typically 

800m ± 15% 

No access to properties 

Public Transport stops, and 

pedestrian crossings allowed at 

intersections only 

Pedestrian sidewalks grade 

separated from road 

No traffic calming, no parking 

traffic signals to be co-ordinated 

Cycle lanes allowed 

  R21 (Rondebult 

Rd) 

 Trichardts Rd 

 Jubilee Rd 

 R29 (Main Reef 

Rd) 

 

Class 3 Minor Arterial with route number 

(M) 

Intersection spacing typically 

600m ± 20% 

Limit access to properties 

Public transport stops, and 

pedestrian crossings allowed at 

intersections 

No traffic calming, no parking 

traffic signals to be co-ordinated 

Cycle lanes allowed 

 Commissioner 

Street (inside the 

precinct) 

 Pretoria Rd 

 Leeuwpoort Rd 

Accessibility Class 4 Collector Street (Class 4a 

Commercial, Class 4b 

Residential) 

Intersection spacing should be 

larger than 150m apart 

Access to properties allowed 

Public transport stops, and 

pedestrian crossings allowed at 

intersections 

Traffic calming – median for 

pedestrians 

Cycle lanes allowed, On-street 

parking allowed 

 Market Street 

 Glen St 

 Adderley St 

 Elloff St 

 Bloem St 

 Burg St 

 Kaap St 

 Short Rd 

 East Rd 

 Heidelburg St 

 
Class 5 Local Street (Class 5a 

Commercial, Class 5b 

Residential) 

Local street in the 

precinct 
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Function 
RCAM 

Classification 
Description 

Roads relevant to 

the Boksburg 

precinct 

Intersection spacing should be 

larger than 150m apart 

Access to properties allowed 

Public Transport stops, and 

pedestrian crossings allowed at 

intersections 

Traffic calming, median for 

pedestrians and raised 

pedestrian crossings allowed 

Cycle lanes allowed, on-street 

parking allowed 

 
 
12.6 Plans and Projects 
 
Projects and plans which are likely to impact the precinct include: 
 
Existing projects: 

 Espri Road Upgrade (widening of the road) 
 
Plans: 

 PWV 15 (Gauteng Province): the alignment is to the east of the CBD 
as a north-south route with planned access at Commissioner Street. 
At this stage, it is not yet clear if the alignment of the road will have 
an impact on the local road network due to the spacing of 
intersections. Overall, the road will improve accessibility to the CBD 
in the future.  

 K92 (Gauteng Province), will be situated to the west of the CBD as 
a north-south route with planned access at Commissioner Street. 
At this stage, it is not yet clear if the alignment of the road will have 
an impact on the local road network due to the spacing of the 
intersections. Overall, the road will improve accessibility to the CBD 
in the future.  

 K116 and K110 (Gauteng Province), will be situated to the south of 
the CBD as an east-west route. The proposed alignment of the 
routes shows that the road will impact on the local road network 

due, especially to the spacing of the intersections. Overall, the road 
will improve movement of vehicles within the CBD.  

 K106 (Gauteng Province), will be situated to the north of the CBD 
as an east-west route. The proposed alignment of the routes shows 
that the road will not impact on the local road network.  

 
The picture below shows the widening of the road at Espri Road. 
 

 
Diagram 75: Widening of the road at Espri Avenue 

 
Diagram 85: Future Roads Impacting on the Study Area shows the future 
road projects planned in the precinct. 
 
12.7 TRAFFIC VOLUMES 
 
There are no traffic surveys carried out around this area and, therefore there 
are no traffic capacity analyses carried out at this stage. Visual observation 
shows that the R21 (Rondebult road) has high volumes of traffic and 
experiences delays during peak hours. This finding must be verified through 
a comprehensive traffic study and the findings of this report must therefore 
be regarded as inconclusive and preliminary. 
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12.8 RAIL (FREIGHT AND PASSENGER) 
 
There are several railway lines serving this corridor i.e. passenger trains 
serve this corridor from Randfontein to Springs, and Johannesburg to 
Daveyton.  
 
The closest passenger railway stations are: 

 Boksburg (Train Passenger Volumes: 6000); 

 Oos Rand (Train Passenger Volumes: 7700); and 

 Boksburg East (Train Passenger Volumes: 7000). 
 
The above volumes are as per the final report compiled by the Gauteng Rail 
Passenger Census 2007. When compared with the Boksburg station, Oos 
Rand has the highest train passenger volumes. As part of ensuring that the 
public transport network forms the backbone of the system, the Ekurhuleni 
IDP dated 2013 encouraged growth of development nodes around 
Boksburg station. The development around both stations is currently poor. 
PRASA Railway line within the precinct is shown below. 
 

 
Diagram 76: PRASA Railway line within the Precinct 

 
12.9 PUBLIC TRANSPORT 

 
The CBD also houses key transportation elements such as railway stations 
and taxi ranks that are important to national movements of goods and 
people. The precinct does not have long-distance taxi associations 
operating within the precinct. The nearest location to catch a long-distance 
taxi or bus is Germiston. 
 
According to the Ekurhuleni IDP dated 2013, the public transport modal split 
within Ekurhuleni is 73.7% for taxis, 19.3% for rail transport, and 7% bus 
transport. Furthermore, it was also mentioned that private vehicle utilisation 
is very high – more than 50% of the total trips in Ekurhuleni. The public 
transport modal split is shown below. 
 

 
Public transport modal split 
Source: Ekurhuleni IDP dated 2013 

 
 
12.9.1 Buses 
 
As mentioned in this report, buses are the least predominant public transport 
mode at the Ekurhuleni Metropolitan Municipality. The Boksburg CBD is 
currently serviced by EMM buses and a few other private buses. However, 
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it has been noted that these buses are mostly utilised by school children 
travelling from home to schools. Year-to-year the bus industry is 
continuously losing market share to the taxi industry, as it does not serve 
the Ekurhuleni community (EMM IDP, 2013).  
 
A CoE bus depot is present in the CBD and is located at the corner of 
Trichardts and Voortrekker Roads. 
 
Diagram 86: Bus and taxi routes within Boksburg CBD shows the existing 
bus routes with the CBD. From CoE Roads Masterplan prepared by 
RHDHV,2013, the bus routes are servicing Trichardts road within the CBD 
and Main Reef road in the north of the CBD. Typical CoE bus travelling along 
Commissioner street within the CBD is shown below. 
 
 

 
Diagram 77: CoE bus travelling along Commissioner Street within the 

CBD 
 
 

12.9.2 Mini-bus Taxis 
 

The majority of people in Ekurhuleni utilise taxis. Taxi routes within the study 
area include the R21 (Rondebult Road), Trichardts Road and Commissioner 
Street. A formal taxi ranking facility is located at the corner of Trichardts road 
and Commissioner Street. The investigation shows that only one taxi 
association is operating at this taxi rank. The taxi rank is easily accessible 
from all angles within the CBD. The only disadvantage regarding this taxi 
rank is that the long-distance taxis are not catered for, and therefore people 
travel to Germiston to access the long-distance taxis. The Boksburg Taxi 
Rank is shown in the picture below: 
 
 

 
 

Diagram 78: Photo of Boksburg Taxi Rank  
 
12.9.3 Rail Facilities 
 
The closest passenger railway stations are: 

 Oos Rand (7700 Train Passenger Volumes);  

 Boksburg (6000 Train Passenger Volumes); and 

 Boksburg East (Train Passenger Volumes: 7000). 

 
Visual observations show that the majority of people prefer to use Boksburg 
East station because it is very close to the CBD, where a lot of activities take 
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place, and the routes leading to the stations are assumed to be much safer. 
The common problem identified in both Boksburg and Boksburg East 
stations is that there is no space to accommodate taxis. Further 
investigation was also carried out to determine if PRASA has future plans 
within or near the CBD, and it was found that PRASA does not have any 
plans for the area. 
 

 
Diagram 79: Photo of  Boksburg Station  

 
Diagram 80: Photo of Boksburg East Station  

 
 
 
12.9.4 Integrated rapid public transport network  
 
Currently there are no BRT services within the region. However, the RSDF 
for Region D indicates that the future BRT trunk route within the study area 
will be implemented during Phase 1 (Tembisa – OR Tambo – Boksburg -  
Vosloorus). This has been broken down into three sub-phases, viz. Phase 
1A, Phase 1B and Phase 1C. The initial plans were to have the 18-km trunk 
route along Phase 1A operational in 2016, however this plan has been 
delayed. An express (limited stop) complementary route that run from the 
airport through Boksburg to Vosloorus, was also planned but is likely to 
happen later than anticipated. Within the CBD, the BRT routes will run along 
Trichardt road, Leeuwpoort road and the R21. Three BRT stops are also 
planned to be implemented within the CBD. Diagram 87: Proposed BRT 
routes within the Boksburg CBD shows the future BRT trunk route within the 
study area. 
 
 



GAPP Consortium     Boksburg CBD Precinct Plan 

  216 

12.9.5 Gautrain 
 
The Rhodesfield – Boksburg route will be implemented as part of the 
Gauteng Rapid Rail Integrated Network (GRRIN) Extensions. The 
Rhodesfield to Boksburg service will run on the following section: 
Rhodesfield – East Rand Mall – Boksburg. This route follows an alignment 
from Rhodesfield Station in the Ekurhuleni area up to the Boksburg Station 
on the East Rand. The length of this route is approximately 12 kilometers. 
There are three stations in total on this route, of which two are new stations. 
The distances between these stations are shown in Table 23.  
 

Table 23: Distance between stations 
 

 
 
The exact location for the possible new Gautrain station in Boksburg is 
unidentified at this stage. When considering the different Gautrain station 
locations, the built, natural, social and economic environments should 
integrate with each other. Diagram 81: GRRIN Extensions:  All Phases  
shows the Gautrain Railway Line and Stations after the Extensions and 
Expansions. 
 

 
 

Diagram 81: GRRIN Extensions:  All Phases 
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12.10 PEDESTRIAN MOVEMENT 
 
The Boksburg CBD is characterised by good NMT facilities and public open 
spaces. Most of the streets provide NMT facilities with enough space for 
people to walk.  

 

 
Example of NMT along Trichardts Road 
 
 
12.11 PARKING 
 
Most of the streets in the study area have on-street parking, with almost the 
entire area to the east of Boksburg Civic Centre is dedicated to public 
parking. Motor vehicle users stated that parking availability and the 
convenient location of parking areas is very good in the Boksburg CBD. 
 

 
Abundant Parking space east of Boksburg Civic Centre 
 

 
On-street parking along Commissioner Street 
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However, some of the Council-owned parking lots along Commissioner 
Street are in a state of neglect and are derelict and under-utilised. These 
could be better used for other land uses and economic activities. 
 

 
Neglected and under-utilsed Council-owned parking areas 
 
 
12.11.1 Key Findings 
 
Key findings regarding transport and roads include: 

 The area has good access to the highway network; 

 It is highly accessible due to the convergence of road and railways, 
however, it does not have a well-coordinated or integrated internal 
public transport system;  

 Council-owned parking lots along Commissioner Street are in a 
state of neglect and are derelict and under-utilised; 

 There are abundant non-motorised transport facilities (pedestrian 
walkways) within the CBD; and 

 Future BRT trunk routes within the study area will be implemented 
during Phase 1 (Tembisa-OR Tambo-Boksburg-Vosloorus) 

 



GAPP Consortium     Boksburg CBD Precinct Plan 

  219 

Diagram 82: Regional Connectivity 
Source: EMM Roads Masterplan, RHDHV, 2013 
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Diagram 83: Road Ownership on the Study Area 
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Diagram 84: Road Hierarchy 

Source: EMM Roads Masterplan, RHDHV, 2013 
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Diagram 85: Future Roads Impacting on the Study Area 

Source: Gautrans 



GAPP Consortium     Boksburg CBD Precinct Plan 

  223 

 
Diagram 86: Bus and taxi routes within Boksburg CBD 
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Diagram 87: Proposed BRT routes within the Boksburg CBD
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ANNEXURE 2: OPEN SPACE AND NATURAL 
ENVIRONMENT 

 

13 OPEN SPACE AND NATURAL ENVIRONMENT CONTEXT 
AND STATUS QUO  

 
13.1.1 Environmental Strategic Documents (policies, plans and 

strategies) 
 

Ekurhuleni Environmental Policy, 2012 

 
The Ekurhuleni Environmental Policy was updated in 2012; the revision of 
the policy provided an opportunity to align CoE environmental policy with 
sustainability initiatives and trending considerations, e.g. the impacts of 
climate change, the green economy, mining reclamation and pollution, and 
land reform and agrarian transformation. Importantly, as the Growth and 
Development Strategy for CoE is currently being revised, there remains 
potential to further align the environmental policy and vision to the revised 
growth and development vision for the region. 
 
The development of an environmental policy for the CoE is a statutory 
mandate and responsibility is placed on local governments to ensure a safe 
and healthy environment for those living and working within their area of 
jurisdiction. The CoE, in delivering services to the community, strives to 
maintain and promote sustainable environmental management by carefully 
blending ecological, social, and economic considerations into future 
planning and decision-making processes. The CoE aims to balance the 
interests of the present with those of future generations, and ultimately, will 
strive to reduce the environmental impacts of current operations, activities, 
products, and services. 
 
Within the framework of its Environmental Policy, the Ekurhuleni 
Metropolitan Municipality commits to:  
 

 Comply with all applicable international conventions, national 

environmental legislation and policies, regulations, codes of 

practice, and other environmental requirements to which the COE 

subscribes;  

 Protect and manage the environment, conserve resources, 

minimise asset losses, and improve environmental performance;  

 Minimise the environmental impacts of the activities of the CoE;  

 Minimise the contribution to climate change, and adapt to the 

consequences of global climate change;  

 Improve the quality standards of the environment through the 

reduction of pollution, implementation of a waste reduction 

hierarchy, an increase in social benefits in terms of health and 

resilience, and increased access to environmental resources;  

 Establish partnerships with community organisations, government 

agencies, customers and Interested and Affected Parties (I&APs) 

and foster openness and communication with all stakeholders in 

order to share relevant information, contribute to the development 

of sustainable solutions, and respond in a constructive and timely 

manner;  

 Implement environmental management activities aimed at 

enhancing and improving the environment within the COE by 

improving the environmental content and performance of existing 

management systems like the IDP, GDS and Service Delivery and 

Budget Implementation Plan (SDBIP); and  

 Regulate the environmental impacts of mining to restore a balance 

between consumptive and sustainable environmental resource 

uses. 

To meet the goals and intended outcomes of the Environmental Policy, 
seven areas of impact are defined that require attention and the 
implementation of actions( Diagram 88: Seven Environmental Policy Focus 
Areas, or Ultimate Outcomes).  The long-term outcomes are: 

1. Key natural resources are protected and conserved; 

2. CoE employees are aware of environmental matters and 

environmental education initiatives are implemented; 

3. Environmental principles are embedded in infrastructure and 

development activities in the CoE; 

4. Land, water and air pollution is prevented and reduced; 
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5. River catchments are managed in an integrated manner; 

6. CoE is energy efficient and has adapted to climate change impacts; 

and 

7. Sound environmental governance. 

 
 

Diagram 88: Seven Environmental Policy Focus Areas, or Ultimate 
Outcomes 

Source: COE, 2012 

An Implementation Plan accompanies the Revised Environmental Policy 
and is available as a tool to enable the turning of the policy into action. 
Primary goals to give effect to the policy include:  

 Roll out of the Environmental Policy into CoE department’s 

processes and systems; and 

 Marketing and awareness-raising of what the Environmental Policy 

aims to achieve. 

 
The Implementation Plan is a spreadsheet-based tool that links the 
outcomes of the policy through actions and responsibilities to measure 
progress, using indicators over 5-year planning timeframes.  
 
 
Ekurhuleni Environmental Management Framework, 2007 

 
The Environmental Management Framework (EMF) provides a framework 
that sets out the environmental attributes of Ekurhuleni in a way that 
determines environmental opportunities and constraints for development of 
the area, while Spatial Development Frameworks (SDFs) provide 
frameworks for interpreting the development vision, planning principles and 
structuring elements of Ekurhuleni. 
 
As part of the EMF, the Strategic Environmental Management Plan (SEMP) 
was developed which outlined ‘development constraint zones’ which 
highlight the environmental features that may limit developmental potential. 
Five constraint zones have been identified: 
 

 Low to no Constraint zone 

 Agricultural Constraint zone 

 Geotechnical Constraint zone 

 Hydrological Constraint Zone 

 Ecological Constraint Zone 
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Diagram 89: Boksburg Precinct in relation to the COE SEMP, 2007 

The location of the Boksburg Precinct falls within the Hydrological and 
Geotechnical constraint zone. The Geotechnical zone is composed of 
dolomite areas and undermined areas. Essential engineering services, 
industrial, retail and residential activities are permitted but require the 
appropriate authorisations before these activities can occur (Diagram 89: 
Boksburg Precinct in relation to the COE SEMP, 2007) 
 
In the Hydrological zone, there are environmental sensitivities specifically 
the presence of the natural surface water bodies. The preferred activities in 
the Hydrological zone are for conservation but with provision for essential 
engineering services pending the outcome of an environmental 
authorisation process. 
 
Ekurhuleni Biodiversity and Open Space Strategy (EBOSS), 2009 

 
The EBOSS outlines steps that need to be taken in order to meet the 
requirements for the biodiversity and open space needs of the Metro. The 
EBOSS provides a thorough inventory of the ecological features within the 
COE and provides targets for which the COE must aim in order to 
adequately preserve the biodiversity and open spaces within the Metro. The 
EBOSS defined the Open Spaces as: 
 

 Metropolitan open space nodes - means open space areas that 

have a distinct character and that are meant for the use or 

enjoyment of all persons in the metropolitan area and even beyond. 

 Local open space nodes - means open space areas that have a 

distinct character and that are meant primarily for the use or 

enjoyment of specific communities. 

 Corridors - means open spaces that form part of the hydrological 

system, are natural areas that are shallowly undermined, or areas 

with high quality natural vegetation that link different nodes with 

each other. 

 Other/neighbourhood natural open spaces - means natural 

areas that should remain as open spaces, but do not constitute 

nodes or corridors and that should be incorporated in the planning 

and development of neighbourhoods. 
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 Mining belt open space - means undeveloped land on undermined 

areas that can be used for open space purposes. 

 
  

Diagram 90: Open Space Features within the vicinity of the Boksburg 
Precinct 

According to the EBOSS (2009), there are no open space features within 
the Study area; the closest open space feature is the Local Open Space 
Node K: Elsburg Conservation and Recreation Node which is located to the 
south of the Boksburg Precinct (Diagram 90: Open Space Features within 
the vicinity of the Boksburg Precinct).  The Local Open space is listed as 
both privately owned and publicly owned. The majority of Local Open Space 
Node K is classified as predominantly natural open space as well as 
sports/Recreation. The purposes of local open spaces are to improve the 
aesthetics of an areas as well as providing a local scale conservation 
function in the case of Node I it would be to protect the grassland species 
found in this area. Local open spaces are important in the urban context as 
these provide a unique identity to the area. Local Open Spaces also provide 
socio-economic functions as it can increase the value of properties.  
 
The EBOSS was developed in 2009 and there has been developed since 
then, it is still important to take into account the open space assets in the 
study area for future planning to ensure that the integrity of the remaining 
open spaces are preserved.  
 
Draft Bioregional Plan, 2014 

 
The CoE has developed a Bioregional Plan although it is still in draft form. 
The purpose of a bioregional plan is to inform land-use planning, 
environmental assessment and authorisations, and natural resource 
management by a range of sectors whose policies and decisions impact on 
biodiversity. This is done by providing a map of biodiversity priority areas, 
referred to as Critical Biodiversity Areas (CBA) and Ecological Support 
Areas, with accompanying land-use planning and decision-making 
guidelines. 
 
The Bioregional Plan must be included in the Integrated Development Plan 
and Spatial Development Plans and must be consulted when issuing 
planning authorisations. The Bioregional Plan determines the key 
biodiversity aspects within the CoE. The Bioregional Plan is used to produce 
different maps that can be easily integrated into other planning tools. The 
Bioregional Plan also provides a description of the different CBA map areas 
which are shown below.
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Table 24: Bioregional Plan Map Categories 
 

CBA Map Category Criteria Defining the Category 

 
 
 
 
 

Protected Areas 

Protected Areas include Provincial Nature Reserves (declared under the National Environment Management: Protected Areas Act 57 of 2003); 
Municipal Nature Reserves (including Bird Sanctuaries) which are declared under various local and provincial declarations and by-laws; other 
state owned protected areas (Meteorite Crater Reserve & natural portions of Botanical Gardens); and Private Nature Reserves and Natural 
Heritage Sites with management plans that have biodiversity conservation as the primary objective. The Protected Area definit ion used in 
Gauteng C-Plan v3.3, which this bioregional plan is obligated to follow, deviates from national policy documents and guidelines (Protected 
Areas Act, NBA 2011 & NPAES 2008) which include all formally proclaimed protected areas (including World Heritage Sites and Protected 
Environments) and exclude undeclared conservation areas which do not have secure legal status. Gauteng C-Plan v3.3 includes most types 
of formal Protected Area, but deviated from the norm by excluding Protected Environments and World Heritage Sites, while including 
undeclared private nature reserves and natural heritage sites that have biodiversity focussed management plans in place (these would be 
categorised as informal conservation areas under the National Protected Area Expansion Strategy and would not be seen to be meeting 
Protected Area targets). Protected Environments and World Heritage sites are indicated on the maps to improve alignment with national 
bioregional plan norms, but the Bioregional Plan does not have the mandate to alter the spatial product from Gauteng C-Plan v3.3. 

 
 
 

Critical Biodiversity Areas 1 

Any natural or near-natural terrestrial or aquatic area required to meet targets for biodiversity pattern and/or ecological processes. These 
include any area that is required for meeting biodiversity pattern targets such as remaining areas of Critically Endangered vegetation types 
and areas required to protect threatened species; any area that is required for meeting targets for ecological processes such as areas important 
for climate change adaptation; and hydrological process areas such as high priority wetlands and catchments, pan clusters and pans within 
priority catchments. In addition to the above areas where there is little or no choice of area identified, CBAs include all 'best design' sites in 
terms of meeting pattern and process targets, identified by the biodiversity planning process. 'Best design' refers to an identified network of 
natural or near-natural sites that meet pattern and process targets in a spatially efficient and ecologically robust way, and aim to avoid conflict 
with other activities (e.g. economic activity) where possible. 

 
Critical Biodiversity Areas 2 

Intensive agricultural landscapes which are required to meet biodiversity targets for threatened species or which support ecological processes 
on which these threatened species directly depend. Although the biodiversity planning process preferentially attempted to meet biodiversity 
targets in natural or near- natural landscapes, in some cases intensive agricultural landscapes may perform a key role in maintaining 
populations of threatened species (e.g. ploughed fields may be key foraging areas for threatened bird species such as Blue Cranes or Secretary 
Birds). 

 
Ecological Support Area 1 

Natural, near-natural or degraded areas required to be maintained in an ecologically functional state to support Critical Biodiversity Areas 
and/or Protected Areas. These include remaining floodplain, corridor, catchment, wetland and other ecological process areas that have not 
been identified as Critical Biodiversity Areas but which need to be maintained in a functional state to prevent degradation of CBAs and/or 
Protected Areas. ESA1s can include areas which would otherwise have been identified as CBAs except that have been degraded, but which 
are currently or potentially still important for supporting ecological processes. These areas are a focus for rehabilitation rather than the 
intensification of land uses. 

 
Ecological Support Area 2 

Areas with no natural habitat which retain potential importance for supporting ecological processes. These include urban and intensive 
agricultural landscapes on floodplains, in buffers around wetlands and in bottlenecks in key climate change corridors. Inappropriate 
management or intensification of land-use in these areas could result in additional impacts on ecological processes. 

Other Natural Areas Natural areas not included in the above categories. 

No Natural Areas Remaining These areas include intensive agriculture, plantations, mined areas, urban areas, infrastructure and dams. 

 
Source: Adapted from Holness, 2009 
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There are at least 16 threatened plant species and 14 threatened animal 
species in the CoE, and 10 ecosystems listed as threatened according to 
National Environmental Management: Biodiversity Act (NEM:BA, 2008). 
Aquatic systems are equally unique in the bioregion: 97% of wetlands types 
and 29% of river types in the Metro are listed as threatened. Just over a 
third of the Ekurhuleni Metro is in a natural or near natural state (36%), with 
urbanisation (35%), agriculture (23%) and mining (7%) together covering 
64% of the Metro.  
 
Critical Biodiversity Areas cover 18% of the Metro with CBA 1 (natural or 
near natural state) covering 17% and CBA 2 (cultivated landscapes which 
retain importance for threatened species) covering 1%. Ecological Support 
Areas cover a further 18% of the City with ESA 1 (natural, near natural or 
degraded state) covering 6% and ESA 2 (no remaining natural habitat) 
covering 12%. Protected Areas cover just over 1% of the Ekurhuleni Metro. 
 
The Bioregional Plan also sets out different management practices that 
must be adhered to in order to protect the biodiversity of the COE. This 
guideline is developed according to the different levels of Critical 
Biodiversity Areas and the Ecological Support Areas. Part of the Bioregional 
Plan requires a monitoring and evaluation programme. The purpose of this 
is to measure the level of implementation within the Metro as well as areas 
that require improvement. The current Bioregional Plan is under review.  
 
 
Diagram 92: Composite Environmentally-sensitive areas on the Precinct 
Site shows that the only significant ecological areas in the precinct are 
classed as other natural areas. 
 
13.1.2 Regional Ecological System 
 
Open space resources are comprised of natural areas that are vegetated 
and that provide ecological functions, as well as water or geological feature, 
as well as built-up spaces that provide a civic function, such as squares, 
market places and parks.  
 
The Boksburg Precinct is predominantly built up with limited open spaces; 
the most significant park in this precinct is the Boksburg Lake. The Boksburg 
Lake has siltation and pollution problems that are primarily caused by urban 

development that have affected the lake’s original recreational and aesthetic 
purposes, which are typical of urban impoundments. 
The Boksburg Precinct is located within the wider Johannesburg / Pretoria/ 
East Rand conurbation – a very expansive urban area. The growth of this 
urban area has resulted in significant transformation of the natural 
environment of most of its extent, with the exception of residual parcels of 
land that are characterised by natural vegetation cover, many of which are 
centred on natural and other waterbodies. 
 
The Boksburg Precinct mirrors this pattern of environmental transformation, 
with a majority of its spatial extent being transformed, primarily to 
commercial as well as some industrial, residential and educational land-
uses. A formal open area is centred on the Boksburg Lake water body.   
 
Within the precinct, very few residual areas of natural vegetation still occur. 
The open space within the precinct – the park surrounding the Boksburg 
Lake – has been formally landscaped. The Boksburg Lake is a dam/ 
impoundment located along a drainage line and is discussed further below.  
The only areas of residual natural vegetation within the precinct boundaries 
are located in the far north-eastern extent of the precinct on part of an 
undeveloped piece of land bounded by St Dominic’s Street and Kruger 
Street. Although colonised by stands of exotic trees, grassland remains on 
this small land portion, and this is supported by the designation as part of 
this land parcel as an important CBA due to the presence of primary 
vegetation (see below).   
 
 
13.1.3 Open Space System 
 
Terrestrial Environment – Vegetative characteristics 

 
As described above most of the precinct area, including the Boksburg Lake 
Park is transformed from a natural state. The Boksburg Lake Park is formally 
landscaped and consists of lawns, as well as old and established trees, 
most of which are exotic species. The entirety of the site falls within the 
Soweto Highveld Grassland vegetation type. Where such natural grassland 
vegetation remains on the site it is characterised by short to medium-high, 
dense, tufted grassland dominated almost entirely by Themeda triandra and 
accompanied by a variety of other grasses such as Elionurus muticus, 
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Eragrostis racemosa, Heteropogon contortus and Tristachya leucothrix 
(Mucina and Rutherford, 2006). The small north-eastern corner of the site is 
characterised by such grassland, although the degree of transformation of 
this grassland is heightened by the presence of stands of exotic tree 
species.  
 
Faunal Assemblage 

 
The large-scale transformation of the natural environment in the Boksburg 
Precinct and the wider area has resulted in the disappearance of most of 
the natural faunal assemblage of the wider area. Only a small number of 
faunal species (predominantly avifauna - birds) adapted to existing in an 
urban environment remain. The remaining areas of natural grassland in the 
far north-eastern part of the site are likely to be too small and fragmented to 
support any significant faunal populations. The presence, however, of large 
waterbody has allowed a portion of natural habitat for certain fauna to 
remain, with a modified faunal assemblage occurring within the precinct, 
mainly in the form of avifaunal species which inhabit the Boksburg Lake. 
Due to the polluted state of the Boksburg Lake it is highly unlikely that any 
aquatic faunal species of conservation significance (e.g. Cape Clawless 
Otter – Aonyx capensis) would be likely to occur within the Lake, although 
it forms part of a wider drainage network (Diagram 91: Open Space and 
Natural Features, particularly Surface Water occurrence in the context of 
the Precinct Site and wider area).  
 
The Boksburg Lake waterbody is not natural and as such is largely 
comprised of open water and some fringing reedbed habitats on its 
periphery, with little to no ‘wading’ habitat (shallow marginal waters with 
muddy shores present that are favoured by wading birds) The waterbody 
accordingly only provides suitable habitat for water bird species that inhabit 
deep open water such as duck and goose species, as well as other water 
birds such as cormorants, grebes and coots. Certain rallied species (e.g. 
the Common Moorhen - Gallinula chloropus) inhabit the marginal reedbeds 
whilst these also provide habitat for certain warbler and weaver (Ploceidae) 
species.  
 
The Lake does provide important avifaunal habitat in the form of two islands 
in the eastern shore on which a number of large exotic Willow trees (Salyx 
babylonica); these treed islands are utilised as a heronry by a number of 

egret and heron species, with the trees providing suitable roosting and 
importantly nesting habitat for a number of species. The importance of this 
heronry must be viewed in a wider context – the East Rand is characterised 
by a number of natural pans, other wetlands and waterbodies, and the 
presence of habitat for such a heronry is important for the water bird 
population over a wider area. 
 
An aquatic ecological assessment undertaken by Scientific Aquatic 
Services (SAS) found that the Lake was characterised by low macro-
invertebrate community diversity and sensitivity. Only six to eight different 
taxa were observed during the assessment at the sites, with the majority of 
them being air-breathers, indicating that a lack of dissolved oxygen is likely 
to limit more sensitive and non-air breathing taxa. The assessment 
concluded that habitat conditions are largely modified and macro-
invertebrate habitat suitability inadequate to support a diverse community. 
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Boksburg Lake – typical of an urban impoundment 
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Freshwater Environment: Drainage & Surface Water Occurrence 

 
As described above the Boksburg Lake is the primary and only surface 
water feature located within the Precinct Boundaries. The lake is an 
impoundment located along a drainage line/ river that naturally drains south-
westward to the north of the Boksburg CBD. This drainage line rises in the 
area to the north-east of the site in the Muswelldale area (east of Boksburg 
North). From the Boksburg Lake, the watercourse drains south-westward 
into the Cinderella Dam to the south-west. This watercourse forms one of 
the tributaries of the Elsburg Spruit (Stream) that drains the eastern part of 
Germiston, and which then drains south-westwards to form part of the 
Natalspruit, eventually draining into the Natalspruit and into the Vaal River.  
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Diagram 91: Open Space and Natural Features, particularly Surface Water occurrence in the context of the Precinct Site and wider area 
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There are no wetlands on the Precinct Site, although it is likely that wetlands 
would have naturally occurred in association with the watercourse that was 
dammed to form the Boksburg Lake. According to the Ekurhuleni wetlands 
database, the closest wetlands to the precinct site are located in the open, 
currently vacant area immediately to the south-west of the part of the 
western Precinct boundary that is bounded by Rondebult Road. These 
wetlands form the upper part of a wetland system draining into the 
Cinderella Dam, but have been significantly adversely affected by the 
encroachment of alien invasive vegetation as well as possible physical 
morphological alteration in the form of canalisation and drain-digging which 
would have exerted an adverse hydrological impact on the wetlands.  
 
Freshwater Environment: State and Threat Level 

 
In a similar manner to terrestrial ecosystems, freshwater ecosystems in 
South Africa have been assigned a threat status. The NFEPA Project 
derived wetland vegetation groups from Bioregions, splitting these into 
smaller groups through expert input to create 133 WetVeg groups. The 
WetVeg groups were assigned a threat status as part of the 2011 National 
Biodiversity Assessment. The wetlands on the Precinct Site and within the 
wider area1 fall within the Mesic Highveld Grassland Group WetVeg 3 which 
has been listed as being critically endangered (CR). The conservation and 
protection of the surface water features on the site that are located upstream 
of important wetland/ drainage systems is thus of critical importance, as 
further explored in section below.  
 
The NFEPA database of rivers can be used to provide an indication of their 
current state of the drainage network of which the Boksburg Lake forms a 
part. The reaches of the watercourse that include the dam and upstream 
and downstream of it have been assigned a river condition class associated 
with tributaries of larger rivers that modelled as not intact, according to 
natural land cover. 
 
This designation can be contextualised in the context of more detailed local-
level information for the lake.  

                                                      
1 Part of the wider area falls within Mesic Highveld Grassland Group WetVeg 2 which 

has also been listed as being critically endangered (CR) 

An aquatic ecological assessment undertaken by Scientific Aquatic 
Services (SAS) on behalf of SRK Consultants in a study investigating the 
water quality issues in the Lake concluded that the PES (Present Ecological 
State) of the Boksburg lake is in a largely to critically modified condition, and 
hence the sensitivity of the system is very limited. The data is congruent 
with the DWS RQIS PES classification of Class F conditions for this section 
of the Elsburg Spruit. 
 
Water quality data for the Lake indicates that the Lake is highly polluted. 
This is evidenced by high levels of NH3 (ammonia), PO4 (ortho-phosphates), 
COD (Chemical Oxygen Demand), E, Coli (Escheriscia Coli) and Faecal 
coliforms, and low DO (Dissolved Oxygen). These levels suggest that there 
is water quality pollution from sewage in the catchment.   
 
The stormwater section (refer to Infrastructure and Engineering chapter) 
indicates that the source of sewage pollution might be blocked sewers 
overflowing or untreated sewage being discharged into stormwater 
systems. This appears to be supported by anecdotal evidence - on a site 
visit to the Lake on the 08th February, raw sewage was observed draining 
directly into the Lake from a leaking manhole on the eastern side of the Lake 
near the Library. Such high levels of nutrients arising from sewage are likely 
to result in eutrophication of the waters and the Lake, which would be highly 
detrimental to aquatic life, in particular fish. The poor water quality of the 
lake is a significant risk to human health in the context of any recreational 
usage of the Lake.  
 
On the same site visit the Lake was noted to be highly polluted by litter – 
physical waste. It is assumed that the litter is washed into the lake from the 
upstream catchment and from stormwater inputs to the lake, as litter was 
particularly chronic at a number of stormwater outlets on the south-eastern 
shores of the lake. Stormwater from Boksburg CBD drains into the Boksburg 
Lake. Boksburg West (on the western side of the lake) also drains towards 
the Boksburg Lake, and thus the lake is the recipient of drainage from its 
surrounding catchment. The water feature adjacent to the Lake on its 
eastern side near the council offices was filled with litter, as well as invasive 
aquatic plants (Lemna spp.) 
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Lastly the lake is also characterised by high levels of SS (suspended solids) 
that might be caused by run-off from mining dumps in the Lake’s catchment 
or erosion. The result of such high levels of input is siltation in the lake and 
high turbidity. 
 

  
 
 

 
Poor water quality in Boksburg Lake 
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Environmentally-sensitive Area designations on the Precinct Site 

 
There are a number of spatial (national and provincial-level) environmental 
datasets which can be utilised to identify environmentally sensitive areas in 
the precinct: 

 The Gauteng Conservation Plan (C-Plan), v.3 

 The National Threatened Terrestrial Ecosystems dataset 

 The Gauteng Environmental Management Framework 

 
These designations are individually explored below, but the environmental 
sensitivities are synthesised in  
Diagram 92: Composite Environmentally-sensitive areas on the Precinct 
Site. It should be noted that two further potential designation types – formally 
protected area system and the National Freshwater Ecosystem (NFEPA) 
database do not apply to the Precinct and surrounding areas, as no formally 
protected areas or FEPA rivers or wetlands have been designated in the 
area.  
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Diagram 92: Composite Environmentally-sensitive areas on the Precinct Site 
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Gauteng C-Plan 3 

 
The Gauteng C-Plan 3 has identified two classes of important areas for the 
maintenance of biodiversity and biodiversity features in Gauteng – Critical 
Biodiversity Areas (CBAs) and Ecological Support Areas (ESAs).  
 
CBAs include natural or near-natural terrestrial and aquatic features that 
have been selected based on biodiversity characteristics of an area, its 
spatial configuration and requirement for meeting both biodiversity pattern 
and ecological process targets. Two classes of CBA have been designated 
as part of the Gauteng C-plan – Irreplaceable and Important (GDARD, 
2014). Irreplaceable CBAs are sites where no other options exist for meeting 
targets for biodiversity features, as well as best-design sites which represent 
an efficient configuration of sites to meet targets in an ecologically 
sustainable way, a configuration that is least conflicting with other land uses 
and activities (GDARD, 2014). These areas need be maintained in the 
appropriate condition for their category.  
 
Important CBAs are degraded or irreversibly modified but are still required 
for achieving specific targets, such as cultivated lands for threatened 
species (GDARD, 2014). It should be reiterated that Irreplaceable CBAs are 
the highest class of CBA and should be offered the highest degree of 
protection. It is important to note that no Irreplaceable CBAs have been 
designated within the Precinct Site, and that all CBAs in the study area are 
Important CBAs.  
 
ESAs are natural, near-natural or degraded areas required to be maintained 
in an ecologically functional state to support CBAs and/or Protected Areas 
(GDARD, 2014). This includes remaining floodplains, corridors, catchments, 
wetlands and other ecological process areas that have not been identified 
as CBAs, but which need to be maintained in a functional state to prevent 
degradation of CBAs and Protected Areas. ESAs also incorporate areas 
with no natural habitat remaining, but which retain potential importance for 
supporting ecological processes (GDARD, 2014). 
 
Only a very small part of the Precinct Site has been designated as a CBA, 
which reflects the level of transformation of this highly urbanised area. A 
very small area in the north-eastern part of the Precinct falls within a CBA, 
with the CBA extending beyond the site boundaries in the centre of the 

vacant undeveloped area. The CBA is an Important CBA and is designated 
on the basis of the occurrence of primary vegetation. There are further CBAs 
in relatively close proximity – Important CBAs to the south-west of the 
Precinct Site (on the opposite side of Rondebult Road) in the currently 
vacant undeveloped land parcels south-west of the road, as well as to the 
north-east (north of the railway and railway street), and south-east in the 
vacant, undeveloped area south of Jubilee road. The CBAs located 
immediately to the south-west and south-east of the site form part of two 
relatively large areas that have been designated as CBAs, with the CBAs to 
the south west stretching down to the edge of Cinderella Dam to the south. 
 
The neighbouring CBAs have been designated based on the presence of 
primary vegetation, and due to the presence of habitat suitable for Orange 
Listed (provincially threatened) plant species in the case of the CBA’s close 
to Rondebult Road.  
 
Boksburg Lake and the watercourse that flows in and out of it have been 
designated as ESAs, reflecting the ecological linkage function that the 
waterbody and drainage line perform, in spite of the high level and 
degradation and pollution. ESA land parcels have also been designated 
around the CBAs to the south-west of the site. The vacant, undeveloped 
land located in the north-eastern part of the Precinct (i.e. the portion 
surrounding the CBA) has been designated as an ESA. This designation is 
likely to reflect the transformed nature of these parts of this land parcel, 
however there is residual ecological value attached to this area.   
 
The very limited occurrence of CBAs on the Precinct Site reflects a low 
degree of environmental sensitivity of a highly urbanised context, however 
the Precinct Site retains a degree of environmental sensitivity in the context 
of the presence of the Lake and the watercourse which forms an ecological 
linkage between the areas to north-east and the south-west, along with a 
small area of residual natural habitat in the north-eastern part of the site. 
  
 
 
The National Threatened Terrestrial Ecosystems dataset   

 
The first national list of threatened terrestrial ecosystems for South Africa 
was gazetted on 9 December 2011 (National Environmental Management: 
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Biodiversity Act: National list of ecosystems that are threatened and in need 
of protection, (G 34809, GoN 1002), 9 December 2011). 
 
The Biodiversity Act (Act 10 of 2004) provides for listing of threatened or 
protected ecosystems, in one of four categories: Critically Endangered (CR), 
Endangered (EN), Vulnerable (VU) or protected. The purpose of listing 
threatened ecosystems is primarily to reduce the rate of ecosystem and 
species extinction. This includes preventing further degradation and loss of 
structure, function and composition of threatened ecosystems. The purpose 
of listing protected ecosystems is primarily to preserve witness sites of 
exceptionally high conservation value2.  
 
Most of the Precinct Site falls within the Klipriver Highveld Grassland 
Terrestrial Ecosystem Type, which has been designated as being Critically 
Endangered (CE) due to habitat loss. The north-eastern part of the Precinct 
Site falls within the Soweto Highveld Terrestrial Ecosystem Although the 
shapefile for the parcels of land with remaining natural vegetation of this 
ecosystem type indicates that such residual patches of natural vegetation 
occur in small parts of the site, no such vegetation occurs on the site with 
the exception of a small area in the north-eastern part of the site, as all open 
areas have been formally landscaped and do not consist of natural 
vegetation. Residual patches of natural vegetation falling within the 
ecosystem may occur in the vacant, undeveloped areas to the south and 
north of the Precinct Site, although this would need to be confirmed by more 
detailed floral assessment.  
 
The Gauteng Environmental Management Framework 

 
The Gauteng Department of Agriculture and Rural Development (GDARD) 
has produced an Environmental Management Framework (EMF) for the 
whole of Gauteng (GPEMF). The objective of the GPEMF is to guide 
sustainable land use management within the province. The GPEMF, inter 
alia, aims to: 

 provide a strategic and overall framework for environmental 

management in Gauteng; 

                                                      
2 http://bgis.sanbi.org/ecosystems  

 align sustainable development initiatives with the environmental 

resources, developmental pressures, as well as the growth 

imperatives of Gauteng; 

 determine geographical areas where certain activities can be 

excluded from an EIA process; and 

 identify appropriate, inappropriate and conditionally compatible 

activities in various Environmental Management Zones in a manner 

that promotes proactive decision-making. 

 
In an environmental sensitivity context, the location of the parts of the 
Precinct falling within Zone 2: High control zone (within the urban 
development zone) is important. The intention for such sensitive areas 
within the urban development zone is that these areas should be conserved 
and where linear development (roads etc.) cannot avoid these areas, a 
proper assessment and implementation of alternatives must be undertaken. 
Sensitive areas within the Urban Development Zone include: 

 Conservation priority areas (CBAs: Irreplaceable areas); 

 Rivers (including 32m buffers); 

 Ridges; 

 Areas that are sensitive (as determined in the sensitivity 

assessment); and 

 Protected areas. 

 
The Boksburg Lake and the surrounding parkland has been designated as 
falling within this zone within the Precinct Site. The utilisation of the Lake 
and the surrounding parkland as an open space is concordant with this 
designation.  
 
 
13.1.4 Open Space resources 
 
Open space resources are comprised of natural areas that are vegetated 
and that provide ecological functions, as well as water or geological feature, 
as well as built-up spaces that provide a civic function, such as squares, 

http://bgis.sanbi.org/ecosystems
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market places and parks. Some of the public spaces, such as the Civic 
Centre and War Memorial (on the corner of Commissioner and Bank 
Streets) have been neglected and are in a state of disrepair and require 
attention and investment. 
 
In the Boksburg CBD Precinct, the most significant open space feature is 
the Boksburg Lake and the surrounding parkland. This local open space 
node is identified as these representative areas of locally important fauna 
and/or flora in the case of Node F this is the Brentwood Grassland and 
wetland system. Although these areas may not necessarily contribute to 
biodiversity targets nationally these are necessary for promoting biodiversity 
within CoE.  
 
Local open spaces are important in the urban context as these provide a 
unique identity to the area. Local Open Spaces also provide socio-economic 
functions as it can increase the value of properties. In particular the 
Boksburg Lake Park, to the north of the lake has the potential to become a 
vibrant recreational space as the CoE SRAC Department has invested 
substantial budget in securing the area by erecting an appropriate fence, 
developing picnic areas, shelters and walkways, and generally upgraded 
the entrance and access road. A park-activation programme will ensure that 
the area is well-utilised, safe and enjoyed by many.  
 
Local open spaces are important in the urban context as these provide a 
unique identity to the area. Local Open Spaces also provide socio-economic 
functions as it can increase the value of properties. In particular the 
Boksburg Lake Park, to the north of the lake has the potential to become a 
vibrant recreational regional space as the CoE SRAC Department has 
invested substantial budget (R15m) by erecting an appropriate fence, 
developing picnic areas, building a 500-seater multi-purpose amphitheatre, 
shelters and developing picnic areas, shelters and walkways, and generally 
upgraded the entrance and access roads/ points.  
 
According to the CoE, the final phase entails the completion of recreational 
nodes within the park, and includes a climbing wall, play park, gym trim, 
kick-about soccer and basketball fields as well as a dedicated braai area 
and the final greening of the enlarged 9-hectare zone. The project will be 
completed in May 2019. The entire project is aimed at urban renewal in the 
Bokburg CBD (CoE, 2019). 

 
Furthermore, it is intended to introduce reed beds to filter and clean the 
lake’s water as part of a large-scale water purification exercise to restore its 
aquatic health. The installation of solar lights throughout the lake will ensure 
improved visibility at a low-cost. Water-friendly and indigenous Highveld 
planting such as Acacia and Wild Olive trees has been planted throughout 
the Lake (CoE, 2019). 
 
As part of this, a Public Private Partnership (PPP) could be entered into for 
a restaurant/deli in the disused old boat house on the western shore to 
encourage people to visit the area and ignite economic and social activity 
around the Boksburg Lake. 
 
On the southern shore, the CoE SRAC Department has also invested 
substantially in the landscaping, fencing and creation of a children’s play 
area and outdoor gym. These investments could be further enhanced by 
appropriate land uses and activities along Market Street. 
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Landscaping and upgrading on the northern shore of Boksburg Lake 

 
Much of the character of Boksburg is created by the street trees due to the 
town been mature. This is particularly the case in the residential streets 
which are well treed with grassed verges which are well maintained. The 
photograph below is a good example of this in the suburb of Plantation. 
 

 
Established tree lined streets of Plantation 
 
Environmental Sensitivity Assessment 

 
 
Diagram 92: Composite Environmentally-sensitive areas on the Precinct 
Site indicates composite environmentally sensitivity on the Precinct Site and 
its surrounds. Despite the level of transformation of the Precinct and wider 
area the Precinct contains a relatively large open space and natural area 
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(albeit modified) in the form of the Boksburg Lake, along with a small part of 
the Precinct Site (in the north-eastern part of the site) that is vacant and 
undeveloped. The Boksburg Lake is designated as an ESA (Ecological 
Support Area) in terms of the Gauteng C-Plan and falls within the Zone 2 
(Urban) Special Control Zone of the Gauteng EMF. The lake has a modicum 
of ecological importance despite its modified state as it provides habitat for 
a number of waterbird species and the islands within the lake are important 
as they are utilised as heronries by a number of water bird species. The lake 
is linked to the wider drainage system and thus forms part of an ecological 
linkage as discussed below. Despite its levels of modification, the lake must 
be considered partly environmentally sensitive, as the presence of a heronry 
in particular and its function as part of an ecological linkage in an otherwise 
transformed urban context is significant in a wider ecological context.  
 
It is important to note, however that the current levels of pollution (poor water 
quality and high levels of physical waste – litter) of the lake and the 
surrounding watercourses are significantly threatening the sensitivity of the 
lake and impairing its ability to provide a number of ecological functions (i.e. 
ecosystem goods and services). This pollution needs to be addressed as a 
matter of priority in order to enhance the state of this water body and in order 
to improve the state of a critical public open space in the precinct.  
 
The north-eastern part of the site is designated as an ESA, along with a 
smaller area that is designated as an Important CBA. Although it is important 
to note that the sensitivity of this land parcel would need to be ground-
thruthed, it is likely that this land parcel is likely to display low ecological 
sensitivity due to the fragmentation of this residual natural area and the 
small size of the land parcel.  
 
Analysis of Ecological Linkages 

 
One of the most significant impacts of ecological transformation associated 
with urbanisation is the fragmentation of natural habitat and the loss of 
ecological linkages between core natural areas / parcels of land that remain. 
This process of fragmentation lowers the ecological importance of residual 
areas of natural habitat in a number of ways, such as the restriction of 
movement of biota and the isolation of populations, thus reducing their 
viability. In the context of the safeguarding of the ecological value of such 
residual areas of natural habitat or modified natural habitat that have some 

degree of ecological value, the retention of the ecological linkages within, 
and from the site to other natural areas is very important.  
 
Accordingly, the presence of existing ecological linkages on, and outside of 
the site was examined as part of the environmental status quo assessment. 
The closest areas of vacant, undeveloped land to the Precinct Site are 
located to the immediate west and south-west of the site (opposite 
Rondebult Road), as well as to the north-east of the site. From analysis of 
aerial photography such areas appear to be relatively heavily transformed, 
relating to the presence of old mining activity-related infrastructure, and 
alien invasive vegetation. As described elsewhere in this section parts of 
these areas have been declared as CBAs and the downstream reach of the 
watercourse draining out of Boksburg Lake traverses the area to the south-
west of the site. These areas are contiguous with other vacant areas drained 
by the southern extension of the watercourse, extending southwards to the 
N17 highway and beyond to the Natalspruit Wetland north of Spuitview that 
provides a natural corridor that bisects the densely populated residential 
areas of Vosloorus and Spruitview and which provides a linkage to the rural 
areas beyond the urban edge.  
 
Although hard barriers in the form of roads, railways and fences bisect these 
linkages off the site, they are nonetheless very important linkages through 
the urban conurbation in the wider area that allow for movement of biota and 
maintenance of ecological processes, albeit in a modified / impaired 
manner.  
 
To the north-east of the site, the watercourse draining into the Boksburg 
Lake drains a largely vacant area and as such provides a continuation of 
the ecological linkage towards Muswelldale, it should be noted that the 
watercourse is canalised for its entire length upstream of the Lake, thus its 
ecological functionality as a movement corridor for fauna is limited.  
 
Considering the ecological linkages on the site it is thus very important that 
the conceptual development plan for the precinct not only ensure that the 
Lake and reaches of the water course on the site are retained as part of the 
open space network), but that measures are taken to enhance the state of 
the lake and the associated watercourse reaches in order to elevate the 
ecological functionality of the lake and watercourse as a natural habitat.  
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The CoE’s Key Water Bodies Action Plan (Feasibility Master Plan of 
Ekurhuleni’s Water Bodies) (CoE, 2016) for certain of the key water bodies 
in Ekurhuleni has highlighted Boksburg Lake and therefore must be taken 
into consideration in the precinct plan. This document’s recommendation for 
Boksburg Lake is to rehabilitate the open space around the Lake and to fully 
manage and utilise the park. The proposal is to implement the current 
Master Plan for the Lake with a focus on recreational activities together with 
the park development/ upgrade. The plan acknowledges the current 
problems of stormwater run-off and siltation and proposes a priority of A 
(highest priority) with B (moderate priority) for rehabilitation (CoE, 2016).  
 
13.1.5 Key Findings – Open Space and Natural Environment 
 
The following key findings are pertinent for the Boksburg CBD precinct: 
 

 The historical development of the urban area has resulted in 
significant transformation of the natural environment within most of 
the extent of the Precinct, with the exception of a modified 
waterbody – Boksburg Lake and a small area of residual habitat in 
the north-eastern part of the site. Transformation is due to urban 
sprawl, historical mining activities and the building of road and rail 
infrastructure 

 The transformation of the natural environment in the Boksburg CBD 
Precinct and the large-scale transformation of the wider area has 
resulted in the disappearance of most of the natural faunal 
assemblage of the wider area. The Boksburg Lake retains a 
modified avifaunal assemblage, but the presence of two heronries 
is more ecologically significant in a wider context.  

 The Boksburg Lake is significantly polluted, primarily by sewage 
that appears to be emanating from a malfunctioning sewage 
system.  

 The Lake and the associated watercourse reaches along with a 
small area in the far north-eastern part of the Precinct have been 
designated as Ecological Support Areas. A small area in the far 
north-eastern part of the Precinct Site has also been designated as 
a part of a wider CBA. These ESAs and CBAs are thus ecologically 
significant as ecological linkages, however the levels of pollution of 
the lake and the watercourses lower the functionality of the Lake as 
a linkage.  

 It is important that the Precinct Development Framework identify 
measures to remediate the current pollution affecting the Lake and 
associated watercourses in order to improve its ecological 
functionality and attractiveness for use as a public open space.  

 Investment in public open spaces, particularly the northern and 
southern shores of the Boksburg Lake, can be capitalised on 
through a park-activation programme as well as supported by 
appropriate land uses and activities in the immediate surrounds. 

 Other public open spaces, such as the Civic Centre and War 
Memorial (on the corner of Commissioner and Bank Streets) have 
been neglected and are in a state of disrepair and require attention 
and investment. 
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ANNEXURE 3: SOCIO-ECONOMIC ASSESSMENT 
 

14 ECONOMIC ASSESSMENT CONTEXT AND STATUS QUO 
 
This chapter provides an analysis of the socio-economic status, economic 
and property market of the precinct and its immediate surroundings.  
 
14.1.1 Overview 
 
The precinct plan, herewith referred to as the “Boksburg Precinct Plan” 
aims to guide the development prospects within the demarcated precinct. 
These developments can be further influenced by the social and economic 
activities of the immediate surrounding areas. Accordingly, the purpose of 
this plan is to create an environment which provides investment and 
development opportunities, while also enhancing spatial, social, economic, 
environmental and infrastructure developments. This plan shall, therefore, 
become a common source of reference for the municipality in relation to its 
planning capabilities and the achievement of developmental goals and 
strategies.  
 
The Boksburg precinct falls under Region A of the Ekurhuleni Metropolitan 
Municipality and is situated in the eastern parts of the R21 and southern 
parts of the R29. The main national roads that serve the precinct include 
the N17 in the south, which connects it to Germiston in the west, and the 
N12, which links the precinct with the O.R Tambo International Airport via 
the R21. There is a railway line that cuts across the boundary of the 
precinct, comprising of commuter railway stations. The main landmarks 
include the Boksburg Lake as well as the Tambo Memorial Hospital located 
in the north.  
The socio-economic profile of the precinct indicated a population of 5 691, 
in which 41% are employed and the majority fall under the middle-income 
category. The tertiary and secondary sectors are the main employer and 
contribute significantly to the local economy. The socio-economic status of 
the precinct displays the area’s capacity in relation to attracting employees.  
 
There are numerous retail and businesses within the Boksburg Precinct. 
The East Rand Mall is located 8.5km outside of the boundary (via the R21) 
in the north. This provides ample economic opportunities for residents of 
the precinct and its surroundings. 

 
In terms of social amenities, there are various educational facilities and 
churches, a police station, fire department, hospital, magistrate court, post 
office and a taxi rank. The immense provision of social facilities signifies 
potential to attract households that seek permanent residence. 
 
Regarding the property market, the precinct is dominated by houses, with, 
however, a fair proportion apartments/flats and townhouses. In terms of 
property ownership, renting is more common when compared to total 
ownership. The precinct consists mainly of sectional schemes in contrast to 
freeholds. This is attributed to the average property sales prices of sectional 
schemes, which have remained lower than that of the freeholds for the past 
decade.  
 
This section elaborates further on the policy mandate in relation to the 
Boksburg precinct, the socio-economic profile as well as deliberating on the 
local economy and property markets analysis.  
 
14.1.2 Policies, Plans and Projects 
 
The Gauteng government seeks to enhance economic growth and 
development through establishing an innovative, green and inclusive 
economy that aims to provide accessibility and connectivity to infrastructure, 
employment, income and participation. The Gauteng Economic Growth and 
Development Strategy is, therefore, a strategic document that provides 
recognition of the following five pillars:  

 Transforming the provincial economy through improved efficiency 
(Economic dimension); 

 Sustainable employment creation (economic dimension); 

 Increasing economic equity and ownership (equality dimension); 

 Investing in people (social dimension); and 

 Sustainable communities and social cohesion (social dimension). 
 
For the purpose of attaining economic development, the Ekurhuleni Growth 
and Development Strategy (GDS 2055) outlines the transition of the city 
from fragmentation to sustainability. In pursuit of this mandate, the city 
seeks to create viable urban integration, accelerate employment creation, 
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promote environmental friendliness, and achieve social empowerment and 
effective corporate governance. 
  
The CoE’s economic plan for realising the GDS 2055 strategic imperatives 
to have a ‘delivering city’ by 2020 entails:  

 Manufacturing revitalisation (including black industrialisation); 

 Acceleration of Integrated Development Zone (IDZ)/ Special Economic 
Zone (SEZ) programme; 

 Land availability for strategic development; 

 Support of Small, Medium and Micro Enterprises (SMMEs) through 
public procurement; 

 Implementation of township economy strategy; 

 Enabling public transport system; 

 Massive public infrastructure investment; 

 Promote localisation and production; and  

 Skills, capability development and workplace stabilisation. 
 
The CoE Medium Term Revenue and Expenditure Framework (MTREF) set 
aside R141 million for economic function corridors in order to re-industrialise 
the city. This places the Boksburg precinct at an advantage since it is 
located along the N12 and N17 roads. A total of R19 million has been 
budgeted for tourism routes, which can have a positive impact in the tourism 
industry of the precinct, since the municipality is in the process of 
rehabilitating the Boksburg Lake.  
 
Furthermore, the Ekurhuleni Metropolitan Spatial Development Framework 
(MSDF) is a guiding tool that is entrenched in directing the future spatial 
development of Ekurhuleni and also in achieving sustainability, economic 
and social development in the city. As part of the development concept of 
the MSDF, the precinct was highlighted as one of the Metro’s urban core 
nodes, which could suggest that the city is ready to unlock development 
opportunities within this region.  
 
14.1.3 Socio-Economic Characteristics 
 
The socio-economic characteristics of the precinct consist of population 
demographics which include: 

 Total population, number of households and household size; 

 Education levels; 

 Employment Status; 

 Annual household income distribution; 

 Economic sectors. 
 

The data analysed in respect of the aforementioned aspect is derived from 
StatsSA 2011 and Quantec 2019. The data was collected using the “small 
areas”, sub-places and main places, where necessary, to provide an 
expanded understanding of the Boksburg precinct and in the context of the 
City of Ekurhuleni.  
 
14.1.4 Socio-Economic Assessment 
 
This section provides a comprehensive analysis of the socio-economic 
status of the Boksburg precinct and its surrounds. The analysis is based on 
the 2011 Census, which is the latest statistic available. The data presented 
herein is based on the small areas located within the precinct boundary.  
 
Major policies, plans and projects: 

 
The precinct plan is entrenched in respect of The Ekurhuleni Regional SDF 
(Region A), which has identified the precinct as a primary node and will form 
the basis of strengthening the development of the Industrial Development 
Zone (IDZ), business and tourism. The precinct has a strong road network 
encompassing railway linkages and which provide a strong freight and 
logistic operation. Furthermore, future commercial developments have been 
identified within the precinct, although this will not have a significant impact 
on the local economy. The vacant land along the mining belt has been 
earmarked for several developments, including residential growth, although 
a significant portion of the land could contain toxic elements, thus it does 
not meet the criteria for development.  
 
The Ekurhuleni Metropolitan Spatial Development Framework (MSDF) also 
identified the Boksburg precinct as a primary activity node. Parkdene, which 
also forms part of the small areas within the Boksburg precinct, was 
identified as a secondary activity none.  
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The precinct has been earmarked as a strategic point for growth and 
development. As such, there is a need to unlock development opportunities 
within this area.  
 
The relevant key priorities outlined for the 2018/2019 financial year include: 

 Rehabilitation of the Boksburg Lake between 2018—2020 
(R40 000 000); 

 The Replacement of all old electricity boxes in Boksburg east and 
Boksburg south for the year 2018—2020 (R14 000 000); 

 
In terms of the immediate surroundings, the Human Settlements Strategy 
and Macro Planning identified land for a Mixed Land Use Housing 
Development along Commissioner Street and Rondebult Road, in the west 
of the precinct. The land was identified to address the housing backlog in 
order to provide housing opportunities for middle-income earners who have 
the potential to contribute to the local economy as consumers and 
employees.  
 
Furthermore, the Green Reef Site located in north-western side of the 
precinct, near the R21, has been identified as a potential site for a 
University. The establishment of this university can potentially have an 
impact on the student residential demand within the precinct. Subsequently, 
the property demand in the Boksburg precinct could escalate, as the 
proposed Mixed Land Use Housing Development targets middle-income 
earners. For this reason, strategic interventions need to be undertaken to 
accommodate the potential of a new residential market.  
 
 
 
Socio-Economic Profile 

 
A comprehensive socio-economic profile of the precinct and the immediate 
surrounding suburbs is outlined in this section. 
 
I. Population 

In terms of the small areas covering the Boksburg precinct, there is a total 
population of roughly 5 691 (51% male and 49% female), which is higher 
than the population of the precinct’s immediate surrounds (3 351). The total 

number of households is 1 764, making up a 3.2 household size, and the 
total number of households in the immediate surrounds is 1 166, with an 
average household size of 2.9 (Stats SA, 2011). 
 
Evidently, the small areas within the precinct cover a significant proportion 
of the population in contrast to its immediate surroundings. The population 
is relatively young — 40% is made up of people between the ages of 15—
34 years, followed by the 35—60-year age groups, while the immediate 
surroundings comprise mainly of people aged between 35—60 years 
(34%). This is an indication that the population residing within the precinct 
and its surrounds is economically active.  
 
II. Education 

Education plays a fundamental role in social upliftment and economic 
development as it enables members of society improve their living 
standards while playing a crucial role in the economy. The education status 
provides significant information about employment and income distribution. 
In this regard, the majority (30%) of the population residing in the precinct 
have completed matric, while 22% have some secondary schooling. 
Approximately 12% have higher education and 2% have no schooling. In 
the immediate surroundings, 19% have higher education.  
 
III. Employment Status 

The table below demonstrates the employment status of people residing 
within the precinct and its surrounds.  
 
Table 25: Employment Status 

Employment Status Precinct (%) Immediate 

Surroundings (%) 

Employed 41 47 

Unemployed 6 2 

Discouraged work-seeker 1 1 

Other (not economically 

active) 

26 15 

Not applicable 27 34 

Total 100 100 

Source: Stats SA, 2011 
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As indicated above, 41% (2 317) of the population within the precinct are 
employed, while 6% are unemployed. Of the 2 317 that are employed, 36% 
are employed within the formal sector. In relation to the immediate 
surrounds, 47% are employed and 2% are unemployed.  
 
IV. Income Distribution 

Household income influences the ability of households to acquire sufficient 
goods and services, thus strengthening their economic well-being. As such, 
the table below is an illustration of the annual household income of the 
Boksburg precinct and its immediate surrounds.  
 
Table 26: Household Income Distribution 

 
Precinct Immediate Surroundings Categorisation 

254 14% 103 9% No income 

20 1% 26 2% Low Income 

34 2% 36 3% 

81 5% 54 5% 

164 9% 95 8% Middle income 

207 12% 126 11% 

318 18% 174 15% 

370 21% 215 18% 

246 14% 213 18% Upper income 

56 3% 91 8% 

6 0% 20 2% 

7 0% 15 1% 

1764 100% 1166 100% Total 

Source: Stats SA, 2011 

When looking at the employment status of the precinct, it is evident that at 
least 41% of the population is employed. As a result, a significant proportion 
of the households fall under the middle-class category, of which 21% 
receive an annual household income of R153 801—R307 600. It is 
concerning that although most of the population is employed, only a few fall 
under the category of upper-middle class. 
 
Interestingly, in relation to the immediate surroundings, a large percentage 
of the population are either in the middle or upper class, receiving an income 
between R153 801—R614 400. Even so, there is a small percentage of 

households that depend on an income of less than R4 800, while a 
proportion of other households have no income.  

 
V. Employment Sectors 

The table below denotes the different types of employment sectors within 
the precinct.  
 
Table 27: Economic Sectors  

 

Industry Precinct (%) 

Agriculture, forestry and fishing  1,3 

Mining and quarrying  2,8 

Manufacturing 10,6 

Electricity, gas and water  0,5 

Construction 5,9 

Wholesale and retail trade, catering and 

accommodation  

18,2 

Transport, storage and communication  4,5 

Finance, insurance, real estate and business 

services  

24,7 

General government  15,0 

Community, social and personal services 16,6 

Total 100 

Source: Stats SA, 2011 

As indicated, the tertiary sector plays a significant role in the economy of 
this area. The finance, insurance, real estate and business services 
industries are the main employment sectors accounting for 24.7% of the 
overall employment sectors, while Agriculture mining and electricity 
contributes less in terms of employment 
 
 
 
VI. Gross Value Added 

The table below denotes the distribution of economic sectors as outlined by 
Stats SA 2011 (Main Place area) of the Boksburg precinct.    
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Table 28: Gross Value Added  

 
Industry Boksburg Main Place 

(%) 

Agriculture, forestry and fishing  0,4 

Mining and quarrying  4,0 

Manufacturing  15,5 

Electricity, gas and water  2,9 

Construction  4,6 

Wholesale and retail trade, catering and 

accommodation  

14,2 

Transport, storage and communication  10,1 

Finance, insurance, real estate and business 

services  

21,5 

General government  22,0 

Community, social and personal services  4,9 

Source: Quantec, 2019 

General government and the financial sectors are the main industries that 
contribute significantly to the local economy, followed by the manufacturing 
industry. The agricultural sector only contributes 0.4%, while mining 
accounts for 4%, hence both of these sectors provide minimal employment 
creation as shown in the previous table. It is thus clear that the Boksburg 
economy is mainly dominated by the tertiary sector in contrast to the 
secondary and primary sectors.  
 
 
Development Rights 

 
The Boksburg precinct includes two rail station nodes (Boksburg and 
Boksburg East Railway Stations). The most fundamental land uses within 
the node include: 

 Residential: 164ha; 

 Mining activities: 95ha; 

 Business: 40ha; 

 Open space: 35ha. 

 
The precinct has been primarily targeted for infill developments consisting 
of regional retail for low- and medium-income earners, offices, 
entertainment areas, service industries, transport and tourism activities near 
the Boksburg Lake. 
 
The Ekurhuleni Land Use Plan, 2012, identified the Boksburg precinct as 
one of the essential activity nodes within the municipality. The outlined land 
use proposals for the CBD node includes; a maximum Floor Area Ratio 
(FAR) of nine, maximum coverage of 85% and maximum height of 
10 storeys. The above-mentioned density requirements may not apply to all 
the proposed land uses outlined hereunder and relevance can, therefore, 
be confirmed per use zone in the Boksburg Town Planning Scheme. 
 
Table 29: Boksburg CBD Land Use Proposals  

 
Proposed Land Uses 

Medium density residential  

High density residential  

Accommodation Establishment  

Auto Trade  

Business  

Commercial  

Community facilities  

Cemetery, Crematorium, Chapel  

Primary/Secondary Education  

Filling Station  

Hospitality uses  
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Table 30: Boksburg CBD Land Use Proposals  

 
Proposed Land Uses 

Home enterprises  

Industrial  

Medical facilities  

Offices  

Personal Service Industry  

Service Industry  

Sport Stadiums and Facilities  

Source: Ekurhuleni Metropolitan Municipality RSDF Land Use Plan, 2012 

 
1.1.1.1. Retail Market 
 
The Boksburg precinct consists of numerous businesses, retail facilities and 
markets. This includes a variety of restaurants, petrol stations, 
supermarkets, offices, commercial vehicles, liquor stores and funeral 
parlours. The table below provides the types of economic activities occurring 
within the precinct.  
 
Table 31: Economic Activities within the Boksburg Precinct  

 
Business Categories Description   

Shopping Centres Village Mall 

Restaurants Arum Symphony Coffee Shop and restaurant 

KFC Boksburg CBD 

Manelito 

Grills & More Roadhouse 

Shops and businesses Zen Ink Tattoo Studio 

Masonic Liquor store 

Mac Magic 

EC Laridon cc 

Angling Suppliers(Keet’s) 

Turbo Finish 

OK Furniture 

Wholesalers and 

Supermarkets 

Shoprite Commissioner Street 

Malik Supermarket 

Baghata Supermarket 

Spar Boksburg 

Clothing Retailers Mr Price 

Fashion World 

Funeral Parlours Avbob Funeral Parlour 

Doves Funeral Parlour 

Entertainment Smith Party Hire 

Commercial motors and 

Repairs 

German Motor Spares 

Trunes Motors 

York Motor Spares and Accessories 

Battery Mark 

Hotels East Rand Hotel 

Filling Stations Egin Alpha 

 
Checkers Hyper, Boksburg Wedding Connexion and McCafé Boksburg are 
businesses located in areas considered as the immediate surrounding 
regions in south-western side of the precinct.  
  
In terms of the informal economy, the precinct has a large concentration of 
informal trading. These traders are mainly clustered along Commissioner 
Street which is linked to the taxi rank. Strategic interventions are needed for 
proper management of these economic activities. The management of this 
sector could ensure a safe and clean environment within the precinct, while 
also contributing vastly to the overall local economy. The CoE’s Region A 
Regional Spatial Development Framework, 2012 (Informal Trade Plan) 
outlined the need for the establishment of a market next to the Boksburg 
Lake. This market should promote a distinctive character within the precinct. 
 
1.1.1.2. Industrial Market 
 
Boksburg East Industrial area is located in the eastern and towards the 
south-eastern side of the precinct, along Commission Street and the M43. 
The types of industries within the above-mentioned industrial area include: 

 Unilever SA; 

 DCD Rolling Stock; 

 Adendorff Machinery Mart; 

 Tiger Food Brands; 
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 CZ Electronics (Pty); 

 Boksburg Licence Department; 

 Engine Boksburg East; 

 SimiDarby Hudson and Knight (Pty); 

 Rely intracast; 

 Subvest Engineering (Pty); 

 Alman’s Dried Fruits and Nuts; 

 Argo Industrial (Pty); 

 Electrographite Carbon Co.(Pty) LTD; 

 Victor Industrial Equipment; 

 Hendler & Hart (Pty); 

 Image Glass and Aluminium; 

 Intertek; 

 Unique Welding Head Office; 

 Adlam Rail; 

 Engine Van Dyk Park Service Station; 

 Aveng Rail; 

 SMEI projects (Pty); 

 PG Bison. 
 
The precinct is also linked to the industrial areas in Isando, Jet Park and 
Spartan via the R21. 
 
14.1.5 Residential Property Market 
 
According to Property 24, Boksburg precinct provides different housing 
typologies. As such, an analysis of the residential property markets within 
the precinct area and immediate surroundings is outlined hereunder.  
 
I. Type of Dwellings 

The graph below illustrates the main type of dwellings in the Boksburg 
precinct and its immediate surroundings.  
 
As outlined, the area and its immediate surroundings consist mainly of 
houses that account for 58.8% and 82.1% respectively. Even so, the 
precinct is not only restricted to the above-mentioned dwelling type, 

flats/apartments as well as townhouses are fairly common within the area, 
accounting for 20% and 14% correspondingly.  
 

 
 

Diagram 93: Main Type of Dwelling 
Source: Stats SA, 2011 

 
II. Tenure Status 

The table below represents residential tenure status.  
 
Table 32: Tenure Status  
 

Tenure Status  Precinct Immediate 

surroundings 

Rented 1 108 63% 333 29% 

Owned but not yet paid 

off 

243 14% 540 46% 

Occupied rent-free 117 7% 64 5% 
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Owned and fully paid 

off 

278 16% 195 17% 

Other 19 1% 34 3% 

Total 1 764 100% 1 166 100% 

Source: Stats SA, 2011 

A large proportion of households (63%) in the precinct reside in rented units, 
followed by the households that own the property. This is an indication that 
the majority of households are not fully committed to residing for long periods 
of time in the precinct as most have the option of relocating to other areas. 
However, in relation to the surrounding regions, the majority of the 
households own the property, although 46% are not fully paid off yet and 
17% are.  
 
For the past decade, the property market in the Boksburg precinct has 
escalated. This can be attributed to the overwhelming traffic congestion 
challenges in the Sandton and Johannesburg CBD areas. Subsequently, 
people moved to Boksburg in favour of the affordable residential units as 
opposed to occupying expensive dwellings in the suburbs of Sandton and 
Johannesburg.  
 
III. Residential Market stock 

With regards to the residential stock market, the Lighthouse Property Suburb 
Report (2019) covers a significant portion of the Boksburg precinct. The graph 
below illustrates the residential market stock covering the precinct and the 
immediate surroundings.  
 
The precinct and its surrounds consist mainly of sectional schemes 
accounting for 62% and 81% respectively when compared to freehold units. 
Sectional schemes consist of sections of buildings that are undivided and 
share a common property. This could suggest that there is a demand for 
rental units as opposed to outright property ownership. This is further 
confirmed in the previous table where 63% of households rent the units 
occupied within the precinct.  
 
 
 
 
 

 

Diagram 94: Residential Market Stock in Boksburg CBD and 
surroundings 

Source: Lightstone property suburb report, 2019 

 
IV. Property Market Period (February 2018—January 2019) 

The Lightstone Suburb Report, 2019, outlines quite a diversified property 
ownership percentage in terms of the different age categories within the 
Boksburg precinct. The figure below denotes the different age categories of 
existing owners, recent buyers and recent sellers within a portion of the 
precinct and in its surrounds.  
 
As indicated, the majority of existing and recent property buyers in the 
precinct fall under the youth category. The recent seller category is 
dominated by property owners between the ages of 36—49 years (36%), 
followed by the matured and pensioners. The percentage of recent home 
buyers decreases significantly amongst the matured (50—64 years) and 
pensioners (65+). This suggests that the precinct is dominated by young 
people.  
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Diagram 95: Property Ownership by Age 
 

Source: Lightstone property suburb report, 2019 

 
With regards to the surrounding area, the main category that dominates the 
existing property owners is the middle-aged group (36—49 years) and 
contributes significantly to recent property purchase, whereas the 
pensioners make up a large proportion of recent sellers. The youth category 
also makes up a large percentage of recent buyers (44%).  
 
V. Period of Ownership 

The graph below demonstrates the period of property ownership. As 
illustrated, the percentage of the existing property owners (55%), who have 
resided within the area for over 11 years, is closely equal to that of recent 
sellers (44%). In terms of recent owners who have lived in the area for less 
than five years, the selling percentage is higher than that of the property 
purchase. This could suggest that residential properties are being sold 
frequently by old and new residents, whereas the selling and purchasing 

activity is low regarding property owners who have resided in the area 
between the periods of 5—10 years.  
 

 

Diagram 96: Period of Ownership for Existing Owners and Recent 
Sellers  

 

Source: Lightstone property suburb report, 2019 

Regarding the surrounding areas, 55% of the existing property owners have 
owned their properties for more than 11 years. This is an indication that 
residents have lived in this area for a significant period of time. However, 
the majority of the property owners that have resided in this area for longer 
than 11 years are selling their properties more than those who have resided 
in the area between 5—10 years.  
 
Interestingly, the existing owners that have resided in the area for less than 
five years also contribute significantly to the percentage of recent home 
sellers (35%), which is closely equivalent to the percentage of the recent 
sellers than have been living in the area for more than 11 years.  
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VI. Residential Registration 

The table below demonstrates residential property registration for freehold 
and sectional scheme.  
 
 
Table 33: Residential Property Registration 
 

Year CBD Precinct Surrounding Suburbs 

Freehold Sectional 

Scheme 

Freehold Sectional 

Scheme 

2008 12 16 19 5 

2009 5 9 15 10 

2010 10 9 16 3 

2011 9 21 33 4 

2012 9 7 20 11 

2013 15 13 17 7 

2014 10 14 27 7 

2015 11 33 25 6 

2016 10 17 13 32 

2017 14 13 14 6 

2018 5 17 10 7 

2019 - - 2 - 

Source: Lightstone property suburb report, 2019 

In account of residential registration within the Boksburg precinct, the 
sectional schemes have been registered more than the freehold units in the 
last decade. There has only been a slight growth throughout the years in 
freehold restrictions. The sectional schemes were registered mainly in 2011 
(21 registrations) and in 2015 (33 registrations). Nonetheless, a significant 
decrease in the number of both freeholds and sectional schemes is shown 
between 2016 and 2018.  
 
In relation to the surrounding suburbs, freeholds were registered more than 
sectional schemes over the past decade, particularly in 2011 where 33 
freeholds were registered and only four sectional schemes registered in the 
same year. However, significant increases of sectional schemes were 
registered during 2016, even though a massive drop in the numbers of 

registered sectional titles occurred thereafter. Consequently, the precinct is 
dominated by sectional schemes, while freeholds registrations are most 
common in the surrounding suburbs.   
 
VII. Median Prices of Residential Sales 

The table below illustrates the average sales price of freeholds and sectional 
schemes between the periods of 2008—2019.  
 
Table 34: Median Sales Prices for Residential Properties 
 

Year Precinct Surrounding suburbs 

Freehold Sectional 

Scheme 

Freehold Sectional 

Scheme 

Median Price 

2008 R629 000 R302 500 R570 000 R595 000 

2009 R420 000 R240 000 R520 000 R540 000 

2010 R490 000 R185 000 R545 000 R680 000 

2011 R495 000 R210 000 R600 000 R524 000 

2012 R550 000 R200 000 R615 000 R600 000 

2013 R610 000 R290 000 R690 000 R630 000 

2014 R625 000 R267 000 R685 000 R660 000 

2015 R620 000 R380 000 R750 000 R695 000 

2016 R625 000 R330 000 R850 000 R589 285 

2017 R530 000 R365 000 R890 000 R832 500 

2018 R760 000 R365 000 R957 500 R670 000 

2019 - - R530 000 - 

Source: Lightstone property suburb report, 2019 

There has been an increase in the average selling price of both freehold and 
sectional schemes, although the median price of sectional schemes is 
relatively lower than that of freeholds. As indicated, a significant increase in 
the median price is shown between the periods of 2012—2013 and a sharp 
decrease is indicated in the period of 2015—2016, whereby the average 
price of sectional schemes dropped from R380 000 to R330 000, and during 
the period of 2016—2017, the average price of freeholds decreased from 
R625 000 to R530 000. In relation to the surrounding suburbs, it is clear that 
the median prices of both freeholds and sectional schemes are higher than 
that of the Boksburg precinct.  
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Institutions, Social Services and Facilities 

 
The promotion of sustainable human settlements is vested upon the 
provision of adequate social amenities which include educational and health 
facilities, churches, recreation and sports facilities. These facilities 
strengthen integration and social cohesion in communities, thus attracting 
further residential and economic investment. As such, the types of social 
amenities located in the precinct and its immediate surrounds include: 
 
Table 35: Social Amenities within the Precinct Area 
 

Type of social 
amenity 

Description and location 

Educational 
facilities 

Saint Michael’s Primary School is situated along 
Montague, East and Claim streets. 

Boksburg High School is located in the south-eastern 
side of the precinct along Trichardts Road and 
Leeuwpoort Street. 

Christian Brothers College is situated in the south-
eastern side of the precinct along Truter Road, 
Heidelberg Road and Leeuwpoort Street. 

Hoërskool Voortrekker is situated in the proximity of 
the railway line. 

Saint Michael’s Private School is located in the 
eastern parts of the precinct along Eloff Street. 

Ekurhuleni West TVET is situated near the Plantation 
area and can be accessed through Railway Street.  

Library  
 

The Boksburg Public Library is situated along 
Trichardts Road, south of the Boksburg Lake. 

Police Station  
 

The Boksburg Police Station is located along 
Commissioner Street. 

Police Department Central Prescient is situated along 
Bank and Adderley streets.  

Fire Stations 
 

The Boksburg Fire Station is located on the corner of 
Rondebult Road and Leeuwpoort Street.  

Churches 
 

The St. Johns Uniting Presbyterian Church is located 
along Leeuwpoort Street. 

The Boksburg Central Methodist Church is located in 
the vicinity of the Boksburg Lake, along Market 
Street.  

St. Dominic’s Catholic Church is located along 
Trichardts Road. 

Boksburg Baptist Church is situated along Market 
and Eloff streets. 

Leeuwpoort Street Musallah is situated along 
Leeuwpoort Street. 

Health facilities 
 

The Tambo Memorial Hospital is located in the 
eastern side of the Plantation (small area) area 
between Hospital Road and Railway Street.  

Government 
Facilities 
 

The Boksburg Municipality Customer Care Centre and 
the Department of Home Affairs is located along 
Market Street south of the Boksburg Lake.  

Magistrate 
Court 

The Boksburg Magistrate court is situated in the 
Parkdene area along Trichardts Road. 

Post office 
 

There is only one post office (Boksburg East Post 
Office) located along Leeuwpoort Street.  

Civic Centre Boksburg Civic Centre is located along Trichardts 
Road. 

Recreational 
facility 

Boksburg Lake is situated in the northern parts of the 
precinct along Railway Street. 

Public 
Transportation 
Facility 

Boksburg Taxi Rank is located along Leeuwpoort 
Street and Trichardts Road. 

Source: Kayamandi Development Service, 2019 

 
In terms of the social amenities located in the immediate surroundings of 
the precinct, there is a primary school (Parkdene Primary School) located in 
the south, St Dominic Catholic School for Girls is found in the eastern parts 
of the boundary along St Dominic’s Road and Boksburg Stadium is in the 
far south-eastern side of the precinct.  
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14.1.6 Key Findings — Socio-Economic Assessment 
 
This section details the socio-economic key findings of the Boksburg 
precinct. 
 
Key Socio-Economic Outcomes:  

 The StatsSA, 2011 “Small Areas” data indicated a total population of 

5 691, dominated by 51% of males, with a total number of 1 764 

households, making up a 3.2 household size. The population is 

relatively young, considering a significant number of the population is 

in the 15—34 year categories.  

 A fair percentage of the population has completed matric (30%) and 

12% have higher education, while 2% have no schooling.  

 A large segment of the population is employed (41%), while 6% are 

unemployed and 26% are not economically active.  

 The majority of the households fall under the middle-class category, 

in relation to the annual household income, with 21% receiving an 

annual income between R153 801—R307 600. Less than 100 

households fall under the upper-income category.  

 The tertiary sector is the main employment contributor and also 

contributes significantly to the local economy, particularly the finance, 

real estate, insurance and business services categories. 

 In terms of social amenities, the precinct consists mainly of 

educational facilities and churches. Other facilities such as police 

stations, health care facilities, libraries, etc. are minimally provided 

based on the population threshold.  

 
Key outcomes on property markets:  
 

 The precinct area comprise mainly of houses, flats/apartments and 

townhouses respectively.  

 Approximately 63% of residential properties are rented as opposed 

to total ownership. 

 The residential market stock is made up mainly of sectional schemes, 

accounting to 62%.  

 In terms of property ownership, the recent buyers are mainly the 

youth and the middle aged, while the recent sellers are middle aged, 

matured and pensioners.  

 Over half of the existing owners and 44% of the recent sellers have 

lived in the area for over 11 years. 

 Sectional schemes have been registered more in the CBD as 

opposed to the freeholds in the past decade. This can be attributed 

to the low medium price of sectional schemes in contrast to that of 

the freeholds.  

 This area attracts a large segment of the youth; resources should 

therefore be mobilized as a strategic intervention to attract 

accelerates the number of young property owners.  

 
 

Key findings on the retail and industrial markets: 
 

 There are numerous businesses, retail facilities and markets within 

the CBD area, particularly along the Leeuwpoort Street, 

Commissioner Street, Market Street and Trichardt’s Road. 

 The economic activities occurring in the CBD includes a variety of 

supermarkets, retail stores, business, filling stations, commercial, etc.  

 The Boksburg East Industrial is located outside the demarcated 

precinct boundary towards the east, consisting of a number of light 

industrial activities.  

 It is suggested that focus be vested upon light industrialization within 

the precinct and more commercial land uses, as the R21 provides 

much need access to various destinations within the municipality.  
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15 SOCIO-ECONOMIC DEVELOPMENT POTENTIAL ANALYSIS  
 
This section provides a socio-economic development potential analysis for 
the Boksburg precinct, based on the following property markets: 
 

 Retail and other-mixed use markets; 

 Industrial Market; 

 Office Market; 

 Residential Market; 

 Institutional, Social Services and facilities; and  

 Other Specialised Uses. 

 
15.1 Retail and Other Mixed-use Markets 
 
15.1.1 Supply synopsis: retail market 
 
The precinct comprises of a wide range of economic activities, ranging from 
retail facilities, restaurants, shops and businesses. These specifically 
include:  

 Shopping Centres; 

 Restaurants; 

 Shops and businesses; 

 Wholesalers and Supermarkets; 

 Funeral Parlours; 

 Automotive services; 

 Filling Stations; 

 Hotels. 

 
The above mentioned facilities are spread throughout the precinct and thus 
accessible to the local residents. The Commissioner, Market and 
Leeuwpoort streets are the main activity roads that present a variety of 
economic activities ranging from various supermarkets, shops, businesses 
and informal traders on the pavements/sidewalks.  
 
15.1.2 Development Potential and Demand Implications: retail 
 

Some of the concerning issues that derail economic development within the 
precinct is the lack of maintenance of old buildings. If not addressed, this 
can lead to an escalation in crime; illegal occupation of abandoned 
buildings; pollution and loss of aesthetic appeal, causing loss of investor 
confidence.  
 
Since the precinct has a substantial formal and informal economy, both of 
these sectors need to be explored and sustained. In this regard, there is a 
need to establish a more viable, inclusive and vibrant economy that can 
attract further investment opportunities and accommodate the needs and 
demands of the growing population.  
 
To ensure effective development within the precinct, the following needs to 
be taken into consideration: 
 

 The Boksburg Lake plays a fundamental role in the precinct. The 

rehabilitation of the lake should be prioritised to provide local 

residents with recreational facilities that also comprise the 

development of other land uses, such as restaurants, to complement 

its recreational use. This could entail the establishment of restaurants 

along Market Street, to enable the users of the lake to have easy 

access to food and drinks in close proximity to the area of 

entertainment. Security measures should also be provided to ensure 

safety 24/7. This will minimise the probabilities of criminal activities 

that may transpire, while also ensuring safety of the users. 

 Commissioner Street is one of the main activity streets that comprise 

various economic activities, there is a need to permit more 

businesses opportunities particularly on the vacant land near the 

Boksburg Lake. This could incorporate buildings that present 

aesthetic appeal, including a local art and tourism market, local 

cuisine restaurants and clothing stores.  These developments would 

enhance tourism attraction, improve the local economy and 

accelerate entrepreneurship and employment creation within the 

precinct.  

 Moreover, the municipality should involve the private sector in terms 

of the renovation of old buildings, to ensure that these buildings are 
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subdivided into smaller affordable units to accommodate prospective 

tenants (renting out smaller premises that consist of at least 150m2 

to 300m2 units). These units could then accommodate retail and light 

manufacturing facilities.   

 Mixed Land Use Development should be the cornerstone of 

developments within the precinct. Upon the completion of building 

renovations, the municipality should allow mixed land use buildings 

consisting of businesses on the ground floor and residential (flats) 

units on the upper floors. This can create convenience in such a way 

that exposes consumers and workers to a variety of markets and 

places of work within convenient walking distances. 

 Focus can also be vested upon the upliftment of Small Medium and 

Micro Enterprises with the capacity to provide goods and services for 

the local residents without infringing on the possibilities of attracting 

larger retail investors.  

 As part of retaining the CBD core, the Village Mall could be 

refurbished to accommodate a variety of retail facilities operating at a 

small scale. The improvement of this mall requires public and private 

investment to attain a wider market segment that would sustain it.  In 

this regard, there should be a few anchor shops to attract people to 

the mall, such as Pep stores, Postnet, Ackermans, banking facilities 

such as Atm’s and so forth. These facilities would attract consumers 

while also complementing the local retail stores.  

 It is similarly essential to ensure that a variety of economic activities 

are on offer that promote pedestrianism in order to allow easy access 

from residential areas to shops and the informal market.  

 
Due to the precinct’s potential to attract a younger population, a more 
sustainable formal economy can be exemplified and, therefore, be 
complimented by the informal economy when the demand for goods and 
services escalate. In diversifying the economy, it is important to 
acknowledge the role that the informal sector plays within the precinct and 
establish measures to regulate and manage these activities accordingly. In 
order to retain a more viable and regulated informal economy, the following 
need to be considered: 

 

 Informal traders need to be provided with trading licences; 

 A weekend informal market can be established at the Boksburg Lake; 

 A more digital informal economy needs to be established by providing 

Wi-Fi hotspots within the informal market. This can create a platform 

in which local entrepreneurs can market their products and services 

and thus attract a broader target market. Moreover, this can escalate 

the opportunities associated with business referrals, mentors, and an 

adequate business network that can further strengthen business 

development within the precinct. 

 
The Plantation area presents a unique and elegant environment that could 
be further enhanced through the provision of smaller retail establishments, 
art galleries and private studios, coffee shops, bakeries and a few 
restaurants. These developments could create vibrancy in the area, while 
also contributing to the overall economic development of the precinct. These 
establishments could be encouraged along North Avenue, and Cedar 
Avenue, in order to preserve the main residential component of the area. 
This would provide much needed entertainment at a walkable and 
convenient location, particularly since the area is easily accessible via the 
Hospital road. Furthermore, the provision of these establishments could be 
subjected to parking requirements as well as adherence to municipal by-
laws to ensure compliance and also limit the possibilities of infringing on the 
rights of the current property owners.  

 
The informal economy can also be used to attract the young and educated 
population (The third generation traders) and thus create an environment 
that promotes innovation, creativity and ultimately promotes 
entrepreneurship. This can further be complemented by proposed courses 
that to be offered by the Ekurhuleni East University. Due to the massive 
graduate unemployment rate experienced throughout the county, the 
University can assist the youth by developing prospective entrepreneurs 
who can ultimately become employment creators.  
 
Furthermore, the precinct falls within the Integrated Rapid Public Transport 
Network (IRPTN) that links the Gauteng’s East Rand towns through 
integrating the bus network, existing bus services, the revitalising rail 
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network, existing mini bus taxi routes and a network of cycling paths and 
pedestrian walkways. This integration encompasses a link between 
Tembisa and the O.R Tambo International Airport to Boksburg and from 
Boksburg to Vosloorus. The IRPTN provides a reliable, affordable and 
accessible transport service to reduce time spent on the road. 
 
This transportation network also includes two train stations within the 
precinct; however, there is a need to revamp these stations, particularly the 
Boksburg East Station in order to unlock economic opportunities, especially 
for the retail market. This could allow commuters to easily access goods and 
services on route to their intended destinations. Moreover, to ensure a more 
sustainable and viable economy regarding the train stations, it is essential 
to ensure that sufficient space is allocated for other public transport modes 
such as taxis. This would ensure that these modes of transport do not make 
use of unregulated space in and alongside the streets. 
 
 
15.1.3 Synopsis of land use and demand: retail 
 
The proposed land use and demand for the retail market entails: 
 

 Rehabilitate Boksburg Lake and provide 24/7 security to vigorously 

promote recreation and improve the aesthetic appeal of the precinct;  

 Permit businesses opportunities along Commissioner Street through 

the development local art and tourism market, local cuisine 

restaurants and clothing stores to enhance tourism attraction, 

economic growth, entrepreneurship and employment creation;  

 Involve the private sector to renovate, subdivide into smaller more 

affordable units, and maintain the old buildings;  

 Enhance the capacity of Small Medium Micro Enterprises to serve 

local residents and sale cheaper, more affordable, and reliable  

products; 

 Enhance the Plantation area through the provision of smaller retail 

establishments, art galleries and private studios, coffee shops, 

bakeries and a few restaurants; 

 Acknowledge the role of the informal economy and regulate more 

viability through providing trading licences, weekend informal market 

space, Wi-Fi hotspots for local entrepreneurs and innovation spaces 

for unemployed graduates;  

 There is a need for refurbishment of the Boksburg East Station. This 

station should encompass retail facilities for local residents and 

sufficient space of taxis to operate, providing adequate and affordable 

transport system for both local residents and potential students of the 

proposed Ekurhuleni Applied Science and Technology University.  

 The Village Mall should be refurbished and create space for retail 

anchors that would attract customers, while also complementing the 

existing local businesses.  

 
15.2 Industrial Market  
 
15.2.1 Supply synopsis: industrial market 
 
Boksburg East Industrial is situated in close proximity to the precinct 
boundary and comprises of various industrial activities, ranging from 
industrial offices, manufacturing and light manufacturing uses. 
15.2.2 Development Potential and Demand Implications: industrial 
 
The demand for industrialisation is relatively low within the precinct. 
Although opportunities pertaining to smaller light industrial units consisting 
of 150m2—300m2 units exist. In order to establish prolonged industrialisation 
within the precinct, an automotive aftermarket can be established in a 
dedicated space to enhance the provision of manufacturing and 
industrialisation. The automotive aftermarket can include: 

 Automotive parts manufactures; 

 Parts distributors; 

 Workshops; 

 Fitment and service centres; 

 Panel beaters. 

 
The municipality should earmark specific areas to allow automotive 
aftermarkets within the precinct. However, this market should not be the 
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main activity within the precinct. A link should be created between the 
railway station, the industrial activities in Boksburg East Industrial, the retail 
and the commercial traders. This will ensure that the employees working in 
these sectors as well as consumers have access to adequate 
transportation.  
 
15.2.3 Synopsis of land use and demand: industrial 
 
The proposed land use and demand for the industrial market includes: 
 

 Low demand for industrialisation. Opportunities for smaller light 

industrial units (150m2—300m2); 

 Establishment of an Automotive Aftermarket, consisting of 

manufactures, parts distributors, workshops, etc. in dedicated 

spaces, but not as the main economic activities within the precinct; 

and  

 Creating a linkage between the railway station, Boksburg East 

Industrial, retail and commercial traders to ensure the provision of 

adequate transportation for local residents, particularly employees 

and consumers.   

 
 
15.3 Office Market  
 
15.3.1 Supply synopsis: office market 
 
The Boksburg precinct consists mainly of old buildings that need to be 
renovated. Although there is a demand for office spaces, the available office 
space in buildings is mostly large space, which impacts negatively on the 
affordability of the available office spaces.  
 
15.3.2 Development Potential and Demand Implications: office 

market 
 
In this regard, to meet the demand of the office market, it is essential that 
the existing buildings be subdivided to provide affordable smaller spaces, 
particularly for small businesses. The renovation of the office buildings can 

further attract potential investment opportunities and, therefore, enable 
small enterprises to conduct operations within the precinct.  
 
15.3.3 Synopsis of land use and demand: office 
 
The future land use and demand for the office market consist of: 
 

 Renovate and subdivide old buildings to provide small affordable 

office spaces; and 

 Create an environment that allows small scale operation of business 

start-ups- and small enterprises.   

 
15.4 Residential Market  
 
15.4.1 Supply synopsis: residential market 
 
The residential properties in the precinct are primarily comprised of houses, 
flats and townhouses. A summary of the key findings of the residential 
property market are outlined hereunder: 

 The precinct is made up of a youthful and middle-aged population, 

with an average household size of 3.2 persons.  

 The education level is moderate, and a large segment of the 

population is employed with the majority of households falling under 

the low- to middle-income category.   

 Houses dominate the property market, although the majority of 

households renting their dwelling units.  

 The precinct has attracted young and middle-aged buyers over the 

past year, with sectional schemes registered more often than 

freeholds and the average sales price of sectional schemes is lower 

than that of freeholds. 

 There has been a change in population dynamics — the pensioners 

and those that have been residing within the precinct for 11 years or 

more are recent sellers, while the youth are recent buyers.  

 The emergence of foreign nationals has contributed to property sales, 

particularly from pensioners.  
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15.4.2 Development Potential and Demand Implications: residential 
 
The Boksburg precinct has been identified as a primary node. However, Infill 
Housing (Densification) developments are situated in the outskirts of the 
precinct boundary. The closest infill housing development is located in 
Boksburg North. For the purpose of determining the residential development 
potential, the market implications within the precinct include: 
 

 The residential markets encompass registered sectional schemes, 

which suggest that the area is well-suited for high-density residential 

developments. 

 The precinct offers a variety of economic activities and provides 

access to social amenities and transportation, thus enabling 

opportunities associated with neighbourhood integration. 

 Although the median prices for sectional schemes are lower, the 

majority of households opt to rent as opposed to total ownership, 

even though the main dwelling type within the precinct are houses. 

This suggests that the responsibility of maintaining residential 

buildings lies with the landlords. 

 The residential market is further characterised by adequate 

household sizes which means that there is no overcrowding. This, 

therefore, presents an opportunity to develop residential units that are 

situated within the peripheral of various economic activities, social 

amenities as well as transport.  

 Due to the fact that the precinct is dominated by low- to middle-

income earners, there is potential for households to qualify for 

subsidised housing (low cost housing and FLISP). This can be seen 

as an opportunity to provide affordable housing options, particularly 

for the young working class, thus creating a sense of ownership and 

belonging.  

 Taking into account the establishment of the Ekurhuleni Applied 

Science and Technology University, located in the Green Reef Site, 

there could be a potential increase in the demand for high-density 

residential buildings that are affordable for students; 

 Pensioners are the main property sellers, due to the emergence of 

foreign nationals within the precinct. There is, however, no potential 

for the establishment of an Old Age Home, since the elderly mostly 

either stay with their children or move to homes located in Benoni and 

Vanderbijlpark. 

 Although measures have been taken into account for the 

development of Reiger Park Extension 10, the target market 

underpinning this development is mainly low- to medium-income 

earners. As such, this provides an additional opportunity for the 

precinct to accommodate a portion of the student population.  

 To achieve this, it is essential to ensure that the residential market 

promotes neighbourhood integration through creating access and 

convenience to economic activities, social amenities and adequate 

transportation systems.  

 To ensure a more viable, vibrant and sustainable residential market, 

radical measures need to be undertaken to ensure the safety (24-

hour security), cleanliness and adequate maintenance of buildings. 

As such, satisfactory management systems need to be established 

in order to ensure that the relevant authorities/personnel provide 24/7 

security, maintain the buildings and address any other property 

related queries.  

 
The provision of residential development could contribute towards 
accelerating growth and development of the precinct’s economy.  This could 
be attributed to the anticipated payments of rates and taxes, the attraction 
of people that are more likely to work, invest and shop within the precinct. 
In this regard, there is a need for the establishment of high-density 
residential developments along the parking spaces situated opposite to the 
Civic Centre, along Market Street near the Boksburg Lake. These 
developments could provide much needed access to the Boksburg Lake for 
recreational purposes, the proposed restaurants along the lake as well as 
the government facilities located in this area. This could create the 
opportunity for residents to conveniently walk from their homes to 
recreational facilities and social amenities. Moreover, security needs to be 
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provided at the lake to ensure that the public feel safe and secure at all 
times.  
 
The precinct forms part of the Core Economic Triangle and the IRTN 
Corridor, as such, the development of high-density residential units is 
greatly recommended. In order to ensure that the precinct provides more 
residential opportunities, the Prince George Parks (PG Parks), could be 
developed for high-density residential purposes as the park is presently 
underutilised, thus presents potential for human settlements development. 
Above and beyond, this area is located in close proximity to economic 
activities and social amenities and, therefore, has the potential to promote 
spatial integration. The promotion of this integration could further create 
convenience and encourage pedestrian movement to and from shops, 
places of work and social amenities.  
 
The proposed high density development could accommodate the density 
requirements of at least 100 units/ha and above. This could be embedded 
to ensure the provision of sufficient accommodation to a significant number 
of the population. In this regard, this residential development could, 
therefore accommodate families with no children, nonfamily households and 
families with children. The inhabitants of this development could be provided 
with a sense of convenience and low-maintenance, while also reducing time 
and commuting costs to access social amenities and economic 
opportunities. For the purpose of creating a sense of place and belonging, 
this residential development should also encompass a central park as part 
of creating a public space for the residence to interact, relax and enjoy the 
overall environment within the development. The park should be regularly 
maintained and kept clean at all times in order to sufficiently fulfil its purpose 
of creating an aesthetic appeal, while also promoting a sense of place and 
belonging.  
 
Moreover, to strengthen usability of the hard and soft spaces within the 
precinct, it is recommended that the unused parking spaces in Leeuwpoort 
Street near the Boksburg High School could be earmarked for the 
development of medium-high density residential units, encompassing 60 
units/ha and above. This could be embedded to provide residential 
opportunities to the middle income household, particularly families that are 
in need of residing in the proximity of educational facilities.  
 

Furthermore, the buildings located in Leeuwpoort Street could be renovated 
and rezoned to mixed-land-use residential facilities, in which the upper 
floors are residential units and the ground floor can be used as business 
premises. This set up can further create convenience and access to 
economic activities, as well as the nearby taxi rank, and further promote 
pedestrian movement within the precinct. The promotion of pedestrianism 
can reduce the precinct’s carbon footprint, while improving the health status 
of the residents.  
 
There are existing plans already in place for the development of different 
housing typologies that also comprise of high-density residential areas in 
the peripheral of the precinct boundary. This includes the proposed 
township establishment situated in Parkdene Extension 7, south-west of the 
precinct. The proposed residential land uses are as follows: 

 Residential bonded stands (200m); 

 FLISP units (four storeys; 266 units); 

 Subsidy units (four storeys; 558 units); 

 Subsidy units (four storeys;1 022 units); 

 FLISP units (four storeys; 657 units); 

 FLISP units (three storeys; 175 units). 

 
The aforementioned residential developments can positively impact the 
precinct as any growth in population will be accommodated and thus provide 
further input towards the precinct’s economic development.  
 
15.4.3 Synopsis of land use and demand: residential 
 
The future land use and demand for the residential market consist of: 
 

 Potential for subsidised housing (FLISP) to provide low-middle 

income earners the opportunity to purchase properties; 

 Potential for affordable high density accommodation for prospective 

students of the proposed Ekurhuleni Applied Science and 

Technology University; 
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 Affordable high-density residential developments in the proximity of 

various economic activities, social amenities and transportation, such 

as:  

o Properties located along Market Street, near the Boksburg 
Lake that promote access and convenience proposed 
restaurants along the lake, surrounding economic activities 
and government entities;  

o Renovation and rezoning of properties along the 
Leeuwpoort Street for mixed-use purposes to create 
convenience and access to economic activities, social 
amenities and transport; and 

o PG Park presents residential opportunities, as the area is 
well-located near economic activities and social facilities 
and could thus be convenient for prospective residents in 
terms of easy accessibility to essential facilities.  

 

 Strengthening the usability of parking spaces through the provision of 

medium-high density residential units at the unused parking spaces 

in Leeuwpoort Street.  

 
15.5 Institutional, Social Services and Community Facilities  
 
15.5.1 Supply synopsis: social services 
 
The precinct has various social amenities, particularly educational and 
religious facilities. The key findings for the supply of institutional, social 
services and community facilities include: 

 Numerous educational facilities, predominately secondary schools; 

 Churches are the second most common facilities distributed across 

the precinct; 

 Other amenities are provided based on the population threshold and 

walking distance. These include a police station, a hospital, a library, 

a magistrate court, the fire brigade, governmental entities, a post 

office and a civic centre.  

 

15.5.2 Development Potential and Demand Implications: social 
services 
 

As noted from the supply synopsis above, the provision of social amenities 
within the precinct is largely met given the population threshold and 
distance. It is understood that municipalities are mandated to provide 
services to the local residents as well as creating an environment in which 
development can occur. In this regard, for the purpose of creating 
convenience to social amenities, it is essential to intensify the Civic Precinct 
by clustering various social amenities in an easily accessible and familiar 
environment. As part of encouraging pedestrianism, it is recommended that 
the Boksburg Clinic be situated around this area as part of ensuring the 
provision of a dignified space in a convenient and walkable distance. 
Furthermore, the Boksburg Licencing Department could also be 
accommodated and positioned as part of the Civic Centre in order to ensure 
that the local residents benefits greatly on a clustered environment, 
encompassing a variety of essential facilities.  
 
Regarding the provision of sports facilities, all the sporting activities can be 
moved to the Boksburg Stadium as it can accommodate various activities, 
including sports clubs. The stadium can, therefore, be used as a central 
point for all sporting activities prevalent within the precinct. This would 
provide the precinct with a momentum of fun and recreation. The sports 
activities within this facility could include squash, table tennis, chess, 
volleyball and so forth. The Jukskei Club could also be accommodated at 
the stadium. In this regard, consolidations of the sports activities could entail 
the following benefits: 
 

 Forming an inclusive and positive sport environment; 

 Enabling access and convenience to a significant number of the 

population residing within the precinct and its surroundings 

convenience;  

 Creating social cohesion through establishing a platform to integrate 

various  community sports clubs; and 

 Consolidation of sports facilities would ensure effective use of land, 

while also prioritising the provision of human settlements. 
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In terms of the provision of social services, the New Beginnings Care Centre 
has been established at the old Boksburg jail located in Commissioner 
Street, with however no formal lease agreement with the government. The 
centre is being occupied by at least 1500 people. Even so, the need for 
housing is still escalating due to illegal occupation of a significant number of 
unused and neglected buildings. The need for establish a homeless shelter 
has emerged. The shelter could therefore be developed in the vicinity of the 
O.R Tambo Hospital along the vacant land situated near the station. This 
could provide supporting social services, including safety and security for 
destitute communities.  
 
Furthermore, although the most essential social amenities are adequately 
provided within the precinct, there is a need for further provision of a 
diversity of other social facilities since the area has attracted the youth 
population in recent years. In order to establish a more integrated, inclusive 
and sustainable area, it is vital to provide amenities that can promote social 
cohesion in a way that accommodates people from different economic 
backgrounds (low- to middle-income earners).  
 
 
 

 Synopsis of land use and demand: social services 
 
The future land use and demand for social services consist of:  
 

 The potential development of a Boksburg Licensing Department 
near the Boksburg Lake; and 

 The Boksburg Stadium be utilised as a central area for all sports 
activities.  

 An indoor sports facility could be developed at the parking space 
near the Boksburg High School in Leeuwpoort Street.  

 Establish a homeless shelter near the O.R Tambo Hospital on the 
vacant land along the station.   

 
15.6 Other Specialised Uses  
 
For the purpose of preserving recreational facilities, it is essential to ensure 
that the unique character of the Boksburg precinct is maintained. The 
Boksburg Lake has been identified as a key area that can strengthen 

recreational activities while promoting aesthetic appeal within the precinct. 
The lake previously offered activities such as boating, fishing, water sports 
and hiking. It is currently in a dilapidated condition as the water quality study 
revealed that the water has been negatively impacted by activities upstream 
of the catchment areas. As such, plans have already been put in place and 
funding allocated for the rehabilitation of the lake for recreational purposes, 
particularly for paddle boating and fishing.  
 
The spaces surrounding the recreational area have been earmarked, 
especially for children. These spaces can further be used for: 
 

 Cocktail functions; 

 Weekend food market; 

 Cooperate functions and team building activities; 

 Weddings and photoshoots; 

 Conferences; 

 Weekend flea markets; 

 Family picnics. 

 
An informal market can also be accommodated at the lake during weekends 
in order to allow this sector to flourish and contribute to the local economy. 
The informal traders can be provided with an opportunity to showcase their 
goods and services in a regulated public event to further promote 
entrepreneurship and thus allowing traders to market their goods and 
services to locals and potential tourists.   
 
The boathouse within the lake can be used to host the above-mentioned 
events and should be regulated by the municipality in order to provide safety 
and security, if need be, as well as ensuring cleanliness of the area. There 
is also ample parking space for motorists.  
 
A centralised priority focus area is needed in which buildings are renovated 
and spatial integration of high-density residential, economic and social 
amenities within the precinct are promoted. Within the centralised focus 
area, the buildings should be renovated and sub-divided for the promotion 
of mixed-use purposes. This central focus area should encompass all the 
necessary social and economic amenities, mixed-use buildings with upper 
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level residential and ground level retail and other uses, and enhanced 
accessibility and convenience within the precinct. The intent of such a 
centralised focus area is not only for prioritised spatial integration, but also 
for the visual renovations to ‘spill over’ and entice adjacent areas to 
undertake the necessary renovations and/or upgrades.  
For the purpose of enhancing tourism attraction within the precinct, it is vital 
to ensure the preservation of all the heritage buildings. These buildings 
would be the cornerstone of tourism attraction in the area and thus provide 
the precinct with a sense of identity. The preservation of these building 
would contribute towards the economy through promoting the precinct as a 
destination area. This could mean that the tourists would have more options 
in site seeing and thus consume products distributed by the businesses. 
 
 
15.7 Recommendations and Areas of Intervention 
 
The key recommendations include: 

 Rehabilitate Boksburg Lake and provide 24/7 security to vigorously 

promote recreation and improve the aesthetic appeal of the precinct;  

 Permit businesses opportunities along Commissioner Street through 

the development local art and tourism market, local cuisine 

restaurants and clothing stores to enhance tourism attraction, 

economic growth, entrepreneurship and employment creation;  

 Involve the private sector to renovate, subdivide into smaller more 

affordable units, and maintain the old buildings;  

 Enhance the capacity of Small Medium Micro Enterprises to serve 

local residents and sale cheaper, more affordable, and reliable  

products; 

 Enhance the Plantation area through the provision of smaller retail 

establishments, art galleries and private studios, coffee shops, 

bakeries and a few restaurants; 

 Acknowledge the role of the informal economy and regulate more 

viability through providing trading licences, weekend informal market 

space, Wi-Fi hotspots for local entrepreneurs and innovation spaces 

for unemployed graduates;  

 Refurbishment of the railway stations and sufficient space of taxis to 

operate, to provide an adequate and affordable transport system for 

both local residents and potential students of the proposed 

Ekurhuleni Applied Science and Technology University.  

 Low demand for industrialisation. Opportunities for smaller light 

industrial units (150m2—300m2); 

 Establishment of an Automotive Aftermarket, consisting of 

manufactures, parts distributors, workshops, etc. in dedicated 

spaces, but not as the main economic activities within the precinct;  

 Creating a linkage between the railway station, Boksburg East 

Industrial, retail and commercial traders to ensure the provision of 

adequate transportation for local residents, particularly employees 

and consumers.   

 Renovate and subdivide old buildings to provide small affordable 

office spaces;  

 Create an environment that allows small scale operation of business 

start-ups- and small enterprises;  

 Refurbish the Village Mall and create space for retail anchors that 

would attract customers, while also complementing the existing local 

businesses;  

 Potential for subsidised housing (FLISP) to provide low-middle 

income earners the opportunity to purchase properties; 

 Potential for affordable high density accommodation for prospective 

students of the proposed Ekurhuleni Applied Science and 

Technology University; 

 Affordable high-density residential developments in the proximity of 

various economic activities, social amenities and transportation, such 

as:  

o Properties located along Market Street, near the Boksburg 
Lake that promote access and convenience proposed 
restaurants along the lake, surrounding economic activities 
and government entities;  

o Renovation and rezoning of properties along the 
Leeuwpoort Street for mixed-use purposes to create 
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convenience and access to economic activities, social 
amenities and transport; and 

o The PG Parks presents human settlement opportunities, as 
the area is well located near economic activities and social 
facilities and could thus be convenient for prospective 
residents in terms of easy accessibility to essential facilities. 

 Establish and enforce by-laws for provision of 24/7 security and 
maintenance of high-density residential buildings;  

 Strengthen the usability of parking spaces through the provision of 
medium-high density residential units at the unused parking spaces 
in Leeuwpoort Street 

 Intensify the Civic Centre precinct through clustering essential 
social amenities in a convenient, accessible and walkable distance.  

 The Boksburg Stadium be utilised as a central area for all sports 
activities to form  an inclusive and positive sport environment for a 
significant number of the population residing  within and in areas 
surrounding the precinct; 

 An indoor sports facility could be developed at the parking space near 

the Boksburg High School in Leeuwpoort Street.  

 Establish a homeless shelter near the O.R Tambo Hospital, on the 

vacant land along the station; 

 Promoting the Boksburg Lake as a recreational facility, catering for 

small functions, family picnics, weddings and conferences;  

 Establishment of a weekend informal market to afford local 

entrepreneurs to showcase their goods and services to potential 

tourists and local residents;  

 The boathouse within the lake could be used as a facility to host small 

events, as there is ample parking space adjacent to it; and 

 Establish a centralised focus area in which mixed-use buildings are 

renovated, maintained, and by-laws are enforced and users have 

access to well-functioning high-density residential uses combined 

with ground floor retail, and ease of access and convenience to 

centralised economic activities, social amenities, and adequate 

transportation system.   

 Enhance tourism attraction through preserving the heritage buildings.  

 

The aforementioned recommendations could stimulate socio-economic 
integration, while also impacting positively on the overall economy of the 
precinct.  
 
15.8 Conclusion 
 
This section provided the socio-economic development potential analysis 
for the Boksburg precinct specifically pertaining to the retail and residential 
markets, social amenities and other specialised uses. This aimed to outline 
the factors associated with enhancing economic growth and development 
within in the precinct, while also outlining the importance of attracting 
potential economic investment opportunities and seeking to create a viable 
economy and residential market that can accommodate the prospective 
youthful population.  
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ANNEXURE 4: INFRASTRUCTURE AND ENGINEERING 
SERVICES 

 

16 INFRASTRUCTURE AND ENGINEERING SERVICES 
CONTEXT AND STATUS QUO 

 
16.1 INFRASTRUCTURE AND ENGINEERING SERVICES CONTEXT 

AND STATUS QUO 
 
16.1.1 Overview 
 
An assessment was undertaken of the following infrastructure and services 
components: Stormwater, Water, Sewer, Electricity, ITC & 
Telecommunications, and Waste Management. 
 
16.2 SERVICES STATUS 
 
16.2.1 Stormwater 
 
A drainage path and concrete canal runs from the north east into the 
Boksburg Lake, which then overflows towards the south. The concrete 
channel passes underneath Trichardt Road, Railway Street and a railway 
line, into the Boksburg Lake. Stormwater from Boksburg CBD drains into 
the Boksburg Lake. The area to the west of Boksburg, the suburb of 
Plantation and surrounds, also drains towards the Boksburg Lake. The 
overflow of the lake is in the south west from where the water passes under 
Commissioner Road and Rondebult Road towards Cinderella Dam in the 
south. The area falls within the Vaal catchment area. Refer to Diagram 97: 
Catchment Delineation & General Drainage Directions. 

 
 

Area 

 
The surface area of the Boksburg Precinct is approximately 138 ha. The 
general drainage directions are indicated in orange in Diagram 98: Existing 
stormwater pipes in Boksburg. Most of the precinct drains towards the 
Boksburg Lake. A concrete stormwater canal conveys run-off water from the 
north east into the Boksburg Lake. Overflow from Boksburg Lake runs in 

southerly direction towards the Cinderella Dam. The Boksburg stream is a 
tributary of the Elburgspruit, which runs into the Natalspruit and eventually 
the Vaal River system.  
 
 
Rainfall 

 
Rainfall data was obtained from the research report and software Design 
Rainfall and Flood Estimation as produced by the University of KwaZulu 
Natal and published by the Water Research Commission (2002). The Mean 
Annual Precipitation in the Boksburg Precinct was found to be 693 mm per 
annum. Storm depths for different durations and recurrence intervals are 
presented in Table 36:  Storm rainfall depths for different durations and 
recurrence intervals below. 
 
Table 36:  Storm rainfall depths for different durations and recurrence 

intervals 
 
 

Storm duration 
(hrs) 

Recurrence Interval (1 in … years) 

10 20 50 

1 42,9 mm 50,8 mm 62,3 mm 

2 55,0 mm 65,1 mm 79,8 mm 

24 105,0 mm 124,3 mm 152,4 mm 

 
 
Existing infrastructure 

 
Refer to Diagram 98: Existing stormwater pipes in Boksburg.  The database 
indicates an extensive stormwater pipe network. The diameters range 
between 300 mm and 1500 mm. The existing pipes all consist of concrete.   
 
Known Problem Areas  

 
Stormwater pipes are unblocked seasonally within the Boksburg CBD area. 
Pipes are frequently blocked by litter.  
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Key issues 

 
The following are key issues in the precinct: 
 

 Water quality in the Boksburg Lake: 

 The high levels of NH3 (ammonia), PO4 (ortho-phosphates), 
COD (Chemical Oxygen Demand), E, Coli (Escheriscia Coli) 
and Faecal coliforms, the low DO (Dissolved Oxygen) in the 
lake presents evidence that there is water quality pollution from 
sewage in the catchment. The high COD and low DO point to 
organic pollution that requires aeration or oxygen to be digested 
by organisms. E.Coli and Faecal Coli are present in the 
digestive tracts of humans and other warm-blooded mammals 
and are indicators of faecal pollution. The source of sewage 
pollution might be blocked sewers overflowing or untreated 
sewage being discharged into stormwater systems. The result 
would be that the water quality would not be suitable for 
recreational water use as one could get sick from close contact 
with the water. The water body might become eutrophic. 
Eutrophication (from Greek eutrophos, "well-nourished"), or 
hypertrophication, is when a body of water becomes overly 
enriched with nutrients which induce excessive growth of plants 
and algae. This process may result in oxygen depletion of the 
water body. One example is the "bloom" or great increase of 
phytoplankton in a water body as a response to increased 
levels of nutrients. Eutrophication is almost always induced by 
the discharge of nitrate or phosphate-containing detergents, 
fertilizers, or sewage into an aquatic system. The solution is to 
stop sewage from flowing into the lake. If clean water enters the 
lake, then natural degradation would clean up the lake over a 
period of time. 

 High SS (suspended solids) might be caused by run-off from 
mining dumps or erosion. This may lead to siltation in the lake. 
This will also lead to high turbidity. The high SS can be reduced 
by erosion protection in the catchment area and on mining 
heaps. Plant roots prevent erosion by holding soil particles 
together and by slowing the velocity of run-off water. Silt traps 
or stone traps can be constructed to remove suspended solids 

from the water before it enters the lake, but these might be 
relatively large, depending on the design run-off flow rate. 
Furthermore, the solids would need to be cleaned out from the 
traps periodically, transported and disposed of in an acceptable 
manner. Silt traps therefore have capital, operational and 
maintenance cost implications. 

 

 Flooding 

 Flooding occurs relatively frequently after a rainfall event when 
the Boksburg Lake floods Trichardt Road and Railway Street. 
This could possibly be remedied by increasing the capacity of 
the overflow from Boksburg Lake. However, the current 
overflow system is unknown and officials could not provide any 
details on the type of system or the condition. 
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Diagram 97: Catchment Delineation & General Drainage Directions 
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Diagram 98: Existing stormwater pipes in Boksburg 
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16.2.2 Water 
 
Refer to Diagram 99:  Water reticulation network and reservoirs in the 
Boksburg Precinct  
 

 Existing infrastructure 
 
The existing water reticulation pipes in Boksburg vary in diameter between 
50mm and 600mm. The pipelines in the Boksburg CBD area are mostly 
steel pipes that are lined with bitumen and coated on the outside with rubber 
for corrosion protection. Unreplaced pipes are relatively old (possibly 50 
plus years), although official data is still being awaited. The existing water 
reservoirs servicing the Boksburg Precinct, their water storage capacities 
and the areas serviced are shown in  Table 37:  Names and capacities of 
water storage reservoirs servicing Boksburg CBD Precinct below. 
 

Table 37:  Names and capacities of water storage reservoirs 
servicing Boksburg CBD Precinct 

 

RESERVOIR NAME STORAGE 
CAPACITY (Mℓ = 1 

million litres)) 

AREA SERVED 

Madeley Reservoir  38,1 Mℓ Boksburg West 

Vogelfontein 
Reservoir  

20 Mℓ Boksburg CBD and 
East 

 
 

 Key issues 
 
Reportedly pipe leaks and bursts are fairly frequent with approximately 230 
to 300 incidents being reported per month in the whole Boksburg area. This 
is an indication that the system is in a poor condition and will need to be 
upgraded in phases as funding becomes available. Reportedly pipes are 
currently being replaced in different smaller areas.  
 
 
 
 

16.2.3 Sewer  
 
Refer to Diagram 100:  Existing Sewer Pipe Network in the Boksburg CBD 
Precinct. 
 

 Existing infrastructure 
 
The existing waste water pipes in the Boksburg vary in diameter between 
150mm and 600mm. The existing sewer pipes consist of baked clay (or 
“vitro clay”) and concrete pipes for diameters smaller than 250 mm and 
larger than and equal to 250mm diameter respectively. The sewer pipes are 
reportedly very old  i.e. older than 50 years.  Reportedly the condition of the 
existing sewer pipe network is fair however a lack of maintenance is evident 
in the frequency of the pipe bursts and overflowing manholes as indicated 
by the area chief engineers. Infrastructure maintenance is very important for 
the efficiency of the infrastructure and therefore, the CoE must invest in 
maintenance strategies to maximize the infrastructure life cycle. 
 
Waste water from Boksburg CBD gravitates to the Vlakplaats Waste Water 
Treatment Plant, which is owned and operated by the East Rand Water 
Care Company (ERWAT). The Vlakplaats works is situated in Vosloosrus 
and falls within the DD6 drainage district. Built in 1972 and upgraded on 
several occasions over a period of time, the works was designed to treat 83 
mega-litres per day (Mℓ/day) of wastewater from the Boksburg, Vosloorus, 
Tsakane, Duduza and Brakpan areas. The first three modules consist of 
conventional biological filtration, while the fourth module has an activated 
sludge reactor. 
 
The activated sludge module includes primary sedimentation, in-line flow 
balancing, a three-stage Bardenpho activated sludge reactor and secondary 
clarification. The effluent from all four modules flows through the maturation 
ponds into the Natalspruit and finally into the Klip River. All the sludge, 
including the thickened activated sludge, is stabilised in mixed, heated 
digesters from where it is applied on drying beds or on land. Local farmers 
cultivate instant lawn, utilizing some of the dried sludge. 
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Diagram 99:  Water reticulation network and reservoirs in the Boksburg Precinct 
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Diagram 100:  Existing Sewer Pipe Network in the Boksburg CBD Precinct 
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16.2.4 Electricity 
 

 Area 
 
The Boksburg Precinct is under the Boksburg Customer Care Centre 
(CCC). 
 

 Existing Electrical System and Capacity 

 
It is expected, that the equipment is under regular repair and maintenance 
and can be considered good. The Boksburg Precinct is a well-established 
and mature area with comprehensive engineering infrastructure and 
services. The capacity is expected to be sufficient for current demand and 
small commercial and residential developments. Large concentrated 
developments and power intensive commercial and industrial developments 
will need to be evaluated and an application for the additional demand 
processed by the CoE Energy Department. 
 
It is therefore anticipated that no additional equipment is required in the form 
of substations, distribution lines and cables as well as mini substations.   
 

 Upgrades and/or Expansions Required 
 
The Boksburg Precinct equipment is maintained and serviced regularly as 
per municipal guidelines and as such there is not to be any issues with 
maintenance of the system. The CoE Energy Department takes 
responsibility for the network systems before the metering point. This 
includes the electrical infrastructure such as switch rooms, substations, 
mini-substations, overhead lines, etc. 
 

 Key Projects/Interventions 
 
The CoE, as well as developers, must ensure registration of new servitudes 
for new distribution lines, substations, mini-substations, ring main units and 
any related equipment. There is minimal new reticulation to be expected for 
CBD developments. Almost all development packets should be able to 
connect to services running along or close by. 
 

A design philosophy for optimal energy generation and usage must be 
adopted for precinct wide benefits as well as utility proficiency. There may 
be a need to augment power where capacity is low or upgrade of equipment 
where current equipment is inadequate. 
 
16.2.5 Telecommunications and ICT 
 
Modern day communities thrive on telecommunications to the extent that 
the UN has declared access to information a basic human right. To date 
most communities get access to radio and television easily. However, 
access to data and voice service is still out of the reach of most ordinary 
South Africans due to excessive prices and contracts system. It is however 
expected that services will become more affordable and accessible due to 
the availability of more fibre networks, GSM masts and the release of the 
hardwire last mile for multiple service providers.  
 
To facilitate this, the development proposal must allow for space for the last 
mile reticulation and provide bulk containment by way of servitudes for 
sleeves to link switching stations along the major roads. Feeds to individual 
streets from the switching stations should also be allowed for. 
 
16.2.6 Conclusion 
 
The Boksburg precinct has a mature existing network which is available for 
most development opportunities. The equipment is expected to be well 
maintained and ready for connection. Telecommunications facilities can 
easily be expanded to meet demand growth using fibre, hardwire and GSM 
backbone already available with minimal expansion cost and time 
implications. 
 
16.2.7 Waste Management 
 
The waste management hierarchy (Diagram 101: Waste Management 
Hierarchy) is the overall framework that guides the waste management 
objectives of South Africa. There are five options in the hierarchy arranged 
in descending order of priority. The purpose of the waste management 
hierarchy is to reduce the amount of waste entering landfills, although this 
is the cheapest option there are a number of factors that makes this option 
increasingly undesirable such as the impacts on the environment, land 
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availability and the costs involved in expanding and rehabilitating these 
sites.   
 

  

  
  

Diagram 101: Waste Management Hierarchy 
 

1. Waste Avoidance and Reduction: This step aims for goods to be 
designed in a manner that minimises their waste components. Also, 
the reduction of the quantity and toxicity of waste generated during 
the production process is important. 

2. Re-use: Re-using an article removes it from the waste stream for 
use in a similar or different purpose without changing its form or 
properties 

3. Recycling: Involves separating articles from the waste stream and 
processing them as products or raw materials. 

4. Recovery: Involves reclaiming particular components or materials, 
or using the waste as a fuel 

5. Treatment and Disposal: waste enters the lowest level of the 
hierarchy to be treated and/ or disposed of, depending on the safest 
manner for its final disposal 

 
 

 Waste Management for Region A of COE (RSDF, 2017) 
 
Waste management in Region A, which includes the Boksburg CBD, is 
undertaken by the CoE and is a comprehensive service comprising waste 
collection, and waste disposal and landfill management. The Solid Waste 
Management department is organised in three (3) service regions, namely 
the Eastern, Southern and Northern regions. The regions are further 
subdivided into twelve (12) depot areas, each with its own management, 
operational staff, and resources. The depots are spread across the 
municipality, and normally disposes waste at the nearest landfill site. There 
are five 5 municipal landfill sites in Ekurhuleni (Waste Management Plan: 
Guidelines for the management of Solid Waste in Region A, Nov 2012). 
 
A range of service levels are rendered to customers depending on the 
nature of the consumer. A framework was developed as part of the asset 
management planning process, as shown in the following table:  
 

Table 38: Solid waste services framework 
 

Level of 
Service 

Collection Services Disposal 
Services 

Cleaning of 
public areas 

5 Daily waste removal 
from site 

N/A N/A 

4 Twice weekly waste 
removal from site 

N/A N/A 

3 Weekly waste 
removal from site 

N/A N/A 

2 Weekly kerbside 
waste removal 

Disposal of 
hazardous 
waste at landfill 
site 

N/A 

1 Communal waste 
collection point 

Disposal of 
garden and 

Cleaning 
public areas 

1. Waste Avoidance and Reduction

2. Re-use

3. Recycling

4. Recovery

5.Treatment 
and Disposal
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Non-hazardous 
waste at landfill 
site 

and refuse 
bins 

0 None None None 

Source: CoE, 2012 
In the precinct, it is presumed level 5 services are rendered to retail, 
manufacturing and food outlets, while most of the residents enjoy a weekly 
waste removal service from site. Other non-residential customers include 
commercial and industrial, institutional, and business.  
 
The five (5) operational municipal landfill sites in EMM are Platkop, 
Rietfontein, Weltevreden, Rooikraal, and Simmer and Jack. The areas of 
the precinct are serviced by Rietfontein landfill site which has the following 
lifespan statistics (CoE, 2012). 
 

Table 39: Landfill site servicing the Kwa-Thema precinct 
 

Landfill 
facility 

Area 
serviced 

Prepared 
space 
(remaining 
– 2010) 

Un-
prepared 
space 

Total space 
(m3) 

Remain
ing 
useful 
life 
(years) 

Rooikraal Boksburg, 
Vosloorus  

6 156 358 5 845 896 12 002 254 22 

Source: CoE, 2012 
 
Depending on landfill permit conditions, the landfill can accept specific 
waste types. Generally, all landfills accept the following waste types: 
domestic, garden refuse, tyres, building rubble, contaminated foodstuffs, 
ash and light industrial. 
 
According to the Waste Management Plan: Guidelines for the management 
of Solid Waste in Region A, Nov 2012 report eight waste transfer sites are 
also operated where waste is collected, compacted and loaded for transport 
in order to optimize the payloads of trucks. A further number of 
approximately thirty-four (34) garden refuse/ mini transfer sites are also 
utilised. The operation of the municipal landfill and transfer sites, and 
transportation from transfer sites to landfill sites have been outsourced to 

private waste management contractors under strict performance criteria 
(CoE, 2012).  
 
The waste generated will increase in Region A once the proposed 
developments are implemented. The additional tonnages will thus decrease 
the lifespan of the existing landfill site. Rooikraal landfill site is the only 
landfill site that services Region A. Rooikraal landfill has an estimated 
remaining useful life of 22 years Table 39: Landfill site servicing the Kwa-
Thema precinct 



GAPP Consortium      Boksburg Precinct Plan 

  277 

 

Diagram 102: Waste Landfill Site Servicing the Boksburg Precinct 

16.2.8 Key Findings - Infrastructure and Services 
 
16.2.9 Water 
 

The existing water reticulation pipes in Boksburg vary in diameter between 
50mm and 600mm. The pipelines in the Boksburg CBD area are mostly 
steel pipes that are lined with bitumen and coated on the outside with rubber 
for corrosion protection. Unreplaced pipes are relatively old (possibly 50 
plus years), although official data is still being awaited.  The existing water 
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reservoirs servicing the Boksburg Precinct, their water storage capacities 
and the areas serviced are shown in the table below. 
 

RESERVOIR NAME STORAGE 
CAPACITY (Mℓ = 1 

million litres)) 

AREA SERVED 

Madeley Reservoir  38,1 Mℓ Boksburg West 

Vogelfontein 
Reservoir  

20 Mℓ Boksburg CBD and 
East 

 
Reportedly pipe leaks and bursts are fairly frequent with approximately 230 
to 300 incidents being reported per month in the whole Boksburg area.  This 
is an indication that the system is in a poor condition in phases as funding 
becomes available.  Reportedly pipes are currently being replaced in 
different smaller areas.  
 
16.2.10 Stormwater 
 
Stormwater infrastructure in place. The database indicates an extensive 
stormwater pipe network. The diameters range between 300 mm and 1500 
mm. The existing pipes all consist of concrete. Stormwater pipes are 
unblocked seasonally within the Boksburg CBD area.  Pipes are frequently 
blocked by litter.  
 
Key issues are: 
 

 Water quality in the Boksburg Lake: 

 The high levels of NH3 (ammonia), PO4 (ortho-phosphates), 
COD (Chemical Oxygen Demand), E, Coli (Escheriscia Coli) 
and Faecal coliforms, the low DO (Dissolved Oxygen) in the 
lake presents evidence that there is water quality pollution from 
sewage in the catchment.   

 Flooding occurs relatively frequently after a rainfall event when the 
Boksburg Lake floods Trichardt Road and Railway Street.   

 
 
16.2.11 Sewer 
 

The existing waste water pipes in the Boksburg vary in diameter between 
150mm and 600mm.  The existing sewer pipes consist of baked clay (or 
“vitro clay”) and concrete pipes for diameters smaller than 250 mm and 
larger than and equal to 250mm diameter respectively.   The sewer pipes 
are reportedly very old  i.e. older than 50 years.  Reportedly the condition of 
the existing sewer pipe network is fair however a lack of maintenance is 
evident in the frequency of the pipe bursts and overflowing manholes as 
indicated by the area chief engineers. Infrastructure maintenance is very 
important for the efficiency of the infrastructure and therefore, the CoE must 
invest in maintenance strategies to maximize the infrastructure life cycle. 
 
Waste water from Boksburg CBD gravitates to the Vlakplaats Waste Water 
Treatment Plant, which is owned and operated by the East Rand Water 
Care Company (ERWAT).  The Vlakplaats works is situated in Vosloosrus 
and falls within the DD6 drainage district. Built in 1972 and upgraded on 
several occasions over a period of time, the works was designed to treat 83 
mega-litres per day (Mℓ/day) of wastewater from the Boksburg, Vosloorus, 
Tsakane, Duduza and Brakpan areas. The first three modules consist of 
conventional biological filtration, while the fourth module has an activated 
sludge reactor. 
 
 
16.2.12 Electricity 
 
The Boksburg Precinct is a well-established and mature area with 
comprehensive engineering infrastructure and services. The capacity is 
sufficient for current demand and small commercial and residential 
developments. The development of a new substation (in Green Reef near 
the Angelo Hotel site) will ensure that any future demand is met. Large 
concentrated developments and power intensive commercial and industrial 
developments will need to be evaluated individually and an application for 
the additional demand processed by the CoE Energy Department. No 
additional equipment is required in the form of substations, distribution lines 
and cables as well as mini substations.   
 
It is therefore anticipated that no additional equipment is required in the form 
of substations, distribution lines and cables as well as mini substations.   
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The Boksburg Precinct equipment is maintained and serviced regularly as 
per municipal guidelines and as such there are not any issues with 
maintenance of the system. The CoE Energy Department takes 
responsibility for the network systems before the metering point. This 
includes the electrical infrastructure such as switch rooms, substations, 
mini-substations, overhead lines, etc. 
 
16.2.13 Waste Management 
 
A range of service levels are rendered to customers depending on the 
nature of the consumer. A framework was developed as part of the asset 
management planning process, as shown in the following table:  
 

Level of 
Service 

Collection Services Disposal 
Services 

Cleaning of 
public areas 

5 Daily waste removal 
from site 

N/A N/A 

4 Twice weekly waste 
removal from site 

N/A N/A 

3 Weekly waste 
removal from site 

N/A N/A 

2 Weekly kerbside 
waste removal 

Disposal of 
hazardous 
waste at landfill 
site 

N/A 

1 Communal waste 
collection point 

Disposal of 
garden and Non-
hazardous 
waste at landfill 
site 

Cleaning 
public areas 
and refuse bins 

0 None None None 

Source: CoE, 2012 
 
The waste generated will increase in Region A once the proposed 
developments are implemented. The additional tonnages will thus decrease 
the lifespan of the existing landfill site. Rooikraal landfill site is the only 
landfill site that services Region A. Rooikraal landfill has an estimated 
remaining useful life of 22 years.  

 
Landfill 
facility 

Area 
serviced 

Prepared 
space 
(remaining – 
2010) 

Un-
prepared 
space 

Total 
space 
(m3) 

Remainin
g useful 
life 
(years) 

Rooikraal Boksburg, 
Vosloorus  

6 156 358 5 845 896 12 
002 25
4 

22 

Source: CoE, 2012 
 
16.2.14 ICT and Telecommunications 
 
The Boksburg precinct has a mature existing network which is available for 
most development opportunities. The equipment is expected to be well 
maintained and ready for connection. Telecommunications facilities can 
easily be expanded to meet demand growth using fibre, hardwire and GSM 
backbone already available with minimal expansion cost and time 
implications. 
 
 
16.2.15 Infrastructure and Engineering Services Conclusion 
 
The key findings relating to Infrastructure and Engineering Services include:  
 

 Reportedly pipe leaks and bursts are fairly frequent with 

approximately 230 to 300 incidents being reported per month in the 

whole Boksburg area.  

 Very poor water quality in Boksburg Lake with high levels of NH3 

(ammonia), PO4 (ortho-phosphates), COD (Chemical Oxygen 

Demand), E, Coli (Escheriscia Coli) and Faecal coliforms, the low 

DO (Dissolved Oxygen) in the lake presents evidence that there is 

water quality pollution from sewage in the catchment 

 Flooding occurs relatively frequently after a rainfall event when the 

Boksburg Lake floods Trichardt Road and Railway Street.   

 The clearance of stormwater pipes might be required in certain 

areas, as reportedly there are lack of maintenance-related 

blockages (from litter); 



GAPP Consortium      Boksburg Precinct Plan 

  280 

 The condition of the electrical equipment and substations can be 

classified as satisfactory; 

 Reportedly the condition of the existing sewer pipe network is fair 
however a lack of maintenance is evident in the frequency of the 
pipe bursts and overflowing manholes as indicated by the area chief 
engineers. Infrastructure maintenance is very important for the 
efficiency of the infrastructure and therefore, the CoE must invest in 
maintenance strategies to maximize the infrastructure life cycle.; 

 Waste water from Boksburg CBD gravitates to the Vlakplaats Waste 

Water Treatment Plant, which is owned and operated by the East 

Rand Water Care Company (ERWAT).   

 Boksburg CBD is serviced by the Rooikraal landfill site, located to 

the south of the precinct; 

 ICT and telecommunications currently occurs via copper and 

wireless systems, no fibre optic services the precinct. 
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SERVICES CURRENT CAPACITY CURRENT BACK LOG 

WATER The existing water reticulation pipes in Boksburg vary in diameter between 50mm and 600mm.  
The pipelines in the Boksburg CBD area are mostly steel pipes that are lined with bitumen and 
coated on the outside with rubber for corrosion protection.  Unreplaced pipes are relatively old 
(possibly 50 plus years), although official data is still being awaited.  The existing water reservoirs 
servicing the Boksburg Precinct, their water storage capacities and the areas serviced are shown 
in the table below. 
 

RESERVO
IR NAME 

STORAGE 
CAPACITY 

(Mℓ = 1 
million 
litres)) 

AREA 
SERVED 

Madeley 
Reservoir  

38,1 Mℓ Boksburg 
West 

Vogelfonte
in 
Reservoir  

20 Mℓ Boksburg 
CBD and 

East 

 
Reportedly pipe leaks and bursts are fairly frequent with approximately 230 to 300 incidents being 
reported per month in the whole Boksburg area.  This is an indication that the system is in a poor 
condition in phases as funding becomes available.  Reportedly pipes are currently being replaced 
in different smaller areas.  
 

None 

STORM 
WATER 

Stormwater infrastructure in place. The database indicates an extensive stormwater pipe 
network. The diameters range between 300 mm and 1500 mm. The existing pipes all consist of 
concrete. Stormwater pipes are unblocked seasonally within the Boksburg CBD area.  Pipes are 
frequently blocked by litter.  
 
Key issues are: 
 

 Water quality in the Boksburg Lake: 
6. The high levels of NH3 (ammonia), PO4 (ortho-phosphates), COD (Chemical Oxygen 

Demand), E, Coli (Escheriscia Coli) and Faecal coliforms, the low DO (Dissolved 

None   
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Oxygen) in the lake presents evidence that there is water quality pollution from sewage 
in the catchment.   

 Flooding occurs relatively frequently after a rainfall event when the Boksburg Lake floods 
Trichardt Road and Railway Street.   

 

SEWER The sewer pipes are very old (older than 50 years).  Reportedly the condition of the existing 
sewer pipe network is fair however a lack of maintenance is evident in the frequency of the pipe 
bursts and overflowing manholes as indicated by the area chief engineers. Infrastructure 
maintenance is very important for the efficiency of the infrastructure and therefore, the CoE must 
invest in maintenance strategies to maximize the infrastructure life cycle. 
 
Waste water from Boksburg CBD gravitates to the Vlakplaats Waste Water Treatment Plant, 
which is owned and operated by the East Rand Water Care Company (ERWAT).  The Vlakplaats 
works is situated in Vosloosrus and falls within the DD6 drainage district. Built in 1972 and 
upgraded on several occasions over a period of time, the works was designed to treat 83 mega-
litres per day (Mℓ/day) of wastewater from the Boksburg, Vosloorus, Tsakane, Duduza and 
Brakpan areas. The first three modules consist of conventional biological filtration, while the 
fourth module has an activated sludge reactor. 
 

None 

ELECTRICITY The Boksburg Precinct is a well-established and mature area with comprehensive engineering 
infrastructure and services. The capacity is expected to be sufficient for current demand and 
small commercial and residential developments. Large concentrated developments and power 
intensive commercial and industrial developments will need to be evaluated and an application 
for the additional demand processed by the energy department. 
 
It is therefore anticipated that no additional equipment is required in the form of substations, 
distribution lines and cables as well as mini substations.   
 
The Boksburg Precinct equipment is maintained and serviced regularly as per municipal 
guidelines and as such there are not any issues with maintenance of the system. The CoE 
Energy Department takes responsibility for the network systems before the metering point. This 
includes the electrical infrastructure such as switch rooms, substations, mini-substations, 
overhead lines, etc. 
 

None 
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TELECOMMU
NICATIONS 

The Boksburg precinct has a mature existing network which is available for most development 
opportunities. The equipment is expected to be well maintained and ready for connection. 
Telecommunications facilities can easily be expanded to meet demand growth using fibre, 
hardwire and GSM backbone already available with minimal expansion cost and time 
implications. 
 

Backlog in access to data 
and voice service 

WASTE 
MANAGEME
NT 

A range of service levels are rendered to customers depending on the nature of the consumer. 
Source 
 
The waste generated will increase in Region A once the proposed developments are 
implemented. The additional tonnages will thus decrease the lifespan of the existing landfill site. 
Rooikraal landfill site is the only landfill site that services Region A. Rooikraal landfill has an 
estimated remaining useful life of 22 years.  
 

Landfill facility Area serviced Prepared 
space 
(remainin
g – 2010) 

Un-
prepared 
space 

Total space (m3) Remaining 
useful life 
(years) 

Rooikraal Boksburg, 
Vosloorus  

6 156 358 5 845 896 12 002 254 22 

Source: CoE, 2012 
 

 
Illegal dumping 
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17 ANNEXURE 5: STAKEHOLDER INPUT  

 
 
The stakeholder engagement process thus far has included: 

(a) a design charrette (13th March 2019) with the Municipality and 
private sector; and 

(b) individual meetings and discussions with supporting notes to 
action, where necessary, to ensure that the plan is shaped around 
the stakeholder input; 

 
 
The following issues were raised during the Design Charrette: 
 

 Boksburg Lake has had cosmetic refab but the problem is the water 

quality. An attempt has been made to tip and dry silt at the mining site 

but the mine said "no." The stream flow from the north and stormwater 

needs to be dealt with. 

 Services are old, lately there have been high impact storms and 

infrastructure cannot hold up. 

 There are a number of high-quality schools in the area; 

 There are a number of buildings that have architectural value; 

 The area has experienced a socio-economic decline but has 

stablised, however, generally there is an increase in homeless 

people; 

 The OR Tambo Hospital moving is of concern; 

 There is a substation being built at Greenreef and an upgrade of the 

existing substation next to Shell garage, The Greenreef station is to 

supply the northern part of Boksburg. 

 Repurposing the existing Council-owned buildings is costly and often 

not supported, as a result they are vandalized. 

 Intersections – schools / taxi connections across busy roads is 

dangerous 

 Congestion and need for intervention at Leeuwpoort and Trichardts 

street, Jubillee and Leeuwpoort; 

 Pollution of the Lake occurs upstream  and stormwater, sewer 

 Old infrastructure in need of repair; 

 Increased informality, with hijacked buildings occurring; 

 The city centre is at the lowest point it has ever been with lack of 

safety and security and decay of the old business district. 

 Why not develop derelict parking lots especially the ones behind 

Village Mall? 

 Crisis of burial space 

  

 
17.1 INDIVIDUAL MEETINGS 

 
 
17.1.1 CoE Sports and Recreation (SRAC) meeting – 30 May 2019 

 
Notes of meeting and outcomes: 

 SRAC stated that the demand for sports facilities is increasing;  

 That heritage sites (an old fountain) and Oak trees exist on the site 

and require preservation;  

 It was recommended that: 

 consolidation of sports facilities occurs for CoE,  

 strategic approaches to provision are limited and that a study 

be undertaken on existing provision of services and where the 

needs should be targeted in terms of local and regional 

facilities; 

 PG Park be moved to Boksburg Stadium, SRAC, currently 

maintains PG park and it’s utilised, would prefer consolidating 

but don’t see the need of moving the grounds, unless other 

pressures exist; 

 It’s easy to move the sports fields, the stadiums become costly 

to reinstate; 
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17.1.2  CoE Department of Transport – 30 May 2019 

 
Notes of meeting and outcomes:  
3 main issues 

 Parking Audit 

 Public Transport 

 NMT 

Precinct Plan must be accompanied by Transport Master Plan  
 

 All schools use bus service. 

 Bus uses arbitrary stop to drop off of children. 

 Traffic pinch at intersection at Trichardts & Leeupoort and Trichardts 

& Commissioner.  

 The road changes from 2 lanes on Leeupoort side of Trichardts to 1 

lane towards Commissioner.  

 From Commissioner side towards Leeuport on Trichardts the road 

remains 3 lanes. 

 This causes major traffic during peak hour. 

  

  

17.1.3 CoE Roads and Stormwater – 29 May 2019 

  

Notes of meeting and outcomes:  

  

 A new interchange (two legs of the interchange west) Trichardts Road 

/ N17, previously mooted by CoE’s Roads and Stormwater 

Department, the simple initiative was seen as substandard in Sanral’s 

terms, but a full bridge to make it to international standards is very 

costly, and the new interchange is a strategic city building initiative 

that could enhance the region, and generate the much-needed 

economic growth in this area and should be further investigated; 

 A signalised intersection / traffic circle is recommended on Jubilee 

Road and Commissioner Intersection to improve access into Snt 

Dominic’s School. Motorists wishing to turn left or right into 

Commissioner Street sometimes struggle to find gaps when there is 

high volume of through traffic, however, other users don’t experience 

issues, and this should be further investigated.  A signalised 

intersection would cost in the order of R500 000;Promotion and 

support of additional road connections to the north, especially the 

potential road link connecting Hospital Road north towards 

Rietfontein Road should be pursued.  

  Trichardts Road (in the CBD ) Trichardts Road has a wide road 

reserve with dual carriageways and turning lanes north and south of 

the CBD, but is very constrained between Leeuwpoort and 

Commissioner Streets in the CBD core, which creates traffic 

congestion during peak hours.  Leeuwpoort Street has three lanes 

moving in a southerly direction and one lane in a northerly direction, 

near the Trichardts/ Leeuwpoort intersection and reconfiguring the 

road so that there are two lanes in either direction should be 

undertaken on a temporary basis, then tested, and if it resolves the 

issue, should be implemented on a more permanent basis.   

  

  

 
17.1.4 Meeting with Mr Knight – 27 May 2019 

  

Notes of meeting and outcomes:  

  

 People don't go to the CBD anymore, you need an attractor; i.e. 

municipal facilities 

 Village Mall +/- 25years 

 St Michael's Primary School +/- 24 years, with 410 learners, 12/13 

taxis park nearby waiting to pick up kids. The municipal bus has 

"terrible service" because they do not wait for kids who have been 

delayed. 

 Currently, Village Mall is occupied by 2 shops used as rooms and has 

6 flats. The mall also has a hall next to it. 
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 Flats can be bought for R380 000, very affordable and can be 

harnessed; 

 Vacant land belongs to Council and should be developed for high 

density residential; 

 Land is ripe for 7 storey developments 

 Old Prison land is owned by Public Works. 

 Land across the street from CBC is owned by Gov (smaller portion) 

and by Municipality (bigger portion) 

 There has been a tender to develop the prison on Commissioner. 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

 

 


