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VISION & PHILOSOPHICAL 
APPROACH

In addition to spatial policy and planning principles discussed in an earlier section of this report, it is imperative 
that the current study consider additional planning movements and principles of urban design that are becoming 
commonplace in planning projects. Collectively, they offer exciting opportunities for areas that are otherwise 
lackluster and in a poor functional state. In this section we cite several of the leading movements:

COMPLETE STREETS
Places pedestrians, cyclists and public transit users on equal footing with car drivers. The initiative is dualistic in its 
intentions: it aims to improve quality of life by creating streets that are both great public spaces and sustainable 
transportation networks.

DENSIFICATION & INTENSIFICATION
While the two are related, densification refers to an intensified or compressed concentration of people living in 
a given area to achieve compaction. Intensification refers to augmenting or boosting production/activity on an 
existing brownfields site.

URBAN RENEWAL
Urban renewal pertains to the up-cycling of land in an area experiencing urban decay e.g. an old or outdated 
city centre. It typically involves the redevelopment of areas within a large city, and involves the clearance of slums.

PLACE-MAKING
Place making is a movement that promotes 
environments for people and environment, 
not just cars or malls. It acknowledges the 
importance of lively neighbourhoods and 
inviting public spaces such as squares, 
piazzas, parks & streets that will attract 
people because they are pleasurable or 
interesting. In addition, its goals are to 
create ownership and a certain pride of 
place among residents, users and visitors. 
Importantly, the natural landscape often 
plays an important role in not only the 
process of designing these spaces, but also 
their functionality.
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with the applicable Precinct Plan report.
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To achieve the vision set out for the Benoni CBD, six urban strategies are proposed:

1. STRONGER CBD IDENTITY & LOGIC BASED ON PUBLIC SPACE STRUCTURE 

The Benoni CBD was historically described as the “Jewel of the East Rand”. Its lakes, public and open spaces, and 
the quality of its streets for pedestrian shopping were what gave it this name. Today the Benoni CBD holds little 
of that character. This initial strategy looks to reclaim some of Benoni’s historic charm and identity, and provide 
a public space backbone on to which to drive urban regeneration.

Central to the vision for the precinct is a high quality urban environment with active, integrated hard and soft 
public spaces. Streets forming part of the public space system should be well developed with supportive edges 
giving streets a sense of enclosure and protection.

2. A LIVING AND SUSTAINABLE CBD 
The Benoni CBD has lost its historic character and lacks vibrancy. There are areas of activity (such as the Voortrekker Rd taxi rank) 
but these are confined and don’t activate beyond their small node.

The Benoni CBD is not an attractive residential environment, with few public and business opportunities that support urban 
living. The residential base of the CBD needs to grow for the CBD to regain a 24-hour active atmosphere which supports 
increased safety and developmental growth.

MAJOR OPPORTUNITIES TO BE EXPLOITED: 
• High density residential development
• Regional services such as health and education
• Skill development / Entrepreneurship Development
3. ESTABLISH CLEAR PUBLIC TRANSPORT STRATEGY
A significant component of any Town Centre is the Public transport network. Walkability to potential stations/pickup and drop-
off points are critical as well as the visual and connectedness to the public transport stops.

The Benoni CBD has two primary public transport networks - taxi and rail. The integration of these two networks should be 
addressed to improve connectivity and access both locally and regionally. The Benoni CBD Precinct is well served by two railway 
stations - Northmead in the North-East and Benoni in the South. These regional connectors have the capacity to service the 
bulk of the regional public transport needs. Access to these stations by other modes eg. taxi and NMT requires improvement 

to unlock this opportunity.

Public transport points seem to occur on the periphery of the CBD. A clear and well-structured internal 
network is lacking. Reconfiguring the current transport system with a focus on improving internal circulation 
is key to redeveloping the CBD. 

4. SOUTHERN EXPANSION 
The south-eastern portion of the study area is predominately vacant or mining impacted 
land. It is proposed that the land should take on a mixed-use role - a mix of education, 
open air sports & recreation, residential, office, shopping and other general business 
uses, subject to relevant geotechnical surveys and approval from Department of Mineral 
Resources (DMR). It is important that the development of this edge of the CBD is not 
designed in isolation but is an integrated extension of the CBD grid and urban logic. 

5. POSITIVE CONVERSIONS
The western portion of the Benoni CBD Precinct study area is characterised by established 
residential areas creating two distinct zones - refer to adjacent diagram. 

1.Northern Lower density Residential - with pockets of low intensity business, social and 
recreation facilities. 

2. Southern Higher Density Residential - with pockets of higher order businesses and 
social amenities - eg. Glynwood Hospital

Both these areas are under development pressure to transform existing 
residential into business. This portion of the study area has a unique and 
desirable character. The type of developments which occur in these zones 
should encourage growth and opportunity but shouldn’t alter the character 
of the area.

A clear set of urban design guidelines needs to steer the development of this 
area in a positive direction.

6. URBAN MANAGEMENT
The success and ongoing sustainability of the Benoni CBD area will depend to 
a large extent on the success or failure of urban management in the area over 

time. Creating the built form and infrastructure provides the canvas for urban living – where 
it is essential that day-to-day management ensures that these mixed-use, higher density and 
vibrant areas, function well. 

Key aspects in this regard;
• Safety and security
• Improvements to service quality & delivery
• Enforcement of by-laws
• Management of taxis
• Management of Informal traders
• Potential to establish BIDs / CIDs as urban management tools

Region D is predominantly bound by the N12 to the north and the N17 to the south. Both these national roads are major east-west 
links, with the N12 / North Rand Road linking the EMM to the City of Johannesburg (COJ) to the west and to Middelburg in the east. 
The N17 also links the EMM to COJ to the west and Leandra to the east. The major north-south link in Region D is Barry Marais 
Road, which forms the western boundary of Region D and links to the N3 in the south and Kempton Park in the north. The eastern 
boundary of Region D is broadly Welgedacht Township.

The Benoni CBD Precinct is focused on the Central Business District (CBD) of Benoni, and an established residential area to the west. 
A series of three lakes; Middle Lake, Civic Lake and Kleinfontein Lake , are key landscape features defining the northern edge of 
the study area. The Lakeside Mall is a key spatial and economic landmark on the study area. The CBD also has pockets of informal 
trade (Figure 5). The south-eastern portion of the study area is predominately vacant or mining impacted land which offers potential 
space for the future expansion of the Precinct. The study area is surrounded by the low-density suburbs of Farrarmere to the north, 
and Mackenzie Park to the south-east. Benoni South, an industrial area to the south of the precinct, forms a buffer between the 
Benoni CBD precinct and Actonville.

SITE LOCATION

Benoni CBD, as shown on the map, falls 
within Region D, and partly Region A. 
Region D is one of the six regions in EMM’s 
area of jurisdiction. It comprises the central 
eastern areas within the EMM and includes 
three of the nine CBDs within the EMM: 
Benoni, Brakpan and Springs. Region D 
is situated to the south of Region C, with 
Lesedi Local Municipality to the east, 
Region E to the south and Region A to the
west.

The Study Area is approximately 
542ha in extent.
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VISION & PHILOSOPHICAL APPROACH CATALYTIC PROJECT LIST

The figure above reflects land uses and activity concept 
for the Benoni CBD Precinct. The land-use concepts set-
up both a future spatial and economic vision for the 
Precinct, informed by both the status quo assessment 
and the economic study.

The precinct is divided into 4 key phases guiding the way in which development is 
expected to unfold. The phasing is illustrated on the plan.

This section identifies projects for Phase1 only.
The implementation of each is geared towards the realisation of one of the following two 
strategies:

• Planning approval and Implementation set up
• Development of Phase 1

The key components of the Phase 1 development:

1. CBD Core
This is a focus area of the Precinct Plan and key activity generator.
• Pedestrianisation of Rothsay Street and Redevelopment and upgrade of the Civic Square 

and the Benoni Plaza
• A mixed-use core with active ground floor edges along public spaces

2. Civic Square
• Reinforce the Civic Square as a key civic and public space in the CBD.
• Mixed-use parkade as catalytic project

3. Lakeside Mall
• The mall has been developed in isolation from the rest of the CBD.
• Linkages between the mall and the CBD must be improved with specifically improved 

access for public transport users andPHASED IMPLEMENTATION

This document must be read in conjunction 
with the applicable Precinct Plan report.

IMAGE REFLECTING THE PROPOSED PLAZA AND ROTHSAYE STREET

3D IMAGE REFLECTING THE PROPOSED ROTHSAYE STREET

IMAGE REFLECTING THE PROPOSED CIVIC SQUARE PHASE 1 VISION PLAN
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