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A
INTRODUCTION & BACKGROUND
INTRODUCTION 

DUNNOTTAR 
STUDY AREA

When considering the dynamic and fast pace nature of modern cities, 
the need for ensuring integrated and well co-ordinated development 
within the city has never been so imperative. The ever increasing 
challenges associated with urbanization climate change pose an 
immense demand for well thought out and researched planning and 
development proposals today, in order to ensure the success of cities in 
the future.  

Acknowledging this reality and the role that good urban design can play 
in ensuring functional and well performing urban environments, the 
Ekurhuleni Metropolitan Municipality (EMM) embarked on an exercise 
to prepare Precinct Development Plans for several key areas within the 
Municipality. 

An underlying aim behind this was;
1. To prepare a formal spatial policy document that can guide future 

development and capital investment within the study areas as part 
of the overall “Package of Plans” of the Municipality.

2. To establish a focused framework that can seek to provide an 
implementation platform for the proposed Urban Design Policy that 
was being developed concurrently by the Municipality.

IYER was appointed by the Ekurhuleni Metropolitan Municipality 
(EMM)  to provide professional services for the preparation of several 
Precinct plans as part of this initiative. This report serves as the Strategic 
Assessment report for one of these precincts, namely the Dunnottar 
Precinct. 

As reflected in the adjacent map, the EMM comprises of 6 regions of 
which the study area in question (Dunnottar) is located within region 
E in the south-eastern corner of the Municipal Area, within the Nigel 
Customer Care Area (CCA). 

FIGURE 1:  REGIONAL LOCATION 
Map reflecting the Regional location of Dunnottar 

in the context of the EMM.
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A
INTRODUCTION & BACKGROUND
SIGNIFICANCE OF PRECINCT

As the regional location map highlighted, the Dunnottar study area 
is located within the Nigel CCA in the South Eastern corner of the 
Municipality covering an approximate area of 2013 Hectares (Ha). 
The precinct is predominantly an agricultural area with vast tracts 
of undeveloped land along both a sensitive and scenic ecological 
landscape.

As reflected in the adjacent map, the study area is surrounded by 
low density residential and agricultural settlements of diverse income 
groupings. These include: Kwa-Thema, Duduza, Springs, Duduza and 
Dunnottar, all to the west of the study area. 

Apart from the 3 main high order movement routes running through the 
study area that include the Springs Road along the western boundary of 
the site, the Nigel Springs Road more towards the eastern edge of the 
site with both routes running in north-south direction and the Vlakfontein 
road running east - west through the centre of the site. 

Although the area would appear isolated from the cities main centres 
and amenities, it has recently received numerous development proposals 
mainly for residential and industrial activities. Various professional 
studies have found the study area to be valuable and opportune 
agricultural land. 

This increasing interest in the Dunnottar area thus brings about the need 
for a clear plan that will guide and co-ordinate the future development 
of the area in manner that ensures it is both self-sufficient but also 
well connected to the greater EMM region. It is based on this that the 
Dunnottar precinct is identified as one of the areas for the preparation of 
a Precinct Development Plan. 

FIGURE 2:  SITE LOCATION 
Map reflecting the location of the site within EMM 

Region E
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• ANALYSE THE CURRENT SITUATION WITHIN THE 
IDENTIFIED SITE IN TERMS OF LAND USE, ECONOMIC 
ACTIVITY, SOCIO-ECONOMIC ACTIVITY, HOUSING, 
ENVIRONMENTAL MATTERS AND TRANSPORTATION. 

• TO DEVELOP STRATEGIES FOR REDEVELOPMENT. 
• TO DEVELOP A DEVELOPMENT FRAMEWORK PLAN 

FOR SPATIAL TRANSFORMATION OF THE DUNNOTTAR 
PRECINCT.

A
INTRODUCTION & BACKGROUND
PURPOSE OF REPORT & PROJECT

This report thus serves as the Status Quo and Conceptual Vision Report 
of the Dunnottar precinct and forms part of the process of developing a 
precinct development plan for the area. 

The Status Quo and Conceptual Vision is aimed at assessing the current 
state of the study area and any proposed developments within and 
around it, so as to identify any existing and emerging key Opportunities 
and weaknesses of the area. The findings of the status quo and strategic 
assessment thus serve as the basis upon which well thought out 
proposal for the precinct development plan may be made for the area. 

Various aspects of the site and its context such as the Ecological, 
Transportation, Socio Economic perspective and other spatial aspects 
are assessed as part of the Status Quo and Conceptual Vision. In order 
to obtain a firm foundation upon which a range of interventions aimed 
towards improving the Precinct’s performance may be developed. 

The intent in the preparation of the Precinct Plan for Dunnottar, is to 
firstly prepare a formal spatial policy document that can guide future 
development and capital investment within the Precinct as part of the 
overall Municipal “Package of Plans”.

Secondly as part of the process of preparing the Precinct Plan, the 
intention is to also develop a focused framework that can provide an 
implementation platform for the proposed Urban Design Policy being 
developed concurrently by the Municipality. Ultimately, the Precinct Plan 
is intended to define the desired development direction of the precinct 
area, and recommend a range of projects, either public, private or both 
within the Dunnottar Precinct. 

The Precinct Planning process envisaged for the current project is 
viewed as an ongoing process of local area collaboration and planning to 
ensure that the final product is an integrated one. 

The final precinct plan or framework will, however, seek to provide the 
following for the Dunnottar Area:

1. Land Use Framework, reflecting basic package of broad uses 
and activities - this should serve as an addendum/overlay to the 
existing Town Planning Scheme clauses for the precinct, and 
should identify the range of land uses and activities that would be 
supported for the precinct.

2. Additional development guidelines, indicating FAR proposals, 
building heights, etc.

3. Proposed Subdivision Plan (where applicable), including the 
delineation of relevant public and related servitude areas.

4. Consolidation Guidelines, where applicable.
5. Movement & Circulation Framework, specifying different types 

of access and movement routes, Non-Motorised Transport 
(NMT) routes & facilities, traffic calming measures, parking 
accommodation, etc.

6. Urban Form Guidelines, reflecting building envelope areas,desired 
building frontage lines, and areas requiring specific architectural 
response.



DUNNOTTAR PRECINCT: URBAN DESIGN PRECINCT PLAN
11

A
INTRODUCTION  & BACKGROUND
STRUCTURE OF THE REPORT

The adjacent graphic reflects a summary of the overall structure of 
this report. As the opening section of the report, Section A provides an 
overall introduction and background to both the project and study area 
in question. 

Section B goes on to present a contextual assessment of the study area, 
specifically looking at the Policy context, key development proposals 
and any professional studies conducted on the area so as to identify any 
possible impact or influence they have on the Dunnottar precinct. 
 
Section C constitutes the bulk component of this report as it provides 
the analysis of the Study Area in line with the key Sustainable Cities 
principles that are largely underpinned by the Sustainable Urbanism 
school of thought. These principles have been devised by Iyer as a 
strategic assessment tool that is also based on criteria extracted from 
best practices in Urban Planning and Design with a focus on the South 
African context.

Section D, provides a development perspective for Dunnottar, based on 
an overall synopsis of findings of the strategic assessment. Key aspects 
of the site are presented as the basis upon which a conceptual vision 
and strategy for the precinct may be developed. 

Section E serves as the section in which the Conceptual Vision and 
Strategy is presented for the Dunnottar Precinct.

Section F builds on the conceptual vision , by breaking down the vision 
into various components and illustrates this in the form of a model. 

Section G is the implementation framework which identifies the catalytic 
projects for the precinct and breaks them further into project phases. 

Lastly, section H presents a motivation for the development framework 
and a concluding statement. 

FIGURE 3:  REPORT STRUCTURE 
Graphic summarising the overall report 

structure. 

SECTION A
INTRODUCTION & BACKGROUND

SECTION B
CONTEXTUAL ASSESSMENT

SECTION C
SITUATIONAL ANALYSIS

SECTION D
DEVELOPMENT PERSPECTIVE

SECTION E
CONCEPTUAL VISION

SECTION F
DEVELOPMENT FRAMEWORK

SECTION G
IMPLEMENTATION

SECTION H
CONCLUSION



DUNNOTTAR PRECINCT: URBAN DESIGN PRECINCT PLAN
12

A
BACKGROUND



DUNNOTTAR PRECINCT: URBAN DESIGN PRECINCT PLAN
13

B
CONTEXTUAL ASSESSMENT

SECTION



DUNNOTTAR PRECINCT: URBAN DESIGN PRECINCT PLAN
14

B: CONTEXTUAL ASSESSMENT 
POLICY CONTEXT: SPLUMA

The Precinct Plan for Dunnottar is informed by a range of spatial 
policy informants, at different levels. Key amongst these are the policy 
principles contained in the recently promulgated Spatial Planning and 
Land Use Act 16 of 2013 (SPLUMA), which also provides the legislative 
backing to the current initiative.

The five founding principles as set out in Section 7 (a) to (e) of SPLUMA 
that apply throughout the country and to all SDFs covered in these 
Guidelines (including Precinct Plans) are:

SPATIAL JUSTICE
Past spatial and other development imbalances must be redressed 
through improved access to and use of land by disadvantaged 
communities and persons.

SPATIAL SUSTAINABILITY
Spatial planning and land use management systems must promote the 
principles of socio-economic and environmental sustainability through; 
encouraging the protection of prime and unique agricultural land; 
promoting land development in locations that are sustainable and limit 
urban sprawl; consider all current and future costs to all parties involved 
in the provision of infrastructure and social services so as to ensure the 
creation of viable communities.

EFFICIENCY
Land development must optimise the use of existing resources and the 
accompanying infrastructure, while development application procedures 
and time frames must be efficient and streamlined in order to promote 
growth and employment.

SPATIAL RESILIENCE
Securing communities and livelihoods from spatial dimensions of 
socioeconomic and environmental shocks through mitigation and 
adaptability that is accommodated by flexibility in spatial plans, policies 
and land use management systems.

GOOD ADMINISTRATION
All spheres of government must ensure an integrated approach to land 
use and land development and all departments must provide their sector 
inputs and adhere to the prescribed requirements during the preparation 
or amendment of SDFs. This principle is the fulcrum of this framework 
largely because the implementation of the spatial planning vision and 
objectives is not only highly dependent upon a strong coordinating role 
of central government but is also predicated upon good governance 
mechanisms, incorporating meaningful consultations and coordination 
with a view to achieving the desired outcomes across the various 
planning spheres and domains.

In addition to adhering to these broader principles, the Precinct Plan for 
Dunnottar should take policy guidance from existing Metropolitan and 
Regional Planning Frameworks (MSDF and RSDF) that exist for the area. 
It should be stressed, however, that these levels of framework planning 
do not necessarily provide strategic guidance to the Precinct itself, but 
rather a broader context around which the concept for the Precinct Plan 
could be developed.

FIGURE 4: SPLUMA INFOGRAPHIC
Graphic highlighting the SPLUMA principles
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The data/Information contained on this map/cd is continuously being 
verified and updated and is for information purposes only. 

The accuracy of this data/information can therefore not be guaranteed.  
The Ekurhuleni Metropolitan Municipality disclaims all liability  

for any loss, damage, injury or expense that might arise from 
the use of any uncertified data/information.  
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B: CONTEXTUAL ASSESSMENT 
POLICY CONTEXT: MSDF

To obtain an overview of the land use intentions for the Study Area, 
it is necessary to first consider the Municipal Spatial Development 
Framework (MSDF). The adjacent figure depicts the broad land use 
intentions for Dunnottar and surrounding areas based on the MSDF.

The recently approved MSDF for the City of Ekurhuleni emphasises 
the role of the Dunnottar precinct as partly residential and partly open 
space with minor blocks of industrial activity. It must however be noted 
that while part of the land within the study area has been identified for 
industrial activity through as part of the MSDF proposals, the area has 
not been identified as a priority industrial under the MSDF. 

Having said that, it is worth noting that the Dunnottar study area falls 
within the EMM Urban Development boundary. However according 
to the MSDF, this does not necessarily guarantee that urban oriented 
development within the boundary will be approved on an ad-hoc 
uncontrolled basis. Rather,“Urban development will - be permitted only 
within the context of the availability of engineering services, the ability to 
maintain such engineering services, the protection of the environment 
and the provision of sufficient transport networks (Ekurhuleni MSDF, 
2015).”  

It is important to also note the access that the Nigel Springs road (R53) 
provides Dunnottar to the identified primary node in Nigel. Although only 
identified as a third level priority node based on the Capital Investment 
Framework, the development of the node within the Nigel CBD would 
be able to serve both the employment and commercial needs of the 
Dunnottar precinct. However, whilst this may be the case, increased 
densities resulting from the new developments planned within Dunnottar 
may change the existing situation and possibly create the need for a new 
node to adequately accommodate this future growth. 
 
The plans that follow relate specifically to the approved RSDF which 
incorporates the MSDF proposals but begins to prescribe land uses at a 
greater level of detail.

FIGURE 5a: EMM- MSDF
Plan reflecting a portion of the EMM-MSDF 

proposals for the Dunnottar Precinct. 
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Dunnottar is located within Region E of Ekurhuleni. The RSDF views the 
role of this region within the context of the Ekurhuleni Municipality as 
being that of, 
• maximising the agricultural potential as the growing economy of the 

region provides an opportunity for the expansion/intensification of 
the agricultural sector;

• for Nigel to remain a self-sustaining urban node; and
• to improve the northern linkages.

Key to note among envisioned functions of this region as per RSDF is the 
proposal for strengthening Nigel as a an independent node. As reflected 
in the portion of the RSDF reflected to the right, the RSDF identifies 
Nigel Mall as one of the Primary Nodes within Region E. Primary nodes 
are viewed as CBD areas having a higher regional function. Nigel CBD 
already has these characteristics and its growth would bring about 
multiple benefits to the Dunnottar precinct. The Nigel CBD is located 
approximately 7 kilometers from the study area. 

As a result, with the implementation of the various transport related 
proposals of the RSDF, the Nigel CBD will become more accessible to 
Dunnottar thus serving the various needs of the Dunnottar community. 
Having said that, it is important to also note that there are currently 
some residential proposal for the Dunnottar area. It is anticipated that 
the development of these, will possibly create the need for a new smaller 
node to adequately accommodate this future growth. 
 

The RSDF reflects the majority of the land within the study area as being 
classified as open space, with 2 other portions of the precinct being 
proposed for industrial activity . 

FIGURE 5b: EMM REGION E 
RSDF  

Plan reflecting RSDF proposals for the 

Dunnottar Precinct.
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Apart from the policy documents presented thus far, other informants of 
the spatial planning of the precinct include various professional studies 
conducted for the entire EMM area. It is important to understand the 
implications that these studies have on the spatial proposals of the 
Dunnottar precinct.

INTENSIVE AGRICULTURE IN EKURHULENI:
The first study is a report on “Promoting Intensive Agriculture in 
Ekurhuleni.” The study was aimed at informing spatial development 
regarding, Intensive farming potential and stimulate increased farming 
development within the EMM. The study highlights the potential of 
Ekurhuleni to become an agricultural development hub similar to that of 
fruit production in Ceres, the wine industry in the Western Cape or the 
former pineapple industry in East London or Northern KwaZulu-Natal. 

The study identifies the Nigel CCA area as having high agricultural 
potential based on the areas natural resource properties such as, 
geology, soil potential, climate and proximity to towns. Based on 
the study, the Dunnottar Precinct is identified as being ideal for 
the development of Urban Farms. As such, this will be taken into 
consideration in the proposals for the Dunnottar Precinct Plan.

INFRASTRUCTURE AND COMMUNITY SERVICES BACKLOG STUDY REPORT:
The Infrastructure and Community Services Backlog Study Report 
(ICSBS) was prepared by Aurecon for the EMM. The study identified 
and quantified the need for infrastructure creation through out the 
Metropolitan area. It is important to highlight that the study defined 
backlog as being “any obligation, whether in capital investment or 
maintenance expenditure, created or to be created in providing 
infrastructure or community services (Aurecon,2015).”

Based on this, a range of services where investigated, and these 
included:
• Community facilities such as municipal airports, clinics, parks and 

open spaces, libraries, testing stations, museums, community halls, 
pay-points, fire stations and cemeteries

• Information and communications technology

• Operational buildings
• Electricity distribution
• Roads and storm-water
• Portable water
• Sanitation
• Solid waste and cleansing

The study revealed the backlogs for the above services in each of 
the Metropolitan CCA’s, going a step further to reflect the financial 
implication of addressing the current service backlog in each of the 
areas. 

According to the study, the existing service access backlog for the Nigel 
CCA where the study is located is R42,183,493 (Aurecon, 2015). It is 
important that the analysis considers the findings of the ICSBS so as to 
make proposals the will serve as catalysts for improved service delivery 
within the Precinct.

B: CONTEXTUAL ASSESSMENT 
KEY PROFESSIONAL STUDIES
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DEVELOPMENT PROPOSALS: JOHN DUBE VILLAGE

While the overarching policy frameworks may have highlighted some 
broad proposals for the development of the Dunnottar precinct, it 
is important to note that there are various development proposals 
in and around the area that need to be considered as part of this 
assessment process. The following pages will briefly present some of the 
development proposals for the Dunnottar Precinct, while highlighting the 
implications these may have on the study area.

The adjacent figure reflects the spatial proposals for the development 
of the John Dube Village.  While the proposed development does not lie 
within the boundary of the study area, it is still important to consider this 
proposal and ensure alignment between the two precincts. Currently the 
proposals for the John Dube Village have been approved however the 
township is still to be developed. Due to its location, the proposed site 
for the John Dube Village development was viewed as being ideal for the 
development of an integrated, multi-functional “new town” which would 
supply not only new housing opportunities but also a variety of urban 
amenities and job opportunities to the greater Kwatsaduza area (John 
Dube Village Report).

After a more detailed assessment of the area, a development vision was 
drafted. This vision is aimed at Dube Village becoming an “environment 
conducive to social interaction, playing, learning and working, where 
choices are maximized and where the spiritual and material welfare of 
the community is catered for, will be created (Dube Village Report).” 

As reflected in the adjacent figure, the majority of uses interfacing the 
Dunnottar precinct boundary are residential and as such it is important 
to ensure that the uses proposed for this precinct plan allow for a 
seamless integration of the two development areas. It is anticipated that 
the development will bring about an approximate residential yield of 
14 000 dwelling units.

Important to also note and take into consideration in the drafting of a 
precinct plan for Dunnottar is the proposal for the development of a new 
higher order road namely the PWV 16 Traversing through the  study area 
as well as the John Dube precinct. When developed, this road will run 
west to east across the southern portion of the Dunnottar precinct.

FIGURE 6: JOHN DUBE VILLAGE
Layout of John Dube Village Development Proposal

B: CONTEXTUAL ASSESSMENT 
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DEVELOPMENT PROPOSALS: GROOTFONTEIN 

The plan to the left reflects the spatial proposals for the Grootfontein 
development. As reflected in the plan, the development is proposed in 
the northern portion of the Dunnottar precinct. The majority of the land 
that the spatial layout covers is proposed for residential development 
to increase the residential uptake of the Dunnottar precinct. Numerous 
open space pockets are also proposed as a means of providing a 
recreational component for future residents.

While the proposals of the Grootfontein development may have not yet 
been finalised, it is still important these be considered in the drafting of 
the Dunnottar precinct plan. 

The Grootfontein layout is approved but not proclaimed. Portions of 
the land are currently being transferred from a private land owner to 
the Provincial Department of housing. There may be an opportunity 
to make amendments to the layouts subject to the approval of the 
Provincial Housing Department. Discussions of some of the key areas for 
amendment are currently underway. 

Some of the limitations of the existing layout being discussed include the 
following; 

1. The current layout design does not acknowledge and relate to the 
existing rail station,

2. The existing design turns its back to the environmental zone as 
compared to incorporating it into the design making it a key focus 
asset,

3. A more robust, housing typology possibly more similar to the John 
Dube settlement may be proposed as an alternative,

4. It is also important that the layout acknowledges the change in the 
character of the Nigel Springs road. 

FIGURE 7: GROOTFONTEIN
Layout of Grootfontein Development Proposal

B: CONTEXTUAL ASSESSMENT 
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DEVELOPMENT PROPOSALS: PRASA

The plan to the left shows the PRASA proposals for the development of a 
factory for the manufacturing of new rolling stock of train carriages. The 
development is meant to include, a main train manufacturing site along 
with a nearby Industrial Park to integrate main suppliers and partners 
of the site’s activities. The site is currently located in the eastern edge of 
the Dunnottar Precinct. 

According to the scoping report by SEF, the “entire perimeter will be 
secured with a compound wall. Size and the location of buildings will 
be based on environmental and technical considerations. The design 
approach will be to have a single building structure basis identical for all 
aisles. The only exception will be the car body shell workshop and the 
training centre, which will both have the same structure as the others, 
but slightly higher for operational requirements.

Other activities that will form part of this development will include, a 
Supplier Park intended as an industrial zone, which will initially comprise 
10 buildings, each building comprising of 4 x 1000m2 units (complete 
with their own offices and ablutions). This will include the initial 
infrastructure development. The total area for the Supplier Park equals 
40 000 m2 (4 ha) which will include all infrastructure and basic ‘shells’ 
in the form of workshop-type buildings

Adequate consideration must be given to the possible incorporation of 
this proposed development into the proposals for the Dunnottar Precinct 
Plan.

FIGURE 8a: PRASA
Layout of PRASA Development Proposal

FIGURE 8b: DETAILED 
PROPOSAL
Layout of PRASA Development Detailed 

Proposal

B: CONTEXTUAL ASSESSMENT 
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BROAD SITE OVERVIEW 

The situational analysis is aimed at developing a clear and firm 
understanding of the current conditions of the study area, so as to serve 
as the base upon which proposals for Dunnottar are made. The map to 
the left presents an overview of some of the key existing developments 
within the area, along with some of the sensitive environmental elements 
within the study area. The bullets below further define the various 
elements depicted on the plan:

1. Military Base
2. Proposed John Dube Village
3. Ecological infrastructure
4. Quarry
5. Portion of Dunnottar 
6. Beverage Depot
7. Dunnottar Airfield
8. Grootfontein/Dunnottar development
9. Urban Growth Boundary
10. Slime Dams

The sections to follow will provide the findings of more detailed analysis 
and sector specific assessments conducted as part of the situational 
analysis process. 

FIGURE 9a: GROOTFONTEIN
Layout of Grootfontein Development Proposal

C: SITUATIONAL ANALYSIS
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BROAD SITE OVERVIEW 
C: SITUATIONAL ANALYSIS

The study area in question is predominantly undeveloped with the 
majority of land in the precinct either serving as agricultural or cattle 
grazing land or atleast earmarked for these uses. There are two existing 
settlements namely (Dunnottar and Prosperita) that presently overlap 
into the study area. Apart from this the only other key developments 
within the precinct include a Military Base, The Coca-cola distribution 
centre and an upcoming development by PRASA. The adjacent map and 
series of images provide a broad pictorial overview of the existing state of 
aspects of the study area. 

Residential Environment

The Military Base

DUNNOTTAR SAPSCRIME CONCERNS

ROAD INFRASTRUCTURE FORMAL DETACHED DUNNOTTAR HOUSING

MILITARY BASEMILITARY BASE

FORMAL RESIDENTIAL APARTMENTS DELAPIDATING PROPERTIES

FIGURE 9b: SITE IMAGERY
A series of images reflecting the present character of the site in question
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BROAD SITE OVERVIEW 
C: SITUATIONAL ANALYSIS

Existing & Developing Industrial 

EXISTING COCA-COLA DEPOT

GRAZING LANDS GRAZING LANDS

UPCOMING PRASA DEVELOPMENT

Grazing AreasFIGURE 9c: SITE IMAGERY
A series of images reflecting the present character of the site in question
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STAKEHOLDER ENGAGEMENT
C: SITUATIONAL ANALYSIS

As part of the Situational Analysis process, various stakeholder in the 
study area were consulted regarding the possible future development 
prospects of the area. The adjacent table provides a summary of some of 
the key points that where discussed as part of the process. 

LINDA BOTHA 
(DUNNOTTAR RATE 
PAYERS)

JAN SCHOEMAN & 
RALI MAMPEULE

IVY 
[PRASA]

GOLD ONE MINING
JON HERICOURT

LINDA BOTHA HIGHLIGHTED THAT THE 

MARYVALE AREA IS AN ENVIRONMENTALLY 

SENSITIVE AREA 

RALI MAMPEULE IS A LAND OWNER WHO 

OWNS AND SUBSTANTIAL AMOUNT OF 

LAND IN THE AREA AND JAN SCHOEMAN 

IS A TOWN PLANNER

IVY INDICATED THAT THE PRASA 

BUSINESS MODEL IS TO PROVIDE 

PASSENGER RAIL SERVICE ONLY

GOLD ONE- WANTS A WATER 

PURIFICATION PLANT AND SELL TO RAND 

WATER TO BOOST REGIONAL SUPPLY

ADEQUATE CONSIDERATION NEEDS TO 

BE PUT INTO ASSESSING THE IMPACT OF 

ANY PROPOSALS ON THE EXISTING BIRD 

SANCTUARIES

JAN HIGHLIGHT THE POTENTIAL 

OF WIT/ NIGEL SPRINGS ROAD AS A 

DEVELOPMENT CORRIDOR AND THE NEED 

TO INVESTIGATE THIS FURTHER

THE LAND LEASED LAND TO FUTURE 

INDUSTRY, THE FUNDING IS INVESTED 

BACK INTO THEIR CORE BUSINESS

THEY HAVE MINING EXPLORATION RIGHTS 

FROM BENONI TO HEIDLEBERG, MOST 

OF IT IS DEEP BELOW IN THE DUNNOTAR 

AREA

CONCERNS WITH THE ROLL OUT OF RDP 

HOUSING OVER THE RETENTION OF 

AGRICULTURAL LAND

DISCUSSED THE POTENTIAL OF A 

SHOPPING MALL DEVELOPMENT BASED 

ON FUTURE DEVELOPMENT- UNDERTAKEN 

INCREMENTALLY DUE TO THE EXISTING 

PROXIMITY MALLS E.G. NIGEL MALL ETC.)

PRASA IS NOT IN THE MARKET 

TO DEVELOP PROPERTY- CROSS 

SUBSIDISATION OF SOME BUSINESSES 

INFORMATION STILL PENDING- GEOLOGY 

DATA AND MINE SHAFT LOCATIONS

CONCERN WAS ALSO RAISED OVER THE 

PERCEPTION OF HOUSING PROJECTS NOT 

BENEFITING ORDINARY SOUTH AFRICANS

RALI INDICATED THAT THERE IS A 

PROCESS UNDERWAY, HE IS INVOLVED IN 

TO TRANSFER LAND TO THE PROVINCIAL 

HOUSING. PART OF THE GROOTFONTEIN 

DEVELOPMENT AREA IS PART OF THIS 

PROCESS.

NO INCUBATOR- SKILLS TRAINING 

INDUSTRY PROPOSED, BUT WELCOME 

PROPOSALS IN THE PRECINCT

LINDA ALSO HIGHLIGHTED THAT SOME 

OF THE EXISTING INFRASTRUCTURE 

CHALLENGES ESPECIALLY REGARDING 

STORM-WATER OVERFLOW 

INFRASTRUCTURE ISSUES

CURRENTLY THE GROOTFONTEIN 

DEVELOPMENT IS AWAITING AN R.O.D

GIBELA- RAIL SIDING PROPOSAL IS 

CURRENTLY BEING BUILT

FIGURE 10: STAKEHOLDER 
ENGAGEMENT
Table reflecting key points of discussion from 

the stakeholder engagement meeting.
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STAKEHOLDER ENGAGEMENT
C: SITUATIONAL ANALYSIS

LINDA BOTHA 
(DUNNOTTAR RATE 
PAYERS)

JAN SCHOEMAN & 
RALI MAMPEULE

IVY 
[PRASA]

GOLD ONE MINING
JON HERICOURT

THERE IS A PERCEPTION OF CRIMINAL 

ACTIVITY BEING ON THE RISE IN THE 

AREA 

A PORTION OF LAND NEAR THE COKE 

FACTORY WAS PROCLAIMED INDUSTRIAL 

LAND 

AN ECONOMIC ASSESSMENT WAS 

CONDUCTED TO DETERMINE NEED AND 

VIABILITY OF THE GIBELA DEVELOPMENT

CONCERN WAS ALSO RAISED ABOUT 

THE PROVISION OF HOUSING WITH 

LITTLE PROVISION FOR EMPLOYMENT 

OPPORTUNITIES

CURRENTLY A STUDY IS BEING CONDUCTED 

TO DEFINE THE ENVIRONMENTAL EXTENTS

IVY POINTED OUT THAT PRASA IS INVOLVED 

IN A STATION UPGRADE PROGRAMME 

(NATIONAL STATIONS PROGRAMME). 

THERE IS A POSSIBILITY OF THIS PROJECT 

INFLUENCING THE PROGRAMME

CONSIDERATION MUST BE GIVEN TO 

THE CONCENTRATION OF DEVELOPMENT 

MORE EAST OF THE STUDY AREA

ACCORDING TO JAN THERE IS NO DOLAMITE 

IN AREA

RALI IS PLANNING TO DEVELOP TOWN-

HOUSES PROPOSED- WEST OF SITE
FIGURE 10: STAKEHOLDER 
ENGAGEMENT
Table reflecting key points of discussion from 

the stakeholder engagement meeting.



DUNNOTTAR PRECINCT: URBAN DESIGN PRECINCT PLAN
27

POSITION STATEMENT: SUSTAINABLE URBANISM

Sustainable Urbanism presents a wider view of sustainability. Whilst 
embracing the notions of ecological, economic, and social development,
Sustainable Urbanism seeks to move toward a more collective view of 
sustainability. This goes beyond the traditional understanding, with often 
a focus solely on the un-built, and the fixation with parts of the system, 
such as green architecture in isolation of other issues impacting on 
sustainability.

There is a fundamental need to understand the collective impact of city 
form, its shape, footprint, make-up, and ultimately the performance of 
places in delivering sustainability. The nature and pattern of cities has a 
most significant bearing on sustainability. Therefore a much wider set of 
objectives needs to form part of the sustainable cities debate.
There are several factors that are essential to achieving sustainable 
urbanism, these include:

GLOBAL CONNECTIVITY 
Global connectivity considers the Municipalities connections to the 
wider system, in terms of both physical and non-physical connections. 
Physical connections refer to direct linkages to District, National,
Provincial and international influences, whilst the non-physical connects 
are virtual connections made via ICT networks. For a place to be 
competitive and enjoy economic benefits and standing provincially, 
nationally and internationally it is required to be well connected in both 
physical and nonphysical manner.

PRODUCTIVE SYSTEMS 
Productive systems identify the economic uses which contribute to the 
productivity of an area. Two primary systems are identified in terms of 
the Sustainable City;
• Economic Production - the production of jobs and income;
• Agricultural Production - securing food production.

GREEN STRUCTURE 
Protecting, enhancing and rehabilitating the ‘Green Structure’ ensures 
that a place recognises the need for positive integration of green space 

FIGURE 11: SUSTAINABLE CITIES 
DIAGRAM 
Diagram indicating the interlinking components 

towards achieving a sustainable city

C: SITUATIONAL ANALYSIS
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POSITION STATEMENT: SUSTAINABLE URBANISM

their spatial planning. The development of a green system requires more 
than the protection and enhancement of the existing natural system but 
includes the development of urban market gardens, green roof’s and 
urban planting, for example.

SUSTAINABLE TRANSPORT 
‘Sustainable Transport’ includes motorised as well as non-motorised 
means of movement. Developing ‘Sustainable Transport’ ensures that 
a wide range of transport networks and modes are available to the 
population. An efficient, reliable and cost-effective public transport 
network inclusive of non-motorised links such as bicycle routes and 
pedestrian paths will ensure a well developed ‘Sustainable Transport’ 
system. Private cars are not excluded from the system, however, they are 
not given priority.

QUALITY URBANISM
Quality urbanism ensures that environments are compact, inclusive and 
diverse. It seeks to ensure a diverse set of land uses and facilities are 
located within a compact living environment, enabling a better work, live, 
play neighbourhood. Creating a quality, successful urban environments 
ensure a sense of community, pride and a sense of place for people.

SOCIAL INCLUSIVITY
Planning for ‘Social Inclusivity’ requires neighbourhoods/ environments 
that cater for the needs for all, as an example, the elderly at the same 
time providing facilities for the young. If the elderly and the young are 
well provided for, the rest of the community should have adequate 
provision. The elderly and the young are understood as the most 
vulnerable within the communities, therefore caring and planning ‘Social 
Inclusivity’.

An important aspect of Social Inclusivity deals with ensuring equality and 
equal access to opportunities for all residents within the municipality. 
This needs particular emphasis in the context of post-apartheid cities 
and regions.

C: SITUATIONAL ANALYSIS

As an example, a key aspect of Social Inclusivity is providing for the 
needs of the most vulnerable - women, children and the elderly.
 
SUSTAINABLE SERVICES
Developing ‘Sustainable Services’ requires  green engineering and 
application to common services. It requires more than the introduction of 
a ‘Green Building’ within a wasteful, unsustainable setting. It requires the 
development and introduction of more efficient use of energy through 
alternative energy, the collection of residential rainwater, the better use 
of existing storm-water runoff into communal water schemes, recycling 
measures as well as the introduction of urban market gardens.

Each of the Sustainable Urbanism pillars outlined above is explained 
in detail in the following situational analysis. The pillars of Sustainable 
Urbanism do not have priority over each other, and need to be 
understood as mutually reinforcing criteria to achieve sustainability. 
These represent a network of intersecting concerns and objectives as 
previously depicted in the Sustainable Cities diagram.
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1.0 GLOBAL CONNECTIVITY

Cities and Towns that perform well are those which are globally  
connected.

Global connectivity refers to both physical and non-physical connections 
or dimensions. Physical connections may be identified as major 
structuring elements such as roads, and rail that enhance connectivity 
to opportunities, whereas the nonphysical connectivity refers to digital 
connectivity.

It is important to enhance access and connectivity at a national and 
regional scale. Key in this regard is linkage within the space economy.
Strategic global connectors such as Ports and Airports are critical to 
global connectivity. Regional road and rail connectivity is paramount to 
the increased performance and sustainability of a city. Evidence of the 
importance of global connectivity is seen through companies like Dick 
Whittington in Pietermaritzburg that manufactures and exports various 
military footwear to key military groups across the world. 

Secondly, a key aspect of global connectivity is ensuring non-physical 
connectivity through access to next generation digital connectivity to 
increase participation within the wider global economy. This is also 
critical in contributing to enhancing access to knowledge, growing the 
skills and education of base of cities. Global connectivity is an essential 
quality of sustainable urbanism.

FIGURE 12: GLOBAL 
CONNECTIVITY 
Graphics indicating examples of elements 

associated with Global Connectivity.

C: SITUATIONAL ANALYSIS
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FIGURE 13: REGIONAL 
MOVEMENT SYSTEM 
Map indicating current regional 

connectivity of the Dunnottar study area.

1.1 GLOBAL CONNECTIVITY- REGIONAL MOVEMENT SYSTEM

The figure 11 reflects the physical connectivity of Dunnottar at a regional 
level. Based soley on the existing road infrastructure, it is evident that 
the Dunnottar precinct has very limited connectivity to any of the major 
centres within EMM. There are no national highways or national roads 
currently running through the site. The site however, can be accessed off 
the N3 and N17 via the R42 and R51.

When looking at rail infrastructure however, the site is well connected 
to all major airports and key areas within the Metropolitan. The precinct 
connectivity to O.R.Tambo airport and the future Aerotropolis via rail 
present multiple opportunities for the area in terms of possible future 
trade. In terms of future proposals, it is important to note that while there 
are no IRPTN routes proposed through the site, Dunnottar will have 
to connect to the IRPTN in the future as there are routes and stops in 
reasonable proximity to Dunnottar. 

This access to the IRPTN network will even be further improved through 
the development of the proposed PWV road that will run east to west 
through the middle of Dunnottar. This will also improve the sites regional 
connectivity via road infrastructure. It is important to note that whilst 
Dunnottar is seemingly not connected to a wider transport system, it 
will be in the near future. Therefore, in the planning of Dunnottar, it is 
important to consider the area being developed to become self-sufficient.

C: SITUATIONAL ANALYSIS
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1.2 GLOBAL CONNECTIVITY- ICT- CELLPHONE

In modern cities, the importance of connectivity via ICT and 
telecommunications cannot be overemphasized. This non-physical form 
of connectivity presents communities with multiple opportunities that 
include among many, an improved global presence and a opportunity 
for children to have access to the internet for educational purposes. The 
plan to the right presents the concentration of people who do not have 
access to a cellphone within and around the precinct.

As the adjacent map, the lowest concentration of people without 
access to a cellphones is within the precinct, this largely being because 
there are very few existing settlements within the Dunnottar precinct. 
Numerous settlements along the boundary of the precinct and to the 
east reflect a high concentration of people without cellphones thus 
showing an overall low-level of connectivity within and around Dunnottar. 
It is important to also highlight that this map is also a reflection of 
poverty in and around the Dunnottar precinct, when considering the 
concentrations of people in this area who do not own a cellphone.

C: SITUATIONAL ANALYSIS

FIGURE 14: ACCESS TO 
CELLPHONES 
Map indicating concentration of people 

without access to cellphones.



DUNNOTTAR PRECINCT: URBAN DESIGN PRECINCT PLAN
32

Similar to the preceding figure, the map to right reflects the 
concentration of people without access to the internet, thereby reflecting 
the need for improving access to the internet. As the adjacent map 
reflects, the majority of settlements to the west of the Dunnottar precinct 
do not have access to the internet. Looking more closely at the areas 
within the precinct, it is evident that most people residing along the 
boundaries of the site do not have access to the internet.

However, although a number of areas in and around the precinct reflect 
low connectivity, this can be attributed to the fact that the majority of the 
precinct and its surroundings are still undeveloped or currently being 
used for agricultural purposes. The proposals of the precinct plan need 
to give adequate consideration to ways of ensuring increased internet 
connectivity for present and future residents within and around the study 
area.

1.3 GLOBAL CONNECTIVITY- ICT- INTERNET
C: SITUATIONAL ANALYSIS

FIGURE 15: ACCESS TO 
INTERNET
Map indicating concentration of people 

without access to the Internet
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2.0 GREEN SYSTEMS

Enhancing the Green Structure of cities is paramount to sustainable 
urbanism. It is important to understand the inextricable relationship 
between human well-being and the natural environment. The positive 
integration of green space within cities, and planning for the various 
dimensions of green space is an absolute fundamental of sustainable 
urbanism.

At an ecological level, it is important to understand the significance of 
protecting natural systems as systems in their own right, and not just in 
terms of the resources that these provide. Therefore the essential starting 
point is the restoration and enhancement of natural functioning systems 
and the preservation of those elements considered irreplaceable.

The green structure should include open space opportunity for passive 
and active recreation. This is tied directly to enhancing human wellbeing, 
health and liveability.

Another dimension of the green structure is the incorporation of 
productive open space within cities. This includes urban agriculture in 
suitable areas. The overall concept of sustainable urbanism is dependent 
on the positive integration of high-quality urbanism with an integrated 
green structure.

C: SITUATIONAL ANALYSIS

FIGURE 16: GREEN SYSTEMS 
INFOGRAPHIC
Graphics indicating elements that relate to 

the Green Systems element. 
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2.1 GAUTENG PROVINCIAL ENVIRONMENTAL MANAGEMENT FRAMEWORK

The GDARD is the local Competent Authority (CA) responsible for 
agricultural affairs, environmental protection and nature conservation 
within Gauteng. The purpose of the GPEMF regulations is to assist 
environmental impact management including EIA processes, spatial 
planning and sustainable development.  The main aim is to guide 
sustainable land use management.

The above plan depicts Dunnnottar in the context of the Gauteng 
Provincial Environmental Management Framework (GPEMF). From 
the above image it is evident that Dunnotar comprises of the following 
GEMPF Zones:

• Zone 1: This zone falls outside of the Study Area
• Zone 2: This zone falls outside of the Study Area
• Zone 3: Majority of the Study Area falls within this zone. Here 

the land should be considered for the development of tourism, 
conservation and recreation purposes. This will be considered 
under the proposed strategies and development framework. 

• Zone 4: This zone strives to promote agricultural opportunities 
outside of the urban development zone. In the case of Dunnottar, 
agricultural zones are dominant. This provides opportunity in 
realizing the intention of Zone 4. 

Zone 1: Urban 

Development Zone

The intention with this zone is to streamline urban 

developmnet activities in it and propomote development 

infill, densification and concentration of urban 

development, inorder to establish a more effective and 

efficient city region that will minimise urban sprawl into 

rural areas. 

Zone 2: High Control 

Zone (Within the urban 

development zone)

This zone is sensitive to development activities, Only 

conservation should be allowed in this zone. Related 

tourism and recreation activities must be accommodated 

in area surrounding this zone.

Zone 3: High Control 

Zone (Outside the urban 

development zone)

This zone is sensitive  to development activities and 

in several cases also has specific values that need to 

be protected. Conservation and related tourism and 

recreation activities should dominate development in 

this zone.

Zone 4: Normal Control 

Zone

This zone is dominated by agricultural uses outside 

the urban development zone. Agricultural and rural 

development that supports agriculture should be 

promoted. 

Zone 5: Industrial and 

large commercial focus 

zone

The intention with zone 5 is  to streamline non-polluting 

industrial and large scale commercial (warehouses 

etc.) activities in areas that are already used for such 

purposes and areasthat are severely degraded but in 

proximity to required infrastructure

Protected Zone 

Special Control Zone

Special Control Zone for 

conservation recreation 

and tourism
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FIGURE 17a: 
GPEMF
Map reflecting the 

GPEMF 

FIGURE 17b: AN INSERT 
OF DUNNOTTAR
Map reflecting a close-up of the 

study area 
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2.2 EMM BIO-REGIONAL PLAN

The above image depicts the Critical Biodiversity Areas and Ecological 
Support Areas from the recently approved Bioregional Plan (2015) for 
the Ekurhuleni Municipality. 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. 

Within Dunnottar is the Critical Biodiversity Area 1 which states that 
areas of this nature should as far as possible remain in its natural state. 
Land uses compatible for this area is that of conservation, game farming, 
eco-tourism and extensive livestock production. When developing 
the development framework for Dunnottar these land uses will be 
considered. 

Ecological Support Area 1 is intended to support Critical Biodiversity 
Area 1, land uses permitted are that of Critical Biodiversity 1 as well as 
open space systems and low density rural residential. 

Ecological Support Area 2 is intended to provide supporting ecological 
processes and preserve ecological uses within this area. In addition, this 
Area supports the uses of existing agriculture, if that is not present it 
suggests that less intensive land uses be supported. 

Lastly, No natural habitat remaining refers to those areas that are 
currently developed and cannot provide ecological support. (Please refer 
to the EMM Bioregional Plan 2015 for further recommendations and 
guidelines).

The Bioregional Plan provides clear guidelines on the land uses 
compatible with the identified area. These guidelines allow developers to 
gain an understanding on how development can be steered to provide 
ecological support; with this in mind the strategies and development 
framework will therefore consider the appropriate land uses. It must 
however be noted that a detailed environmental study was conducted 
and recommendations for Dunnottar was provided, this can be found on 
page 42.
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FIGURE 18: BIO-REGIONAL 
PLAN
Map reflecting Bio-Regional Plan of Ekurhuleni
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2.3 GREEN SYSTEMS- CONSERVATION PLAN

The pursuit for sustainable cities involves the realisation of the important 
role and influence that the natural environment has on human life and 
the overall functioning of the city. Part of this involves moving beyond 
considering the environmental Policy as mere restrictive regulations that 
must be adhered to. 

There is a need to view and acknowledge the natural environment 
as ecological infrastructure with a purpose as essential as any other 
infrastructure in the city. This approach helps create a platform for a 
more proactive stance towards the preservation and development of the 
natural environment. 

The Conservation Plan is an initiative by the Gauteng Department of 
Agriculture and Rural Development to protect, preserve as well as 
replenish the ecological infrastructure within the Province. 

The adjacent map reflects the C-Plan layers overlayed on to the study 
area. The plan acknowledges the existence of an important north- south 
ecological corridor running through the middle of the site, being a 
Critical Biodiversity Area as well as an east-west corridor towards the 
south.

Important to note is that there is currently a development proposal being 
implemented on the portion of land on the Grootfontein site to the north 
and the PRASA site on the eastern edge.

C: SITUATIONAL ANALYSIS

FIGURE 19: EKURHULENI 
C-PLAN
Map reflecting C-Plan proposals for the 

site (Dunnottar) in question 
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2.4 GREEN SYSTEMS- EKURHULENI BIODIVERSITY OPEN SPACE SYSTEM

The Ekurhuleni Biodiversity Open Space System (E-BOSS) is a more 
comprehensive and site specific ecological protection tool within the 
EMM. As reflected on the plan, the E-BOSS highlights the powerful 
Hydrological Protection zone that runs north - south through the centre 
of the site.

While the areas identified in terms of the CBA and EBOSS maps are 
considered environmentally constrained, they are however still subject to 
more detailed, on-site environmental investigations which will verify their 
ecological value in the landscape.

It is, however, vitally important to avoid significant cumulative losses 
of these environmental areas (which could occur through a series of 
independent development applications being undertaken whilst not 
considering other development-related impacts in proximity to them). 

It is also important to ensure that any future developments within or near 
to these sensitive areas are of a low impact (e.g. through low densities 
and light building footprints). Low density agri-residential uses would be 
considered a possibility in this instance.

C: SITUATIONAL ANALYSIS

FIGURE 20: EKURHULENI 
E-BOSS
Map reflecting E-Boss proposals for the site 

(Dunnottar) in question. 
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2.5 GREEN SYSTEMS- ACTIVE & PASSIVE OPEN SPACES

The plan to the right reflects all zoned active and passive open spaces 
as well as a 5 and 10 minute walkability buffer around each of these 
to establish how accessible they are to residents by foot. As the plan 
reflects, all existing settlement within the Dunnottar precinct have got 
adequate access to the existing active and passive open spaces.

It is important to note that any new proposals for the Dunnottar area, 
need to provide sufficient Open Space areas that are both active and 
passive to serve the influx population to the area. However at the same-
time, these need to also be accessible to the already existing residents.

C: SITUATIONAL ANALYSIS

FIGURE 21: ACCESS TO OPEN 
SPACES
Map reflecting access to passive and active 

open spaces within the Dunnottar Study area.
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2.6 GREEN SYSTEMS- GEOLOGY

The plan to the right reflects the geotechnical profile of the study area 
and its surroundings. As the plan reflects, there is a dominant presence 
Diamictite, Quartzite and Sandstone within the study area. Should any 
development proposals be made within these areas, detailed site specific 
geotechnical assessments would need to be conducted to ensure that 
adequate precautions are taken when designing building foundations, 
roads and other developments in the precinct.

C: SITUATIONAL ANALYSIS

FIGURE 22: GEOLOGY 
Map reflecting the existing geology 

properties for the study area in question. 
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2.7 GREEN SYSTEMS- SITE ELEVATION

The map to the right reflects the site elevation for the study area. As 
evident from the plan, the site is predominantly flat. The lowest point on 
the site is recorded as being approximately 1539 metres above sea level, 
while the highest point is outside the site to the west and is recorded 
at 1666 metres above sea level. The gentleness of the terrain presents 
a positive attribute of the site as reduces the likelihood of intensive 
earthworks during construction within the area.

C: SITUATIONAL ANALYSIS

FIGURE 23: ELEVATION 
Map reflecting the site terrain qualities.
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2.8 GREEN SYSTEMS- CONSTRAINTS

The plan to the right reflects a summary of constraints related to ground 
conditions within the precinct. As part of the precinct design, it is 
important to consider the provisions of this plan. Most important to note 
is the shafts within the site. No development must be permitted in close 
proximity to these areas largely because of the security risk they present 
for the general public.

While the plan highlights some degraded area and the quarry, the 
precinct plan may propose various initiatives aimed at the regeneration 
of these areas into ecologically functional assets for the precinct, or 
similar.

C: SITUATIONAL ANALYSIS

FIGURE 24: GREEN SYSTEM 
SYNOPSIS
Map reflecting the existing site constraints based on 

the overall Green System assessment. 
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2.9 DETAILED VEGETATION & ECOLOGICAL ASSESSMENT

A detailed environmental assessment was initiated in order to determine 
the exact extents of the wetland areas and buffers as well as assess the 
floral and fauna conditions of the area. A summary of key factors and 
areas of importance based on the outcome of the study are indicated on 
the plan to the right. 

The plan reflects areas identified as not being availble for development. 
Area of this nature include primary grasslands in nature, as well as 
the wetland systems. These areas, all contribute over and above their 
species diversity, by delivering Ecological Goods and Services and 
providing additional areas for water infiltration. The remaining primary 
grassland areas are strongly linked with the continued functioning of the 
wetland systems, which comprise a significant proportion of the site.

From a vegetation perspective the site is quite isolated in that is 
completely surrounded by land use change, and where “natural 
grassland” areas may extend beyond its boundaries these are also
surrounded by development and / or land use change. A significant 
amount of road and rail networks bound the site, cross the site and 
these add further to isolating the site, and reducing its connectivity 
to other areas and even within its boundary. The vegetation on site is 
reflective of the past management practices and the sites utilisation for 
various pursuits. A large proportion of the site is secondary grassland, 
which is in various states of degradation, with the most degraded areas 
being centred around the quarry, and the Coca-Cola Depot (Kinvig & 
Associates, 2016).

A concern noted during the ecological assessment was the state of the 
infrastructure and the potential impacts this was having on the site. Raw 
sewage and associated black water were entering the wetland systems, 
and this coupled with the activities at the mine may have contributed 
to the dead fish observed on the site. Maintenance of the infrastructure 
that passes through the site requires prioritisation in order to reduce the 
impact on the water resources of the site, and the areas into which the 
site drains. In addition, the impact of the sewage will also have a telling 
effect on the livestock that utilise the area and may result in pathogens 
and other diseases being vectored through these cattle into humans 
(Kinvig & Associates, 2016).

C: SITUATIONAL ANALYSIS

FIGURE 25: DETAILED ECOLOGICAL 
ASSESSMENT
Map reflecting key ecological and undevelopable 

areas within the study area.
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3.0 SUSTAINABLE TRANSPORT

Environments that perform well for people are those, which provide 
maximum choice and accessibility. Choice refers to movement at 
both pedestrian and at vehicular levels. A key objective of sustainable 
urbanism is providing for improved public transport use and a shift away 
from the dependence of individual private travel.

Sustainable transport consists of strengthening or replacing current 
transport systems of an area with more fuel-efficient and environmentally 
safe alternatives such as a bus or rail rapid transport systems, cycling 
or pedestrian oriented movement. Sustainable transport systems would 
make a positive contribution to the environmental, social and economic 
sustainability of the communities they serve.

A key component of sustainable transport is the provision and support 
for NMT systems. In mixed-use urban environments, given the proximity 
of residences to employment opportunities, NMT represents an 
extremely viable option for local access.

The shift from private transport to public transport is vital in achieving 
sustainability relating to reducing emissions and improving air quality.
Sustainable transport is a key facet of sustainable urbanism.
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FIGURE 26: SUSTAINABLE 
TRANSPORT INFOGRAPHIC
Graphics indicating elements that relate to 

the Sustainable Transport element. 
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3.1 SUSTAINABLE TRANSPORT- EXISTING LOCAL CONNECTIVITY & ACCESSIBILITY

The plan to the right reflects the existing movement network within and 
around the Dunnottar precinct. As stated in the earlier parts of this 
report, there are currently no National Highways, Dual Carriageways or 
national roads currently running through the site thus limiting its level of 
connectivity via road infrastructure at a regional level.

The site is accessible by road primarily through the R51 (Nigel 
Dunnottar Rd), M63 (Nigel Springs Rd) and the M45 (Valkfontein Rd). 
The vast tracks of undeveloped land result in the area’s courser grain 
road network with limited intersections from the aforementioned roads 
running through the site. These are however connected to various minor 
roads that generally serve the pockets of existing settlements. Additional 
internal east west connectivity improvement is essential towards 
increasing Dunnottar’s overall accessibility and permeability.

In terms of public transportation, there is a taxi rank within the existing 
Dunnottar settlement. As reflected on the map, the taxi rank is easily 
accessible to half of the settlement within a 5 and 10 minute walking 
distance. Other public transportation infrastructure in the area includes 
the rail station in the middle of the site. The station and railway cater for 
both passenger and freight rail. This therefore presents an opportunity 
for providing better connectivity for both people and possibly goods to 
main centres within and outside of Ekurhuleni such as the O.R. Tambo 
and the future Aerotropolis, Sandton and Johannesburg CBD to mention 
a few.
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FIGURE 27: LOCAL CONNECTIVITY 
& ACCESSIBILITY
Map reflecting the physical internal connectivity 

characterists of the site in question. 
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3.2 SUSTAINABLE TRANSPORT-FUTURE CONNECTIVITY & ACCESSIBILITY

Having assessed the existing movement network, it is also important to 
point out that there are currently various proposals that have already 
been made which if and when implemented are likely to have an impact 
on the Dunnottar precinct.

As the adjacent map reflects, the PWV16 is a proposed freeway running 
east-west across the Dunnottar precinct in the southern region of the 
site. This along with the proposed K136 as a secondary road running 
east-west in the northern portion of the site, would improve the site’s 
level of regional connectivity. Along with this, an interchange is proposed 
where the PWV16 will intersect with the Nigel Springs Road. It is 
important to note that the intersection points of the afore mentioned 
east- west linkages with the existing north-south linkages within 
Dunnottar present opportunity for nodal developments. The K181 and 
K161 are additional secondary roads proposed outside of the Dunnottar 
Precinct.

In terms of public transportation, the IRPTN is proposed just outside of 
the Dunnottar precinct to the west, with multiple stations along the route. 
As stated earlier in the report, the IRPTN station is a long-term future 
proposal. The development of the IRPTN “Feeder System” will improve 
the accessibility and permeability of the Dunnottar precinct in multiple 
ways, and the spin-off from this will be increased development and 
future transformation of the area, with multiplier effects.

In the short-term, reliance will be on the rail and local taxi’s from the 
surrounding areas to provide public transport services. 
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FIGURE 28: LOCAL FUTURE 
CONNECTIVITY & ACCESSIBILITY
Map reflecting the future physical internal connectivity for 

the site in question and surrounding areas.. 
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4.0 PRODUCTIVE SYSTEMS

Sustainable cities are productive cities. Cities facing economic decline 
and with limited growth, are likely to have an unsustainable future. 
Securing production relates to economic production (the production 
of jobs and incomes) as well as agricultural production (securing food 
production).

Economic production involves the development of new businesses and 
providing for jobs to create an employed and healthy population. Healthy 
cities require the development of productive economic regions. Given 
the significance of global competition, it is vital that Cities innovate and 
adapt to changes in the market.

Defining the competitive edge of particular regions and their 
infrastructure advantages are paramount to successful cities. It is vital 
therefore to retain, secure and expand, the productive capacity of cities, 
whilst adapting to new opportunities as a result of global markets and 
competition.

Agricultural production relates to securing access and availability of food. 
This includes ensuring that the all urban residents have access to a wide 
range of types of food in adequate quantities. Ensuring that areas are set 
aside for productive agricultural use within proximity to urban settlement 
is critical to food security.

Sustainable cities are diverse in land use providing for a range of 
opportunities. One of the most important of these is access to economic 
opportunity.
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FIGURE 29: PRODUCTIVE SYSTEMS
Graphics indicating elements that relate to the 

Productive Systems element. 
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4.1 PRODUCTIVE SYSTEMS- LAND USE

A key attribute of sustainably productive cities is that they offer diverse 
land-uses thus providing for a range of opportunities. The plan to the 
right reflects the general land-use categories that are currently applicable 
to the Dunnottar precinct as per EMM Database 2013. It must be noted 
that in cases where the land-use classification of the database was not 
consistent with what is on the ground, the existing land-use situation was 
applied.  

As the plan to the right reflects, the site is predominantly earmarked or 
serving as agricultural land or farms. This further supports the proposals 
of the earlier discussed Intensive Agriculture in Ekurhuleni report that 
identified the area as being ideal for agricultural purposes.

The eastern edge of the site is largely vacant however as the contextual 
assessment reflected,this land is currently leased by PRASA and as 
such, proposals have been made for the development of a factory for the 
manufacturing of new rolling stock of train carriages. 

North of the PRASA land is currently the location of a Military base. The 
base is currently operational however presently very isolated. While it 
is imagined that a level of discreteness is required for a military base, 
it is envisaged that the proposals of the precinct plan will find common 
ground in integrating the base with future developments in the area 
while still maintaining the level of discreteness it requires. 

One must also acknowledge and take note of the existing residential 
settlement on the western edge of the site. It is important to ensure that 
the proposals of the precinct plan accommodate and enhance the living 
conditions of this existing community. Adequate proposals must be made 
to integrate the existing community with the new development proposals 
as well as to better connect the existing residents with the greater EMM 
region. 

South of the existing settlement is a quarry that is no longer functional. 
International best practice provides examples of innovative ways where 
decommissioned quarries can be rehabilitated into functional spaces 
that bring added value to communities. The southern part of the site has 
been identified as having received an increase demand for the leasing 
of farming leases for commercial fish farming. It is envisioned that the 
precinct plan proposals would consider such possibilities within the 
Dunnottar area. 
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FIGURE 30: LAND USE
Map reflecting the proposed land-uses within the 

study area.

FUTURE DEVELOPMENT PROPOSAL
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4.2 PRODUCTIVE SYSTEMS- FORMAL ECONOMIC LAND USES

The adjacent map aims to highlight the existing and potential economic 
land-uses in the Dunnottar precinct. As evidenced by the map, 
agriculture can be regarded as the most prominent current economic 
uses. It is important to note that this is based on the existing farms 
and land parcels identified and regarded as having high potential for 
cultivation and recognised as agricultural land as per EMM data-sets.

As part of its proposals, the “Promoting Intensive Agriculture in 
Ekurhuleni (PIAE)” report, identifies the Nigel area as being ideal for 
the development of Urban Farms. It is important to note that while the 
proposals for urban farms is largely based on the ecological richness of 
the area, agricultural investment in an area that is on the outskirts of the 
city like Dunnottar, brings multiple benefits that include, an increase in 
employment and entrepreneurship opportunities as well the opportunity 
to grow the city and country’s agricultural export base.

The plan to the right also shows the proposed industrial development by  
PRASA on the eastern edge of the site. It is important to also understand 
that, while this may bring positive rewards to the area and city at 
large in terms of increased employment and revenue, a spin-off social 
challenge may be the competition for labour that may arise between 
the agricultural and industrial sectors. The PIAE report highlights that 
farm workers generally do not earn the same as industrial workers. As 
such, the location of the two industries close to each other may lead 
to an expectation among farm workers to earn wages that farmers may 
generally not be able to afford. The Coca-cola distribution centre on the 
southern boundary serves as the largest currently existing and functional 
industrial land-use within the boundaries of the precinct. 

It is important to also note the absence of commercial and retail uses 
within the precinct. As such, in considering the existing residential 
proposals for the area and anticipated population increase, the precinct 
plan needs to make adequate provision of land for commercial retail 
developments that will serve Dunnottar and its immediate surrounding 
areas.
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FIGURE 31: ECONOMIC LAND-USES
Map reflecting the economic land-uses within the 

study area.
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4.3 PRODUCTIVE SYSTEMS- EMPLOYED WORKFORCE

The employed workforce is considered to be people between the ages of
15 - 64 years of age who are currently employed. In order to analyse the 
employed workforce within and around Dunnottar, the Census 2011 data 
was mapped and is reflected in the map to the right. The adjacent map 
reflects the concentration of people that are employed.

As the map reflects, there is a low concentration of employed people 
within the precinct. This is however, attributed to the fact that currently 
there is little settlement within the actual precinct except on the northern 
and north-western edges. These two areas along with a portion in the 
north-eastern edge of the site reflect a high concentration of employed 
people.

Further to this, the map also reflects a greater concentration of people in 
neighbouring areas west and north- west of Dunnottar, when compared
to the areas to the east and south-east. This is attributed to the decrease
in settlements as one moves further along the periphery of the precinct.

C: SITUATIONAL ANALYSIS

FIGURE 32: EMPLOYED 
WORKFORCE 
Map reflecting the concentration of people within 

and around the study area, that are employed. 
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4.4 PRODUCTIVE SYSTEMS- SPATIAL ECONOMIC ASSESSMENT
C: SITUATIONAL ANALYSIS

A spatial economic assessment of the study area was conducted. The 
findings provided that the Dunnottar whilst Dunnottar may be located on 
the periphary of the Metropolitan, it offers some opportunities however, 
limited competitive. 

Some of the opportunities in the area include:

• The PRASA initiative which is a major industrial development 
project located on the eastern boundary of the Study Area. 
According to news reports the R1 billion development is intended to 
create 1 500 jobs.

• John Dube Village and Grootfontein which are residential 
developments bordering on the Study Areas with John Dube 
accommodating 14 000 housing units and Grootfontein possibly 
similar in size.  (This suggests potentially an additional population 
in the area of 100 000 people. 

• Substantial portions of the Study Area are under agricultural 
production and are viewed as having high agricultural potential. 

• Vacant and underutilised land areas are generally part of the 
wetland system and will not be developed in future. 

 

The Dunnottar area can be considered as having both a rural and urban 
spatial economy. The urban role of the Dunnotar Study Area will emerge 
as the population of the area grows through the development specifically 
of the John Dube and Grootfontein residential areas.  However, prior to 
these developments being well established there appears to be limited 
demand for a TOD or Mixed Use Precinct as currently proposed in the 
planning.  The upgrading of urban areas to the west of the study area 
(Tsakane, Duduza) should receive priority until such time as these 
developments are well established.  

The Dunnotar Study Area offers significant high potential agricultural 
land and wetland areas in a peripheral location.  The value of the Study 
Area can only be retained if the value of the ecosystem goods and 
services it offers is acknowledged.   In terms of ecosystem goods and 
services the area offers opportunities specifically for food  production 

and infrastructure (e.g. flood attenuation, water purification, and air 
quality). 
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5.0 QUALITY URBANISM

Quality Urbanism is about 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 
which is an essential ingredient of sustainable cities.

A key aspect of quality urbanism is encouraging density, compactness 
and complexity. This is a foundation for sustainable urbanism. Apart 
from land being understood as a scarce resource, density and compact 
environments are generative in nature and can yield a wider range of 
urban opportunity.

Density and compactness leads to complexity allowing a greater mix 
of land uses, shared spaces and services, and reducing the cost of 
infrastructure. The goal is to promote a particular pattern of fine grain 
urban form which is complex in profile, and which reduces the negative 
impacts of sprawl.

Mixed use environments increase the choices available to people, having 
the ability to live and work in an area. Providing the ability to access local 
needs is an essential aspect of sustainable urbanism.

C: SITUATIONAL ANALYSIS

FIGURE 33: QUALITY URBANISM
Graphics indicating elements that relate to the 

Quality Urbanism. 
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5.1 QUALITY URBANISM- ZONING

Good urbanism creates opportunity and facilitates choice. The plan to 
the right reflects the existing zoning within and around the Dunnottar 
precinct. According to the plan, the majority of the site is zoned 
Agriculture. However it must be noted that there have been applications 
for residential development on land zoned agriculture. While it is 
acknowledged that the Dunnottar precinct is considered highly suitable 
for agricultural purposes, there is still a need to incorporate various 
forms of residential within the precinct.

The eastern edge of the site is zoned special, therefore making the 
precinct suitable to accommodate the current proposal for industrial 
development by PRASA. Also on the eastern edge is a parcel zoned 
social services, which currently houses a military base. 

Special consideration must be given to the parcels currently zoned for 
mining purposes. Given that they are not active anymore, it is important 
for the precinct plan possibly assign alternative uses for the land. The 
graphics below give further detail regarding the percentage of land 
dedicated to each zone.

C: SITUATIONAL ANALYSIS

FIGURE 34: ZONING
Map reflecting the current zoning that applies to 

the site in question.

FUTURE DEVELOPMENT PROPOSAL
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5.2 QUALITY URBANISM- LAND OWNERSHIP

In terms of land ownership, the majority of land within the Dunnottar 
precinct belongs to multiple private owners. As such, this may pose a 
challenge when it comes to proposing development in the area.

However, several large tracts of land within the Precinct are publicly 
owned by both national and provincial bodies of the state. These parcels 
are located in the northern and eastern parts of the Study Area. The 
majority of the southern portion as well as parts of the eastern edge of 
the site are currently owned by the municipality, which is a considerable 
advantage when spatially targeting land for the implementation of various 
EMM driven development proposals. 

A large portion f land on the eastern edge of the site is owned by the 
Municipality however it has been leased out to PRASA on a long-term 
lease. Discussions relating to the industrial development proposed on 
that portion of land have already been presented in the earlier parts of 
this report. 

The Gauteng province owns portions of land within the Grootfontein 
development. However, some of the land that is owned by a private 
landowner is currently being transferred to Provincial Housing. 

C: SITUATIONAL ANALYSIS

FIGURE 35: LAND OWNERSHIP
Map reflecting land ownership within the study area 

in question.

Privately owned land that is currently being transferred to 
the Provincial Housing Department
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5.3 QUALITY URBANISM- LAND VALUE

The adjacent plan reflects land value mapped according to value per 
square meter. With a predominant portion of land within the site being 
arable and ecologically sensitive, most of the land is deemed to have a 
low value as it would generally be considered to be undevelopable thus 
have a low rates yield.

Land of higher economic value can be found to the eastern portion of the 
site within the existing Dunnottar settlement which is more built up and 
residents have more access to a greater variety of goods and services 
that exist.

The location of the new developments – John Dube and Grootfontein 
have the potential to impact on surrounding property values provided 
they are designed and developed both in a manner that is economically 
and aesthetically efficient.

Notwithstanding the above, cheap land is an opportunity that could be 
seized to embark on large scale developments that bring added value to 
the Dunnottar area and its immediate surroundings.

C: SITUATIONAL ANALYSIS

FIGURE 36: LAND VALUE
Map reflecting land value within the study area in 

question.
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6.0 SOCIAL INCLUSIVITY

Enhancing social inclusivity is a cornerstone principle of sustainable 
urbanism.

There are many aspects to social inclusivity, at the broadest level, this 
deals with the notion of people centred cities, whereby citizens have an 
active role in shaping their futures. Participation in decision making is, 
therefore, an essential aspect of social inclusivity.

The physical environment is an important influence in social well being 
and in fostering inclusivity. A fundamental part of social inclusivity 
is ensuring equity in the distribution of opportunity for all residents. 
Successful urban places are those that adequately address the needs 
of the widest range of society, with a particular emphasis on those with 
limited means - including the young and the old. A key determining 
feature of socially inclusive environments is the ability of an environment 
to cater for the youngest, and at the same time, oldest members of 
society. 

Creating physical environments that enhance quality of life, and which 
affords equal opportunities and enables integration is paramount to 
sustainable cities.

C: SITUATIONAL ANALYSIS

FIGURE 37: SOCIAL INCLUSIVITY
Graphics indicating elements that relate to the 

Social Inclusivity.



DUNNOTTAR PRECINCT: URBAN DESIGN PRECINCT PLAN
56

6.1 SOCIAL INCLUSIVITY- DEMOGRAPHIC

The info-graphics to the right reflect the demographic make up of the
Dunnottar precinct area based on census data. The current population 
for the entire area is 4470 people which translates to an approximate 
gross population density of 0.5 dwelling units per hectare. The majority 
of the population is female (Census, 2011).

The population is predominantly middle aged with only 35% of the 
population being employed, thus highlighting the need for increased 
employment opportunities within and around the precinct. Further to 
this, the majority of the population (55%) is considered to be low income 
while 32% is considered to be middle income (Census, 2011).

With only 8% of the population being in possession of a higher 
education, the population within Dunnottar can be viewed as being 
in need and well suited to industrial and agricultural development job 
opportunities (Census, 2011).

C: SITUATIONAL ANALYSIS

FIGURE 38: DEMOGRAPHIC 
INFOGRAPHIC
Infographics reflecting the demographic profile of 

the study area in question (census, 2011). 
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6.2 SOCIAL INCLUSIVITY- EDUCATION

The adjacent map reflects consistency with the fast facts highlighted in 
the preceding page as it shows the concentration of people with a higher 
education. As the plan reflects, most people with a higher education are 
located within existing Dunnottar and Sharon Park settlements. 

Although there are existing settlements to the west of the Dunnottar 
precinct, they do not reflect a high concentration people with a higher 
education, thus possibly reflecting a population with a generally low 
education level.

As such it is important that the precinct plan proposals for Dunnottar, 
include strategies for improving the current access to higher educational 
facilities, thus allowing the community an opportunity to improve their 
level of education.

C: SITUATIONAL ANALYSIS

FIGURE 39: EDUCATION 
Map illustrating the concentration of people with an 

education post Matric.
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6.3 SOCIAL INCLUSIVITY- POPULATION WITH NO SCHOOLING

The adjacent map reflects consistency with the assumptions made in 
the previous section regarding the level of education of the communities 
west of the Dunnottar precinct. The plan highlights a high concentration 
of people with no schooling at all in the settlements east of the Dunnottar 
precinct. At the same-time it must be noted that the map also reflects 
pockets within the Dunnottar that have a concentration of people 
without any schooling. As such, considering the academic profile of 
the population, it may be worthwhile to look into proposing educational 
facilities or training centres within Dunnottar precinct as a means of 
improving the community’s literacy and in essence ability/ potential to 
earn.

C: SITUATIONAL ANALYSIS

FIGURE 40: NO SCHOOLING
Map illustrating the concentration of people 

without any formal schooling. 
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6.4 SOCIAL INCLUSIVITY- ACCESS TO EMERGENCY SERVICES

Police and Fire stations are considered emergency services and as such 
it is important for residents in different communities to be able to easily 
access such services, but even more for the police and firemen to able 
to access various settlements easily.

As such, the plan to the right reflects the location of police and fire 
stations, with a 5 and 10 minute walking radius around them. These 
have been overlayed onto a base that shows population concentration 
so as to establish the level of access that is available to the various 
settlements in and around the Dunnottar precinct.

As the plan reflects, the current Dunnottar settlement has adequate 
access to a local police station. However in terms of the fire station, while 
there may be a fire station west of the precinct, the deficiencies of the 
current road network in terms of its permeability would hinder the rate/
speed at which the fire department could respond to any emergencies 
within the Dunnottar precinct.

C: SITUATIONAL ANALYSIS

FIGURE 41: EMERGENCY SERVICES
Map illustrating the location and access to 

emergency services within and around the site in 

question.
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6.5 SOCIAL INCLUSIVITY- ACCESS TO HEALTH FACILITIES

As with the preceding section looking at access to emergency services, 
the same approach was adopted with Health facilities. As the plan 
reflects, there are no hospital facilities both within the actual Precinct 
area as well as within its immediate surroundings.

However, there a numerous clinics within a reasonable vicinity to the
Dunnottar precinct. Nevertheless it must be pointed out that absence 
of a hospital facility within and around the precinct would prove to be a 
challenge in cases of emergencies.

C: SITUATIONAL ANALYSIS

FIGURE 42: HEALTH FACILITIES
Map illustrating the location and access to health 

facilities within and around the site in question.
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7.0 SUSTAINABLE SERVICES

Understanding that the planet’s resources are finite and limited is a 
primary starting point for sustainable urbanism. Sustainable services are 
based on the use of appropriate forms of energy, minimising waste and 
adaptive use and harvesting of by-products.

There are various aspects to enhancing sustainable services such 
as reducing carbon emissions through energy efficiency and the 
introduction of new technologies such as solar panels, wind turbines etc.

Other dimensions include reducing the consumption of water and 
including the harvesting of rainwater. Reducing waste and promoting a 
culture of recycling is an important aspect of sustainable urbanism.

Developing more compact and dense environments as part of 
sustainable urbanism also assists by maximising the use of services. 
As part of good urbanism, the incorporation of green architecture in 
reducing the energy requirements through passive design is also an 
important aspect of sustainability.

C: SITUATIONAL ANALYSIS

FIGURE 43: SUSTAINABLE 
SERVICES
Graphics indicating elements that relate to the 

Sustainable Services
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7.1 SUSTAINABLE SERVICES- ACCESS TO SERVICES

Access to bulk services such as sanitation, water and electricity are 
considered as basic services that all settlements need to have. The 
series of plans to the right reflect the level of access to various services 
available to communities in and around the Dunnottar Precinct.

Based on census data, access to water was deemed to be where people 
have running water within their units. Based on this standard, it was 
found that the majority of residents within and around the precinct have 
adequate access to water. However, the Water Systems master plan 
provides that, The capacity of the Dunnottar LL reservoir is insufficient to 
accommodate the anticipated growth in the zone. An additional reservoir 
is required. The Dunnottar LL reservoir is supplied from RW2636 via 
a 4 200m x 600mm bulk supply pipeline. Since the Dunnottar HL 
reservoir is filled from the Dunnottar LL reservoir, this pipeline should 
have sufficient capacity to accommodate the flow required to fill both 
Dunnottar LL and HL. As such, a booster pump is required for when 
there is not sufficient pressure in the Rand Water system to achieve the 
flow in the 600mm pipeline. 

In terms of sanitation, adequate sanitation was deemed to be where 
residents have a flush toilet in their units. As a result by mapping the 
relevant census data, it was deemed that the majority of residents within 
the precinct and its immediate surroundings have adequate access to 
sanitation. However, the Sewerage System Master plan provides that 
while the existing infrastructure may be sufficient, there is need for 
increased capacity to accommodate future growth. The Master Plan 
makes adequate and extensive plan for improvement of the sewer 
capacity in the area. 

The assessment of the level of access to electricity reflected slightly 
unexpected results. Having established the benchmark for access to 
electricity as being, where residence at least have electricity for lighting 
purposes, a large number of settlements where found to have no access 
to electricity. 

When compared to other services, it was found that there is a greater 
backlog in the provision of electricity to settlements within and around 
the precinct as compared to other bulk services such as water and 
sanitation.

C: SITUATIONAL ANALYSIS

FIGURE 44a: ACCESS TO WATER
Map reflects the concentration of people with NO 

access to water in and around the study area in 

question.

FIGURE 44b: ACCESS TO SANITATION
Map reflects the concentration of people with NO access to 

sanitation in and around the study area in question.

FIGURE 44c: ACCESS TO ELECTRICITY
Map reflects the concentration of people with NO access 

to electricity in and around the study area in question.
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7.2 SUSTAINABLE SERVICES- WATER INFRASTRUCTURE CAPACITY

While the preceding section reflected the current level of access to bulk 
services, it is important to also consider the level of capacity the existing 
infrastructure within the Dunnottar precinct has to accommodate any 
additional growth within and around the area. 

The adjacent map reflects that the majority of settlements outside 
the precinct, do not have spare water capacity for any additional 
development. However the two main settlements within the Dunnottar 
precinct namely Prosperita and Dunnottar, potentially have capacity to 
accommodate additional development. 

There is nevertheless a need for more detailed studies that will quantify 
both the existing available capacity as well as that which is needed to 
accommodate additional growth within the precinct.

C: SITUATIONAL ANALYSIS

FIGURE 45: WATER INFRASTRUCTURE
Map reflects the capacity of the existing water infrastructure 

within and aorund the study area in question. 
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7.3 SUSTAINABLE SERVICES- SEWER INFRASTRUCTURE CAPACITY

As with preceding section looking at water capacity, figure 41 reflects the 
sewer infrastructure capacity within the precinct. As the plan reflects, 
there is no spare sewer capacity to accommodate additional growth to 
the Dunnottar precinct and its immediate surroundings. It is important 
note that findings presented regarding the bulk infrastructure within and 
around the precinct are in-line with the EMM infrastructure and service 
backlog study. As such should the precinct plan propose any additional 
development within the Dunnottar precinct, adequate proposals for 
infrastructure delivery project would need to also be factored into the 
design.

C: SITUATIONAL ANALYSIS

FIGURE 46: SEWER INFRASTRUCTURE
Map reflects the capacity of the existing sewer infrastructure within 

and aorund the study area in question. 

N.B.
• At the time of the production of this report, no data regarding electricity capacity 

was available. 
• Capacity of all bulk infrastructure will however, be a project identified in the 

implementation phase. 
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SYNTHESIS OF ISSUES
D: DEVELOPMENT PERSPECTIVE

The adjacent figure presents a synthesis plan that serves as a synopsis 
of the situational analysis. The plan highlights broadly some of the 
opportunities that the site presents based on the findings of the 
situational analysis. These include:

• In terms of physical connectivity, the combination of the existing 
and proposed movement routes, presents an opportunity to 
improve the connectivity of the site to the broader region, as well as 
to improve its internal permeability

• Key road intersections as reflected on the map, are ideal for the 
development of land-use activities that rely on high exposure

• The ecological corridor is viewed as an opportunity to integrate 
to the design rather than a constraint, as is often the case when 
confronted with green systems.

• The rail station is viewed as an opportunity to maximise on its 
transport function by promoting increased densities and mixed-use 
TOD developments around the station.

• The proposed rail spur provides an opportunity of integrating the 
industrial development with the main rail route and in essence the 
greater EMM region.

• The northern portion of the site where the Grootfontein site is 
proposed is viewed as being ideal for development that will relate to 
the ecological corridor.

• Nigel Springs road is viewed as being opportune for the application 
of the beads on a string concept with key developments framing the 
road and nodal opportunities at the key intersections.

• The greater southern portion of the site is identified as being 
opportune for the appropriate greenfield development proposals.

• Special attention will need to be given to various development 
interface such as the railway and existing residential area.

• A Cemetery site was identified as being a need in the strategic 
assessment phase however, after careful consideration of this 
proposal, it was agreed that the area outside the Urban Growth 
boundary should rather be considered for a future cemetery site. 

The section that follows, builds on these proposals to formulate a 
strategy for the precinct.

FIGURE 47: LYNCH ANALYSIS
Graphic reflecting the synthesis of issues identified as part of the 

Status Quo.
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INTRODUCTION TO SECTION

Dunnottar represents a greenfield opportunity zone. It is critical that the 
vision proposed for Dunnottar sets the foundation for future planning 
in the area and carefully considers all the issues identified through this 
process.

Considering the importance of the Study area, a Charrette was held with 
the client body on the 21st September 2016 to co-create a more tangible 
vision for the Dunnottar area.

The purpose of the Charrette was to facilitate a very interactive 
“brainstorming” session in respect of the Dunnottar Precinct, towards 
formulating a vision for the area, which will serve as the basis for the 
formulation of strategies and proposals for the precinct. Further to the 
purpose indicated above, very clear tangible outcomes of the Charrette 
were defined.

These were as follows;
• Present the findings of the Status Quo assessment and identify any 

new issue/s that were considered significant in the development of 
the conceptual plan;

• Develop associated strategies and vision for the Dunnottar area;
• Develop a conceptual plan with the client body.

The image on the right reflects the team involved in developing the 
conceptual plan for the Dunnottar area. The grouping of people was 
made up of the Roads Planning Department, Spatial Planning Division, 
Environment , CCC Planning Office and the planning consultants, Iyer.

E: CONCEPTUAL VISION

FIGURE 48: CHARRETTE IMAGE
Image reflecting the design charrette process
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CONCEPT VISION POSITION

The plan on the right reflects the conceptual vision plan prepared at 
the charrette. Considering that Dunnottar is located on the outskirts of 
Ekurhuleni Municipality adjacent to Lesedi Municipality, and that more 
direct connections to the other main centres will be far into the future, 
the overarching vision for Dunnottar is therefore to create an area that is 
self sustaining and not reliant on the other major centres for economic, 
residential and social amenity.

Based on the above, the conceptual plan indicates the immense 
opportunity the study area possesses, where potentially new economic, 
residential, recreational and social opportunity are proposed. In order 
to achieve this, the following strategies below have been proposed to 
unlock Dunnottar development potential. The strategies are as follows:

1) CREATE A COMPLETE PRECINCT THAT IS SELF SUSTAINING:
The intention is to ensure that Dunnottar is self sustaining and not 
reliant on support facilities and services from areas outside its boundary. 
Considering the approval of John Dube, Grootfontein and Dunnottar Ext 
7 and 8 manufacturing industry, the area has development momentum 
and therefore the strategy is capitalise on this and ensure additional land 
use opportunities are complimentary and are created within, and are 
within a suitable walking distance to new and future residents.

2) ESTABLISH A NETWORK STRUCTURE FOR NEW GROWTH
The movement network is a critical component of any development. 
This strategy aims to strengthen Dunnottars connectons to other existing 
neighbourhing developments by obeserving all future proposals i.e. “ P” 
and “K” routes. This will also help improve connectivity of and within the 
area as well as help create choice and opportunity within the site. 

3) DEVELOP A RESOURCEFUL GREEN NETWORK
The thirds strategy aims for the establishment of a green network that 
presents multiple opportunities to the community, being seen as more of 
an asset than a restriction in the area. The strategy also provides for the 
creation of various recreational facilities that ininclude the rehabilitation 
of the existing quarry into a park. The ecological make up of the study 
area is also viewed as being an opportune integrator of the study area 
and its surroundings. 

E: CONCEPTUAL VISION

FIGURE 49: CHARRET SKETCH
Graphic reflecting the initial conceptual sketch from 

the charrette
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CONCEPT VISION POSITION
E: CONCEPTUAL VISION

FIGURE 50: PRECINCT CONCEPT
Precinct conceptual framework

 4) ESTABLISH POLY-CENTRIC NODES THAT CONTAIN ESSENTIAL SERVICES THAT 
PROMOTE ECONOMIC OPPORTUNITY 
Understanidng the earlier mentioned need for the Dunnottar to be a 
self-sustaining area, along with the anticipated population increase in the 
area, the fourth strategy proposed the establishment of poly-centric node 
that will promote economic and civic opportunities within the area. 

5) DEVELOP A TOD NODE AT STATION
The fifth strategy promotes the development of a TOD node at the 
current, as a means of taking advantage of the existing rail infrastructure 
and current development initiatives by PRASA to upgrade various 
stations around the country. 

6) DEVELOP RESPONSIVE RESIDENTIAL TYPOLOGIES
The concept acknowledges the challenge that housing provision in 
the country currently is and thus proposes as the sixth strategy, the 
development of responsive residential typologies. This will provide 
choice  for residents as well as promote the development of integrated 
communities in the area. 

7) ENCOURAGE AN INTERFACE ZONE ALONG R51
The last strategy for the Dunnottar area is to establish an interface zone 
along Nigel Springs road. It is proposed that business and mixed-use 
opportunities be developed in this area due to the high visibility the area 
would offer from the road. 

The graphic to the right presents the proposed spatial concept for the 
Dunnottar area inline with the proposed strategies. It is important to note 
at the outset, that the conceptual plan presented is a conceptual vision 
plan to illustrate the intent and as such, road and land-use proposals 
reflected are merely indicative. A more detailed framework will be 
presented in the following sections. 
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A COMPLETE & SELF-SUSTAINING PRECINCT
F: DEVELOPMENT FRAMEWORK

This section represents the Development Framework for the Dunnottar 
Area. The framework has been developed based on the findings of the 
situational analysis and seven key development strategies proposed 
for the area presented in the preceding section. The framework will 
be presented over the following pages in layers, aligned to the seven 
strategies proposed for the area. This will help illustrate how the 
objective of each strategy is translated spatially. 

The first strategy and proposal for the framework is aimed at ensuring 
that Dunnottar becomes a self-sufficient settlement that is not reliant on 
support services and facilities that are located outside of its boundaries. 
When considering the approval of John Dube, Grootfontein and 
Dunnottar Ext 7 and 8 manufacturing industry, it is evident that the 
area has development momentum and therefore it is important for the 
framework to capitalise on this and facilitate the delivery of additional 
land use opportunities that are complimentary. 

With this momentum in the development of the settlement it is important 
that the framework provides the foundation for a walkable, complete and 
sustainable settlement to be realised. As such the framework aims to 
ensure that Dunnottar contains;

• Diverse Economic Activity
• Various Social Amenities that are easily accessible to all residents
• Sustainable services
• Agriculture- Food production
• A Hierarchy of functional Open spaces that provide multiple 

recreationala and ecological benefits to the residents. 

Whilst there are other areas in proximity to Nigel CBD, Springs etc, the 
intention as indicated above is that of ensuring Dunnottar caters for the 
local needs that will be the result of the anticipated population increase 
in the area. This will be inline with the concept of a polycentric urban 
structure and strategies of the Gauteng Spatial Development Framework 
(GSDF) that provides for the development of different nodes that provide 
different offerings for the community, within a walking distance.

John 
Dube

Grootfontein

Dunnottar Ext 
7 & 8

FIGURE 51: PRECINCT CONCEPT
Image of precinct conceptual sketch 
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ESTABLISH A MOVEMENT NETWORK STRUCTURE FOR NEW GROWTH
F: DEVELOPMENT FRAMEWORK

The core aspect in the growth of any settlement is the network structure 
upon which it is founded on this. This is reperesented by the movement 
network of the settlement. The movement network is meant to ensure 
that the settlement is both accessible in terms of if it being connected 
to neighbouring areas and the greater city or region at large, and 
permeable in that local residents need to be able to navigate in and 
around the settlement easily. 

A good network structure, provides choice and opportunity to the 
residents of a settlement as it serves as the base on which the location 
of landuses can be proposed in a manner that ensures all residents are 
able to access the diverse services and facilities they may require easily 
within reasonable proximity. 

Based on this and inline with the strategy of establishing a network 
structure for new growth, the framework acknowledges all future 
proposal of both P and K routes and identifies these as being the main 
regional connectivity routes that link the Dunnottar site to the greater 
Metropolitan area. Building on this, a more connected lattice within the 
study area is proposed with the provision various existing and proposed 
lower order roads that will facilitate more ease of movement and choice 
for residents of the area. This also allows for the area to be more 
permeable and offer greater choice to residents, by allowing them to 
access to diverse social, economic, or recreational within the area.   

The framework also acknowledges the opportunity the existing rail line 
presents to the site in terms of possibly serving both a commuter and 
freight function. It is important to note that while the road network may 
traverse rail crossings and possibly some wetland area within the site, it 
is recommended that these be adequately engineered at a more detailed 
design stage to limit the crossings as well as maintain ecologically 
sensitive areas. The use of culverts or bridge crossings is also proposed 
as a means of mitigating any impact on the ecological function of the 
area. 
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FIGURE 52: MOVEMENT NETWORK STRUCTURE
Plan of the proposed movement frames
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DEVELOP A RESOURCEFUL GREEN NETWORK
F: DEVELOPMENT FRAMEWORK

The framework acknowledges the finidings of the detailed vegetation and 
ecological assessment that was carried out on the site. 

By appyling a precautionary buffer to all wetlands and water-courses, the 
framework identifies the areas green network as being opportune and 
thus aims to capitalise on the opportunity that exists to develop the green 
network into a parkway open space with supporting NMT infrastructure 
within the area. 

The idea is for the green network to be viewed as a valueable asset for 
the site, so as for it to become something that integrates the site than 
fragment it. It is envisioned that buildings will be oriented along the 
parkway, so it becomes a key recreational asset to the community.

While quarry’s are often viewed as potentially undesirable voids or scars 
in the urban landscape, it is proposed that the exsiting quarry site be 
transformed into a recreational and agricultual space with a water body 
as reflected in the image on the following page.

In terms of meeting environmental requirements of the Bioregional Plan 
and the GEMP, the strategies proposed for Dunnottar align and consider 
the various compatible land uses and requirements, thus allowing for 
portions within Dunnottar to facilitate ecological support. 

The findings by Kinvig and Associates recommend the use of open 
space as an ecological integrator, thus supporting the proposal of an 
Open Space System. In order to maintain these grasslands and wetland 
areas the local municipality is to provide the appropriate management 
systems and infrastructure needed to preserve the natural state of the 
environment free of overgrazing and sewerage leakage. 

It is also important to note as previousluy stated in the report, some of 
the land considered to be of ecological importance has already been 
transformed for industrial use for instance the Prassa Rolling stock yard. 
As such so whilst the overall framework is in keeping with the Gauteng 
Environmental Management Framework and the EMM Bioregional 
Plan, of creating a recreational, agricultural zone, there are current set 
of projects, approved or currently being implemented that somewhat 
conflicts with this position.
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FIGURE 53: GREEN NETWORK
Plan reflecting the proposed network
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DEVELOP A RESOURCEFUL GREEN NETWORK
F: DEVELOPMENT FRAMEWORK

FIGURE 54: TRANSFORMED QUARRY AND AGRI-
RESIDENTIAL SITES

Proposed rehabilitated Quarry and Agri-Residential sites
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ESTABLISH POLYCENTRIC NODES THAT CONTAIN ESSENTIAL SERVICES THAT PROMOTE ECONOMIC OPPORTUNITY
F: DEVELOPMENT FRAMEWORK

Acknowledging the anticipated population growth within the Dunnottar 
area in the near future, the establishment of small local scale nodes that 
contain essential services that will promote the development of economic 
opportunities within the area is proposed. It is important to note that 
the proposed nodes will not be of a scale to compete with the nearby 
Nigel CBD. Rather the nodes will be at a more local level and provide a 
different offering for the Dunnottar residents. 

As reflected in the adjacent graphic, the framework proposes the 
development of an Agri-Industrial Hub located on the southern edge 
of the study area. It is invisioned that the Agri-industrial hubs will 
accomodate uses such as fish farming and other business uses that are 
permitted within Ekurhuleni Scheme. In light of the above, a business 
plan would need to be developed with the local community so as to 
assist in encouraging businesses support for these initiatives. 

The framework also proposes the location of local nodal centres at key 
junctions to facilitate easy access by users. In line with this, a mixed-
use node is proposed in the centre of the study area. On the eastern 
end of the study area, the extension of the existing Industrial activity is 
proposed as a way of promoting the development of more employment 
and economic opportunities within the area.

As a way of capitalising on the agricultural protential of the area, 
Intensive Agriculture is proposed south of the mixed-use node. This 
will also serve as a way of making sure the land is more productive 
and that it is not only used for one form of agriculture, but rather 
diverse agricultural products may be explored. In support of the future 
Agricultural prospects of the area, the development of a lifestyle market, 
where local farmers can sell some of their produce and thus contribute 
to boosting the local economy. 

There is also further opportunity to develop business opportunity on 
either end of the PWV 16 once it is established. The graphics on the 
following page reflect examples of what the Mixed-use as well as Agri- 
industrial area could potentially look like. 
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FIGURE 55: 
PROPOSED POLYCENTRIC NODES
Map reflecting the proposed polycentric nodes 

within Dunnottar
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ESTABLISH POLYCENTRIC NODES THAT CONTAIN ESSENTIAL SERVICES THAT PROMOTE ECONOMIC OPPORTUNITY
F: DEVELOPMENT FRAMEWORK

FIGURE 56b: 
PROPOSED AGRI-INDUSTRIAL
Illustration of proposed Agri-industrial 

development

FIGURE 56a: 
PROPOSED MIXED-USE NODE
Illustration of proposed future mixed-use node
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DEVELOP A T.O.D AT STATION
F: DEVELOPMENT FRAMEWORK

One significant opportunity within the study area is to capitalise on the 
existing rail infrastructure while also improving its level of connectivity 
to the greater metropolitan region, by developing a Transit Oriented 
Development (T.O.D) where the existing rail station is located. 

This proposal would benefit the Dunnottar area by providing added 
choice for residents in terms of public transportation. The rail is also 
seen as an opportunity for local farmers and businesses to transport 
their goods and produce to and from other areas within the Metropolitan. 

The Passenger Rail Agency of South Africa (PRASA) is currently running 
a station upgrade programme known as The National Station Upgrade 
Programme. It mainly involves infrastructure improvements, for example, 
the building of new foot bridges, walkways and new ticket offices, 
refurbishment of entrance facades, ablution and waiting areas as well as 
the resurfacing of platforms at various rail stations across the country. In 
addition, the programme takes care of the building and development of 
exciting new commercial and entertainment spaces at stations. 

PRASA’s investment into stations through this programme is largely 
dependent on the activities surrounding the station. As such the T.O.D 
capitalises on this current initiative and will allow for the development 
of activities around the station that will also bring about social and 
economic improvement in the area. The T.O.D is meant to incorporate a 
mixture of uses that include social and economic related uses as well as 
high density residential opportunities in the form of 4 storey walk-ups. 
It must also include the provision of urban spaces with trading areas 
thus providing opportunities for local residents to run small scale trading 
business’s. 

It is important that the design of the T.O.D precinct be in a manner 
that is true to the African context in which the site is set, reflecting a 
theme of African Urbanism. It is also critical that the T.O.D precinct 
is well connected to the surrounding land-use through relevant NMT 
infrastructure. The graphic that follows reflects a conceptual illustration 
of what the T.O.D precinct could look like.  
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FIGURE 57a: 
PROPOSED T.O.D NODE
Map reflecting location of proposed T.O.D node
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DEVELOP A T.O.D AT STATION
F: DEVELOPMENT FRAMEWORK

FIGURE 57b: 
PERSPECTIVE PROPOSED T.O.D NODE
Graphic reflect a perspective illustration of the proposed T.O.D node.
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DEVELOP RESPONSIVE RESIDENTIAL TYPOLOGIES
F: DEVELOPMENT FRAMEWORK

Acknowledging that there is a range of housing opportunities that can 
be developed within the study area, the development of responsive 
residential typologies is proposed. Currently there are existing proposals 
within and just outside the study area that have catered for the 
affordable market such as the John Dube Precinct. 

However the framework proposes the development of diverse housing 
densities and the development of an Agri-Residential typology. This 
typology is meant to provide an alternate lifestyle for affording residents, 
whereby they are able to engage in subsitance farming as they would live 
on larger plots. The graphic on the following page, conceptually depicts 
what this could potential look like. 

It is also proposed that in establishing residential opportunities, higher 
residential densities be promoted along higher order routes. In order to 
capitalise on the ecological assets of the study area, it is also proposed 
that in design, buildings are oriented towards the ecological open space 
network.

With the projected increase in residential development in the area, 
it is important to also give consideration to the provision of civic and 
social facilities within the area. As such it is proposed that appropriate 
educational facilities clustered with the residential parcels as in the case 
of Cornubia be investigated at a more detailed planning and design level. 
This will bring about a more sustainable approach to the provision of 
social facilities by moving from the one site per use approach.
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FIGURE 58: 
PROPOSED RESIDENTIAL OPPORTUNITY
Map reflecting the proposed residential development 

opportunities in the study area
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DEVELOP RESPONSIVE RESIDENTIAL TYPOLOGIES
F: DEVELOPMENT FRAMEWORK

FIGURE 59: AGRI- 
RESIDENTIAL
Graphic reflecting proposed typologies for 

Agri-residential
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ENCOURAGE AN INTERFACE ZONE
F: DEVELOPMENT FRAMEWORK

One of the key interventions aims to maximise on the exposure afforded 
to the land flanking the R51 in the northern region of site, by proposing 
it for Mixed-use developments. The intention is for the mixed-use 
developments to serve as an interface zone along the R51 and a buffer 
between the high order road and residential development. 

Mixed-use developments are proposed because this allows for 
businesses, retail or offices that require good exposure from major 
routes.
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FIGURE 60: INTERFACE ZONE
Map reflecting the proposed interface zone
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IDENTIFYING THE CATALYTIC PRECINCT
G: IMPLEMENTATION

It is critical to ensure that a proper approach to the phasing of Dunnotar 
is developed in order to prioritise where investment will be directed 
towards. Dunnotar is significantly large and therefore it is impractical to 
think that development is suddenly going to occur in all places within 
the study area. A carefully considered approach in the phasing of the 
development is crucial and therefore only a catalytic development will 
spark subsequent phases in the area. The key then is to find this initial 
catalytic development precinct.

Based on the outcomes of the study, it is clear that the existing station 
offers an immense opportunity to restructure the area and organise 
new growth around it. With the Dunnotar station already identified by 
Prasa for their National Station Upgrade program where the program 
focuses on maintenance and cosmetic improvement, station branding 
and precinct design, it is the most logical precinct for  redevelopment in 
order to transform it into a Transit orientated node (Phase 1a). 

The land to the east of the station within the Dunnotar study area side 
has been identified for affordable housing and together with Provincial 
Housing, the release of housing with economic opportunity in the vicinity 
of an existing transport node, will complement each other. It goes 
without saying that the areas around the TOD site must also be released 
in tandem to facilitate increased ridership of commuters to the station 
hence Phase 1b, 1c, 1d have been proposed. This then will be followed 
by Phase 2 which is predominately residential with the expansion of the 
existing Industrial zone also considered in Phase 2.

All other phases must then only be released when there is enough 
demand for those particular uses for instance the Mixed use centre- 
Phase 7 must be held until there is sufficient densities in the precinct to 
support the new economic node. The PWV 16, a future planned mobility 
route will only unlock Phases 8 and 9 well into the future however there 
may be current applications within Phase 9 that could be considered in 
the immediate and short term.

Essentially the phasing is not prescriptive however considering that 
Dunnotar is an isolated large greenfield area on the borders of Ekhurleni 
Municipality, Phase 1a is seemingly the only logical phase that can be 
released now until such time where there is adequate demand to realise 
the full vision.
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FIGURE 61: DEVELOPMENT 
FRAMEWORK- PHASING PLAN
Map reflecting the proposed phasing plan 

for the development framework
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IDENTIFYING THE CATALYTIC PRECINCT
G: IMPLEMENTATION

The plan to the right reflects the T.O.D precinct which has been 
identified as the catalytic precinct for the Dunnottar Study area. This 
precinct is proposed as the catalytic precinct mainly because of the 
existing development interest around the current rail station. 

As stipulated in the preceding section, PRASA is currently conducting a 
programme that involves the upgrade of various rail stations around the 
country. The plans for the area surrounding the station play a key role in 
determining whether or not PRASA will or will not invest in the upgrade 
of the station. 

Apart from the potential investment from PRASA, the decision to identify 
the T.O.D node as the catalytic precinct, is also influenced by the fact 
that there are already a number of residential initiatives planned by the 
province in the near future and this will bring about an increase the 
threshold in the area. As stipulated in the situational analysis, Dunnottar 
is situated far from the key main centres of the Metropolitan and will not 
be adequately serviced by the future IRPTN project. 

As such the upgrade of the rail station precinct and development of 
a T.O.D node providing multiple social and economical facilities and 
opportunities will prove beneficial for both the current and future 
population of the area. 

T.O.D PRECINCT

Open Space/ Park
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Road Reserve

FIGURE 62: CATALYTIC PRECINCT
Figure reflecting the proposed catalytic precinct
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UNPACKING THE CATALYTIC PRECINCT: MOVEMENT
G: IMPLEMENTATION

The graphic to the right, shows the proposed movement network for 
the catalytic precinct. As stated earlier, the movement network is an 
essential component of any settlement. It is important that the movement 
network offers choice and allows the entire precinct to be easily 
accessible and permeable for both residents and individuals who may be  
foreign to the environment. 

As relfected in the graphic,  grid street pattern and block structure 
is proposed to enable easy navigation and access of and through 
the precinct. A range of road reserves ranging between 16m - 35m 
depending on the use of the road. The design of all roads must be 
premised on complete street principles, thus making provision of various 
NMT infrastructure such as pedestrian  and cycle lanes, as well as street 
furniture in areas where deemed approrpiate. 

Traffic calming measures such as the provision of street humps, raised 
intersections or different textures treatment must be applied in areas of 
high pedestrian traffic and at key junctions. 

The catalytic precinct also offers choice in regard to movement through 
the existing rail infrasftructure. There are two tracks tracks running 
through the precinct. One of these is for passengers while the other is 
a freight line. This improves the study areas connectivity to the greater 
metropolitan region and in essence will allow future residents the choice 
of possibly obtaining employment outside the Dunnottar in areas that are 
accessible by rail. 

The development of a taxi rank within the catalytic precinct is also 
proposed as a way of improving the local accessibilty of the T.O.D 
precinct. 
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FIGURE 63: CATALYTIC PRECINCT 
MOVEMENT NETWORK
Figure reflecting the proposed movement network 

for the catalytic precinct
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UNPACKING THE CATALYTIC PRECINCT: LAND-USE & SUB-DIVISIONS
G: IMPLEMENTATION

The proposed land-uses for the catalytic precinct are in-line with the 
common T.O.D principles. T.O.D precincts are meant to be compact, 
with high residential densities, diverse land-use activities. They are 
also meant to be highly walkable environments, prioritising pedestrian 
movement. 

The adjacent land-use and sub-division plan proposes the development 
of a pedestrian bridge that spans across the railway linking two feature 
public squares as the core of the catalytic precint. A social facility to 
be determined based on the need in the area is also proposed in the 
core of the site. The aim is for the social facility to be designed fronting 
the public square.  The public square will serve as a multi-functional 
space, as it will be a place where informal traders can be accomodated, 
community gatherings and events can take place. 

Mixed-use developments are proposed on the sites framing the core 
of the precinct. It is proposed that these be developed as buildings 
with a maximum height of four storeys. Here the ground floor may be 
developed for commercial or business purposes, while the upper floors 
may be developed as residential apartments. 

The precinct is must be developed in such a way that the intensity of 
development graduates down as one moves away from the core. Such 
the adjacent plan proposes that the rail be framed by high density 
residential apartments in the form of four storey falk-ups. As one moves 
away from the core, residential development is still proposed, however at 
lower densities or intensity. 

Business uses are proposed on the western edge of the precinct, 
framing the public square and also complimenting the existing uses in 
the area. A taxi rank has also been proposed near the rail station on 
the Dunnottar residential side together with a public square in line with 
T.O.D principles that promote the agglomeration of different mode of 
transportation. 

It is anticipated that with the expected residential densities, the precinct 
will grow to be a very vibrant small neighbourhood node and place of 
transit and local formal and informal business’s.
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FIGURE 64: CATALYTIC PRECINCT 
LAND-USES
Figure reflecting the proposed land-uses within 

the catalytic precinct
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UNPACKING THE CATALYTIC PRECINCT: POTENTIAL BUILT-FORM
G: IMPLEMENTATION

The plan to the right reflects the potential built-form foot print for 
development within the entire catalytic precinct. As stated in the 
preceding section, the development intensity is meant to be reduced as 
one moves away from the core. as such the larger buildings are to frame  
the public squares and railway tracks. 

Important to note is also how the blocks are arranged in a perimeter 
block-form, with the buildings framing the street. This allows for 
improved surveillance of public spaces and local streets. It also allows 
for parking to either be restricted to the courtyard area created by each 
block, or in cases where the demand for parking is very high, basement 
parking may be provided. 

In order to bring about more character and interest to some of the 
buildings and overall environment, architectural accentuation and 
building facade treatment is proposed on key buildings within the 
precinct. 
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FIGURE 65: CATALYTIC PRECINCT 
POTENTIAL BUILT-FORM
Figure reflecting the potential built-form for the 

catalytic precinct
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UNPACKING THE CATALYTIC PRECINCT: PUBLIC SPACE
G: IMPLEMENTATION

The plan to the right proposes a network of public spaces be 
incorporated within the design and development of the precinct. Public 
spaces can be classified into hard or soft spaces. The main hard spaces 
proposed for the precinct are the two public squares on either side of 
the rail. These squares are meant to serve as places of gathering and 
arrival as people can gain access to or exit the pedestrian bridge from 
these spaces. The public squares are also seen as areas where informal 
traders can trade. Other hard spaces can be considered to be the streets 
within the precinct. This largely relating to the fact that in African cities, 
streets are not merely seen as movement channels but also places of 
meeting and gathering.

In terms of soft spaces, the plan proposes for the development of a local 
community park and community gardens that relate to the social facility. 
This is meant to serve the recreation needs of the local community, while 
also bringing about more character to the precinct area. The proposed 
block structure allows for the creation of courtyards that are framed 
by development, this provides multiple well surveilanced recreational 
spaces for children. The plan also proposes where possible, that on 
key buildings within the precinct, green building design principles be 
explored.  
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FIGURE 66: CATALYTIC PRECINCT 
PUBLIC SPACE PLAN
Figure reflecting proposed public space within 

the catalytic precinct
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CATALYTIC PROJECTS
G: IMPLEMENTATION

The following provides proposals for key catalytic projects to be 
implemented within the precinct with the aim of triggering development 
of the greater Dunnottar area. Each of the projects proposed has been 
assigned a proposed timeframe in which it is anticipated that it would 
possibly be implemented. The time-frames have been set to range 
between, Immediate, short, medium and Long term. The classification of 
these timeframes are provided as follows:

IMMEDIATE 
These are actions or projects that require immediate action/ 
implementation. These are generally operational / maintenance 
related projects that could be realised without much project detail or 
further studies, some of which may be a meeting with key strategic 
stakeholders, line or Provincial. Department to co-ordinate resources etc. 
It is proposed a timeframe of 1 to 2 years for this classification.
SHORT-TERM 
These projects generally require some detail design work and possibly 
further engagement and or acquisition of funding etc. These projects 
may require specific briefs drawn up and will need to go out on tender 
and therefore these timeframes would need to be factored in the 
programme. It is proposed a timeframe of 2 to 5 years although it is 
highly dependent on the project and what approvals are required for 
instance TIA or EIA, SPLUMA etc which would need to considered in the 
timeframe.
MEDIUM-TERM 
These are projects that are more intensive design detailed or research 
driven projects requiring a fair amount of project detailing, approvals 
etc. and therefore can not be implemented or considered in the short 
term. These are capital intensive projects and may require large outlay of 
capital for implementation. It is proposed a timeframe of 5 to 10 years
LONG-TERM 
These projects are often reliant on the short and medium term projects 
being completed before being considered for implementation. They 
are reliant on a sequence of events to be undertaken before being 
considered as a project. These projects are also often dependent on 
a series of high level studies as the projects are often visionary and 
requires many detailed studies to refine the vision. It is proposed a 
timeframe of 10 to 15± years. 

The graphic to the right reflects the location of the proposed projects. 
Additional details regarding each project and cost are provided in table 
and project sheets that follow. 
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FIGURE 67: CATALYTIC PROJECTS
Figure reflecting location of proposed catalytic 

projects

*Numbers reflecting on the current image refer to table overleaf
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PROJECT 
NUMBER

PROJECT NAME PROJECT DESCRIPTION PROJECT TYPE TIME-FRAME RESPONSIBILITY BUDGET  
ESTIMATE 

1 Detailed Precinct Design The development of a detailed precinct design plan, 
with sufficient detail for the Municipality to package 
tangible projects/ RFP’s for developers/ lenders to 

invest in the area.

Planning and Urban 
Design

Immediate Urban Management,
City Planning: Spatial

R3,500,000

2 Refurbishment of Dunnottar 
Train Station

Development of detailed designs and refurbishment  
of the Dunnottar Train Station.

Design and 
Construction

Immediate PRASA,
Urban Management

T.B.D

3 Design and construction of 
Dunnottar Public Square

The detailed design and construction of two public 
squares along with the relevant streetscape element 
i.e. lighting fixtures, benches, bollards, informal 
trading stalls.

Planning, Design and 
Construction

Short-term Urban Management R 11,000,000

4 Design and construction of 
Dunnottar Station Bridge

The detailed design and construction of a pedes-
trian foot bridge spanning over the two railways 
tracks and linking the two ends of Dunnottar public 
square.

Design and 
Construction

Short-term Urban Management R5,000,000

5 Release of Land for Business Release of land on to the market for the 
development of Business related uses.

Planning Short-term Urban Management, 
Economic Development, 
City Planning: Spatial

T.B.D

6 High Density Residential 
Opportunity

Architectural design and construction of 3-4 storey 
walk-up residential development in line with the 
relevant funding mechanism and housing policies. 

Design and 
Construction

Short-term Urban Management,
Human Settlements

T.B.D

7 Streetscape Enhancement of 
key boulevard

The detailed design, construction and streetscape 
enhancement of key boulevard within the T.O.D 
precinct.

Urban Design Short-term Urban Management,
Roads and Stomwater,
City Planning: Spatial

R7,000,000

8 Dunnottar local communitiy 
facility

The detailed architectural design and construction 
of the Dunnottar local community facility services 

centre. 

Design and 
Construction

Medium-term Urban Management, City 
Planning, 
Health & Social 
Development

R15,000,000

9 Affordable housing                        
opportunity

Planning and Architectural design and construction 
of affordable housing units within the Dunnottar 
precinct

Planning, Design and 
Construction

Medium-term Urban Management,
Human Settlements

T.B.D

10 Development of local 
community park

Design and development of Dunnottar local 
community park

Design and 
Construction

Medium-term Urban Management, 
Sports Recreation & 
Culture

R10,000,000

CATALYTIC PROJECTS
G: IMPLEMENTATION

FIGURE 68: CATALYTIC PROJECTS 
TABLE
Table detailing the various proposed catalytic 

projects
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CATALYTIC PRECINCT ARTIST’S IMPRESSION
G: IMPLEMENTATION

FIGURE 69: PEDESTRIAN BRIDGE
Figure reflecting an artists impression of the 

proposed pedestrian foot-bridge
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CATALYTIC PRECINCT ARTIST’S IMPRESSION
G: IMPLEMENTATION

FIGURE 70: PUBLIC SQUARE
Figure reflecting an artists impression of the 

proposed Dunnottar Public Square
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CATALYTIC PRECINCT ARTIST’S IMPRESSION
G: IMPLEMENTATION

FIGURE 71: TRAIN STATION
Figure reflecting an artists impression of the 

proposed refurshed Dunnottar Train Station
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CATALYTIC PRECINCT ARTIST’S IMPRESSION
G: IMPLEMENTATION

FIGURE 72: COMMUNITY FACILITY
Figure reflecting an artists impression of the 

proposed Dunnottar Community Facility
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CATALYTIC PRECINCT ARTIST’S IMPRESSION
G: IMPLEMENTATION

FIGURE 73: TAXI RANK
Figure reflecting an artists impression of the 

proposed Taxi Rank
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 1 PROJECT TITLE: 
Detailed Precinct Plan

PROJECT ILLUSTRATION:

The development of a detailed precinct design plan, with sufficient detail for the Municipality to package tangible projects/ 

RFP’s for developers/ lenders to invest in the area.

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Detailed Precinct Design 
plan

2. Detailed zoning controls and 
form based codes

3. Detailed TRL
4. Detailed landscape plan
5. Action Plan and costs
6. PPP arrangements

1. Needs an engineering report/design study to assist the public participation process          
to determine capacities

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

N/A 1. Urban Management:
N/A

Urban Management,
City Planning: Spatial 

Support 
Department:

2.Traffic study/ Im-
pact Assessment

N/A

2. Incentives:
N/A

3.Planning study N/A

4. Urban Design N/A

3. Financing Options:
Annual Municipal Operational Budget5. Architecture N/A

6. Other Geotech, survey etc

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

ZAR  3,500,000 (excl VAT)
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 2 PROJECT TITLE: 
Refurbishment of Dunnottar Train Station

PROJECT ILLUSTRATION:

Development of detailed designs and refurbishment of the Dunnottar Train Station.

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Feasibility and      Market 
research

2. Architectural Design
3. Linkage to broader precinct 

4. N/A

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

√ 1. Urban Management:
Project Management

PRASSA Support 
Department:
Urban 
Management

2.Traffic study/ Im-
pact Assessment

√

2. Incentives:
N/A

3.Planning study √

4. Urban Design √
3. Financing Options:
PRASA5. Architecture √

6. Other Geotech, survey etc

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

T.B.D
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 3 PROJECT TITLE: 
Design and construction of Dunnottar Public Square

PROJECT ILLUSTRATION:

The detailed design and construction of two public squares, along with the relevant street-scape elements i.e. lighting fixtures, 
benches, bollards, informal trading stalls.

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Design a landmark public 
square with hard and soft 
infrastructure,

2. Pavers @ R600/sqm
3. Trees @ R5000/sqm
4. Lighting @ R15000/pole
5. Bins @ R2500/bin
6. Benches @ R8000/bench

1. Needs an engineering report/design study to assist the public participation 
process to determine capacities

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

N/A 1. Urban Management: Urban Management,
 

Support 
Department:
National 
Government,
Provincial 
Government

2.Traffic study/ Im-
pact Assessment

N/A

2. Incentives:
N/A

3.Planning study N/A

4. Urban Design √
3. Financing Options:
- Government Funding
- MIG Funding
- NDP Programme Funding

5. Architecture N/A

6. Other N/A

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

ZAR   11,000,000 (excl VAT)
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 4 PROJECT TITLE: 
Design and construction of Dunnottar Station Bridge

PROJECT ILLUSTRATION:

The detailed design and construction of a pedestrian foot bridge spanning over the two railway tracks at Dunnottar Station 
and linking the two public squares on either side of the track. Bridge to be made of light weight structure and designed in a 

manner to be architecturally pleasing aesthetically pleasing. It is to be a landmark in the area. 

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Feasibility assessment,
2. Detailed design,
3. Light structure @ approx 

R31 818/m2 * 152m 

1. Structural engineering design expertise required

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

√ 1. Urban Management:
Project Management

Department of 
Transport,
Roads and 
Stormwater

Support 
Department:
Urban 
Management

2.Traffic study/ Im-
pact Assessment

√

2. Incentives:
N/A

3.Planning study √

4. Urban Design √
3. Financing Options:

5. Architecture √

6. Other Geotech, survey etc

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

ZAR  12,000,000 (excl VAT)
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 5 PROJECT TITLE: 
Release of Land for Business

PROJECT ILLUSTRATION:

Relase of land on to the market for the development business related uses. 

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Detailed list of required 
properties,

2. Rezoning of properties 
where required,

3. Marketing of properties

4. N/A

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

N/A 1. Urban Management:
N/A

Urban Management,
Facilities Management 
and Real Estate,
 

Support 
Department:
Economic 
Development

2.Traffic study/ Im-
pact Assessment

N/A

2. Incentives:
Tax incentives to interested developers

3.Planning study N/A

4. Urban Design N/A

3. Financing Options:
Annual Municipal Operational Budget5. Architecture N/A

6. Other

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

TBD
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 6 PROJECT TITLE: 
High Density Residential Opportunity

PROJECT ILLUSTRATION:

Architectural design and construction of 3-4 storey walk-up residential development in line with the relevant funding 

mechanism and housing policies.

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Identify appropriate funding 
mechanism,

2. Detail designs,
3. Planning approvals

1. Need for structural and civil engineering support.
2. Service capacity 

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

√ 1. Urban Management:
Project Management

Department of Human 
Settlements

Support 
Department:
Urban 
Management

2.Traffic study/ Im-
pact Assessment

N/A

2. Incentives:
N/A

3.Planning study √

4. Urban Design √
3. Financing Options:
Department of Human Settlements5. Architecture √

6. Other

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

T. B.D
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 7 PROJECT TITLE: 
Streetscape Enhancement of key Boulevards

PROJECT ILLUSTRATION:

The detailed design, construction and streetscape enhancement of key boulevards within the T.O.D precinct.

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Detailed Urban design of 
Boulevards,

2. Pavers @ R600/sqm
3. Trees @ R5000/sqm
4. Lighting @ R15000/pole
5. Bins @ R2500/bin
6. Benches @ R8000/bench

1. Traffic and Civil engineering expertise required
2. Engineering service design infrastructure 

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

N/A 1. Urban Management: Urban Management,
Department of 
Transport,
Roads and 
stormwater.

Support 
Department:
Economic 
Development

2.Traffic study/ Im-
pact Assessment

√

2. Incentives:
N/A

3.Planning study N/A

4. Urban Design √
3. Financing Options:
MIG Funding,
Budgeted government funds,
Possible investments from developers

5. Architecture N/A

6. Other

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

ZAR  7,000,000 (excl VAT)
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 8 PROJECT TITLE: 
Dunnottar local Community Facility

PROJECT ILLUSTRATION:

The detailed architectural design and construction of the Dunnottar local community facility services centre. Th building must 

house many different uses within one building e.g.. Library,hall. Clinic, etc. 

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Identify key services centre 
must accomodate,

2. Establish partnerships/ buy 
in from sector departments

3. 1000sqm @ R15000/ sqm

1. Need for structural and civil engineering support.

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

√ 1. Urban Management:
Project Management

Urban Management 
and relevant sector 
departments (to be 
confirmed closer to 
implementation)

Support 
Department:

2.Traffic study/ Im-
pact Assessment

N/A

2. Incentives:
N/A

3.Planning study √

4. Urban Design √
3. Financing Options:
Provincial Government,
Local municipal line department budgets.

5. Architecture √

6. Other

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

ZAR  15,000,000 (excl VAT)
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 9 PROJECT TITLE: 
Affordable Housing opportunity

PROJECT ILLUSTRATION:

Planning, design and construction of affordable housing units within the Dunnottar precinct

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Identify appropriate funding 
mechanism,

2. Detail designs,
3. Planning approvals

1. Need for structural and civil engineering support.

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

√ 1. Urban Management: Department of Human 
Settlements

Support 
Department:
Urban 
Manage-
ment, 
Roads and 
Stormwater

2.Traffic study/ Im-
pact Assessment

√

2. Incentives:
N/A

3.Planning study √

4. Urban Design √
3. Financing Options:
Department of Human Settlements5. Architecture √

6. Other

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

T.B.D
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CATALYTIC PRECINCT PROJECT SHEETS
G: IMPLEMENTATION

PROJECT  NO: 10 PROJECT TITLE: 
Dunnottar Local Community Park

PROJECT ILLUSTRATION:

Design and Development of a Dunnottar local community park

PROJECT KEY 
COMPONENTS

ENGINEERING SERVICE CAPACITY

1. Environmental Assessment,
2. Landscape design
3. 18 000 sqm @ R550/sqm 

(inc trees, lawn, lighting, 
benches, play equipment)

1. Engineering service plan

ADDITIONAL STUDIES 
REQUIRED

INSTITUTIONAL IMPLEMENTOR

1.Environmental 
Impact Assessment

√ 1. Urban Management:
Project Management

Department of Sports, 
Recreation, arts and 
culture.

Support 
Department:
Urban man-
agement,
City planning  
and develop-
ment.

2.Traffic study/ Im-
pact Assessment

N/A

2. Incentives:
N/A

3.Planning study √

4. Urban Design √
3. Financing Options:
Provincial Government,
Sports, Recreation, arts and culture.

5. Architecture N/A

6. Other

PHASING 
(Immediate, short, medium +Long term)

IMMEDIATE 
(0-2yrs)

SHORT     
(2-5yrs)

MEDIUM
(5-10yrs)

LONG
(10-15+)

√

BUDGET
(Approximate values only- subject to 
detail design and costing)

ZAR  10,000,000 (excl VAT)
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REPORT CONCLUSION
H: CONCLUSION

The Dunnottar precinct can be viewed as having a broader role of 
stitching the Nigel, Duduza and Springs CCA while at the same-time 
serving as a gateway into Ekurhuleni from the east. This report has 
provided a clear background to the project and Dunnottar site along 
with an analysis of its current state. This analysis has also unearthed the 
multiple strengths and opportunities that the Dunnottar precinct has. 
These broadly include the multiple road proposals as a way of making 
the area more permeable and regionally connected, the ecological 
corridors as an asset and integrator for Dunnottar and tracks land 
available for greenfield development. 

A key strength of the area as supported by past studies of the area, 
also highlight the high agricultural potential the area has. Apart from 
these opportunities, some challenges and threats observed in the area 
included, the current bulk service capacity constraints, limited education 
levels of the community thus reducing employability in formal sectors. 
Along with this is the limited non-physical connectivity through ICT and 
Cellphones thus a reflection of limited global connectivity in the area.

Based on the above and more, the concept proposed for the Dunnottar 
area, highlighted the need for Dunnottar to be a self sustaining area that 
is not reliant on services and support facilities from areas outside of its 
boundaries. As such the concept for Dunnottar is underpinned by the 
following principles:

• Economic Activity 
• Social amenity
• Sustainable services
• Agriculture- Food production
• Open space- Recreation + Ecological

Whilst the economic assessment has revealed that the “The urban 
role of the Dunnotar Study Area will emerge as the population of the 
area grow through the development specifically of the John Dube and 
Grootfontein residential areas.  Before these developments are not well 
established there appears to be limited demand for a TOD or Mixed Use 
Precinct as currently proposed in the planning”, Whilst this statement 

may hold true based on the current conditions, there are some evidence 
that the existing station offers an immense opportunity to restructure 
the area and organize new growth around it. With the Dunnotar station 
already identified by Prassa for their National Station Upgrade program, 
it is the most logical precinct for redevelopment in order to transform it 
into a Transit orientated node. 

The land to the east of the station within the Dunnotar study area side 
has been identified for affordable housing and together with Provincial 
Housing, the release of housing with economic opportunity in the 
vicinity of an existing transport node will complement each other. As 
the economic findings indicate, the demand will materialise if housing 
is aligned with the development around the station, then sufficient 
thresholds will be formed in order to develop the TOD node. 

The mixed use precinct must be retained until such time there is a real 
demand for additional business land uses and therefore the phasing 
of this precinct is seen very much in the future which aligns to the 
economic strategy.

On the rural role, the Framework aligns with an economic assessment 
where the agricultural land, support activities including the conservation 
areas are consistent with the proposals within the framework and careful 
release of precincts must be aligned with a business plan or model for 
the future development of Dunnotar. 

Overall the framework and the key catalytic project identified within 
Dunnotar is based on a series of triggers. This will be a long-term 
framework in order to realize the full vision proposed. Realistically, due to 
the scale of this area, more detailed level design and targeted investment 
can unlock the catalytic precinct but only if there is an integrated 
approach and commitment by respective parties. 


