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EXECUTIVE SUMMARY 
 
 
BACKGROUND 
 
The initiative of formulating urban design precinct plans for various areas 
throughout the City of Ekurhuleni (CoE) takes its lead from the Ekurhuleni 
Metropolitan Spatial Development Framework (MSDF) which states that to 
remedy the challenges associated with our current urban configuration, “a 
vision-led approach is proposed for urban design at a metropolitan level 
within the City of Ekurhuleni.” 
 

At the heart of this approach is the central aim of creating places of 
beauty and distinct identity by drawing together the many strands of 
“placemaking” – environmental responsibility; social equity; economic 
viability. The urban design vision should address the social needs of 
people living and working in the area now and in the future, and 
create opportunities to contribute to the establishment of sustainable 
communities.  

(CoE MSDF, 2015) 
 
A precinct plan should define the desired development direction of the 
precinct and recommend a range of public realm projects to facilitate new 
relationships between the public and private domains. The precinct 
planning process is envisaged as an ongoing process of local area 
elaboration and planning, complementing and supporting the Metropolitan 
and Regional Spatial Development Frameworks (MSDF and RSDF) of the 
municipality, over and above the generation of a series of independent 
stage-related outputs.  
 
This document outlines the aims, approach and methodology to be 
followed during the precinct planning process and highlights the key 
findings from the status quo analysis. 
 
 
AIM  
 
The aim is to prepare the Springs Central Business District (CBD) 
Urban Design Precinct Plan. The overarching purpose of this precinct 

plan is to guide spatial, social, economic, environmental and infrastructural 
input, as well as to provide a consolidated document that records and 
establishes the vision and development plan for the precinct. This precinct 
plan should be used as a common source of reference and a point of 
departure for decision-making by the municipality, government and the 
private sector.  
 
This precinct plan includes provision of a consolidated development 
initiative that documents the development strategy for the site, serving as 
the primary spatial development and management plan, which identifies 
projects and directs budgetary resources. 
 
The precinct plan establishes an integrated development strategy that sets 
out specific actions for the next five years. Included as a key component in 
the plan is the establishment of urban design guidelines as informed by 
the CoE’s draft Urban Design Policy (UDP). The resulting outcomes of the 
precinct plan include land use management and urban design directives, 
as well as physical development projects that could contribute to the 
realisation of development potential and an integrated implementation 
strategy, to coordinate all efforts and resources in the most efficient and 
viable manner. 
 
The precinct planning forms a component of the CoE’s package of plans, 
which will result in the formal adoption of the Springs CBD Urban Design 
Precinct Plan by the CoE as development policy. 
 
The Springs CBD Urban Design Precinct Plan builds on work already 
undertaken in the area, incorporating the specialist input of the client and 
professional team through a constant, iterative process of adaption and 
refinement that establishes an ongoing self-regulatory process of 
coordination and integration. 
 
 
APPROACH 
 
The precinct plan is the intended umbrella document that guides all 
ongoing work and functions as a joint statement of intent by the client, 
professional team and other key stakeholders. The precinct plan should be 
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a point of reference for the identification and packaging of selected 
projects. 
 
The precinct plan is therefore regarded as a framework that guides the 
development of the precinct. It should be robust enough to establish 
direction for the future, instil confidence and elicit critical development and 
project responses. At the same time, it should remain flexible enough to 
allow change through time, recognition of new ideas and responsiveness 
to varying market demands, government legislation and adapting 
economies. 
 
The precinct plans prepared for CoE thus provide a framework for short-, 
medium- and long-term actions and projects. 
 
 
STRUCTURE OF REPORT 
 
The report is structured in several sections: 
 

 Executive Summary. 

 Spatial Context and Status Quo of the precinct, including all 
components of the spatial and physical characteristics, land use 
and activity, environment, transport and services, spatial policies, 
and institutional arrangements. 

 Stakeholder Views on the Context and Status Quo, outlining all 
stakeholder engagement and input. The stakeholder grouping 
includes CoE departments, parastatals, applicable provincial or 
national government departments, as well as private landowners 
and developers. The stakeholder engagement also includes 
involvement of the relevant ward councillor and the associated 
public meetings. 

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

 Annexure 1: Roads and Transport Context and Status Quo. 

 Annexure 2: Environmental Context and Status Quo. 

 Annexure 3: Economic Assessment Context and Status Quo. 

 Annexure 4: Infrastructure and Services Context and Status Quo. 

 References. 
 
 
SPATIAL STATUS QUO 
 
The Springs CBD Precinct is located on the outer extent of the expansive 
urban area of the Johannesburg–Pretoria–East Rand conurbation. It is 
located between the N17 and N12, two highways supported by railway 
forming an emerging development corridor.  
 
The Springs CBD developed in response to a growing mining industry, but 
with the subsequent decline of mining activity a more diversified economy 
has been established in and around the CBD.   
 
The Springs Precinct boundary includes the old and new areas of Springs 
CBD and is bordered by the railway line to the east, 1st Avenue (R29) to 
the north, Nigel–Springs Road (R51) and 12th Street to the west, and the 
Springs Country Club and Fourie Road to the south. This encompasses an 
area of approximately 172.5ha. 
 
There are very few remaining areas of undeveloped, vacant land within the 
precinct. 
 
The spatial status quo assessment outcomes are as follows: 
 

 Springs is dislocated from the Gauteng City Region’s urban 
system, surrounded by vast portions of undermined land and open 
spaces, forming its own logic of development. 

 Most of the landholdings are privately owned, which makes it 
difficult for the council to effect spatial transformation. 

 Most of the dwelling units in the precinct are rental stock, 
indicating a limited commitment to residential longevity and a lack 
of investment in the overall area by residents. 

 Gateways into the precinct are poorly defined and there is a lack 
of quality public environment. 
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 Signage is provided on an ad hoc basis, with very little 
consideration for the building and quality of the public 
environment. 

 Crime and grime exist, with poorly maintained buildings within the 
CBD. 

 The area around the station lacks a quality public environment. 

 The Springs CBD is located within the emerging development 
corridor supported by the N12, N17 and an extensive railway 
network. More north–south connections and upliftment of the 
existing economy within the precinct would further consolidate this 
corridor.  

 Springs CBD is based on the right urban fundamentals of mass 
public transport in the form of the railway network, grid-road 
network, density that supports walking within the CBD, and 
regional road connections to other urban centres. There is 
potential to build on and enhance these fundamentals. 

 Springs CBD exhibits a significant collection of built environment 
heritage features at the core, concentrated particularly in the area 
around the Springs railway station. 

 
 
ROADS AND MOVEMENT SYSTEMS ASSESSMENT 
 
The status quo assessment outcomes regarding transport and roads are 
as follows: 
 

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

 Springs is a major railway hub.  

 There are generous sidewalks for pedestrians within the CBD. 

 The CBD houses a number of key transportation nodes (i.e. 
railway station, bus termini and large taxi ranks) that are important 
to national movements of goods and people. Some long-distance 
taxi associations operate from the Springs taxi hub near the 
station 

 A future Bus Rapid Transit (BRT) trunk route within the study area 
is planned for implementation during phase 4 (Etwatwa to Duduza 
Route 4), although it is doubtful there will be funds to implement all 
the BRT routes. 

 
 
SOCIO-ECONOMIC ASSESSMENT 
 
The status quo has revealed that the financial and business services 
sector is the major economic contributor to the economy of Springs, 
followed closely by the trade sector and the community and social services 
sector. 
 
There are numerous applications for residential and business rights within 
the Service Delivery Areas (SDAs) of the CBD, which suggests that the 
Springs Precinct and surrounds are ready for development. 
 
The precinct has great potential for further development, investment in 
retail and commercial activities, and ultimately employment opportunities 
for local residents. 
 
The socio-economic status quo assessment outcomes are as follows: 
 

 There is a small residential population, with a low average 
household size, and low density in the precinct and surrounding 
areas. This highlights the need to maximise the use of abandoned 
municipal buildings for residential or business purposes. 

 The levels of education, employment and income suggest that the 
area could serve as a residential area for employees in the CBD 
with potential to grow and attract more residents. 

 The population has higher levels of education, employment and 
income than the greater CoE. The residents thus have higher 
levels of affordability compared to the rest of the CoE.  

 The residential property market mostly consists of flats, followed 
by houses, with the majority of households renting their dwelling 
units. Middle-aged people make up the largest group of recent 
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buyers in the area, so greater focus should be placed on attracting 
a greater share of EAP into the area. 

 The precinct has good access to services. There is a crèche in the 
precinct, access to a library and a police station, access to primary 
and secondary schools within a 20–30-minute drive time, and 
relatively good access to clinics and hospitals. 

 There are sufficient retail offerings in the precinct, but no major 
office components. There is evidence to suggest that future 
development direction will include more industrial, warehousing 
and logistics. 

 The centre of the precinct provides good accessibility, but not 
visibility, a factor to remember when considering use 
recommendations in the development concept section of the 
report.  

 Industrial uses are to be centred in the precinct. Due to good 
accessibility but poor visibility, smaller-scale industrial uses should 
be prioritised.  

 Rail services need to be improved to augment the road-based 
public transport services and to develop the inland freight ports of 
Tambo Springs.     

 Proposed new railway routes to previously disadvantaged areas 
such as Tsakane, Kwa-Thema, Duduza and eTwatwa should be 
kept in mind in the development concept stages, considering how 
to link them to Springs.   

 
 
INFRASTRUCTURE AND SERVICES ASSESSMENT 
 
The infrastructure and services assessment outcomes are as follows: 
 

 Businesses illegally connect waste water pipes (sewers) to the 
stormwater system. 

 Businesses sweep solid waste into the kerb inlets that form part of 
the stormwater system, thereby blocking the system. 

 There are signs of flooding, which need to be investigated further 
to have a better understanding of the impact. 

 There is sufficient water capacity to accommodate future 
development. 

 Asbestos pipes may need replacement in the medium to long 
term; 

 The existing condition of the pipeline is good and further comment 
will be obtained from Ekurhuleni Water Care Company (ERWAT) 
regarding the raw water inflow, taking into account the capacity of 
the plant and the condition of the plant. 

 
 
OPEN SPACE AND NATURAL ENVIRONMENT ASSESSMENT 
 
The natural environment status quo assessment outcomes are as follows:  
 

 There are few undeveloped land parcels with natural vegetation 
within the precinct and immediate surrounds. 

 The presence of dolomite and undermining will require appropriate 
authorisations before development activities can occur 

 There is a lack of open space. The biggest open space feature is 
the Springs Country Club. 

 Site-specific soil investigation is required for any new 
development. 

 The investigation of potentially undermined land will include 
feasibility geophysical surveys and core drilling, which may pose a 
risk for surface instability on the outskirts of the CBD. 

 All wetland features on and in the vicinity of the site are highly 
modified. 

 Certain parts of the land parcels adjacent to the far northern 
reaches of the precinct have been designated as CBAs. 

 Certain parts of the vacant undeveloped parts of the site 
surrounding the CBAs have been designated as Ecological 
Support Areas (ESAs). 

 The Gauteng Environmental Management Framework (GEMF) 
reveals parts of the precinct fall within Zone 2: a high-control zone 
(within the urban development zone). Such areas should be 
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conserved and where linear development (roads, etc.) cannot 
avoid these areas, a proper assessment and implementation of 
alternatives must be undertaken. 

 According to Gauteng and CoE databases, two parcels of land 
located immediately adjacent to the precinct boundary are 
protected, forming part of the D Meyer Bird Sanctuary. 

 
 
POLICY REVIEW ASSESSMENT AND DEVELOPMENT PROPOSALS 
 
The Springs CBD is located within Region D of the CoE’s jurisdictional 
boundaries and is located within Wards 75 and 76. 
 
At the metropolitan planning level the applicable hierarchy of plans is 
assessed, including: 
 

 The Metropolitan Spatial Development Framework (MSDF); 

 The Regional Spatial Development Framework for Region D 
(RSDF); and 

 Local area plans and associated policies such as the Urban 
Design Policy. 

 
The MSDF has identified the Springs Precinct as a primary node. This is 
reinforced by the RSDF for this region. There is policy support for the 
precinct to be reinforced, on a regional, metropolitan and local spatial 
planning level.  The principles found in this policy review will underpin the 
preparation of the precinct plan. These principles include: 
 

 Improving connectivity and pedestrian linkages; 

 Improving the range of socio-economic profile and augmenting the 
existing economy;   

 Diversifying the land uses, including high-density residential 
development;  

 Regenerating the precinct; 

 Creating quality public environments and identity; 

 Maximising the use of the existing infrastructure (public transport, 
streets, public spaces, engineering, social facilities); and 

 Harnessing the existing characteristics of the precinct. 
 
There are significant commercial development proposals for the area. The 
future role of the precinct should therefore be more focused on industrial 
and office-related functions. 
 
 
DEVELOPMENT FRAMEWORK 
 
The Springs CBD Precinct development framework enhances an already 
well-defined and lively CBD, prioritising projects that can assist in 
protecting and augmenting the positive elements of the precinct. The result 
is a revitalised and thriving CBD that continues to serve the wider Springs 
region. 
 
The key areas of intervention contribute to incremental change in the 
existing Springs CBD. These take the form of micro-precincts, infill 
building, public environment upgrade, and urban management 
intervention. 
 
The Springs CBD Precinct development framework aims at protecting, 
enhancing and managing the Springs CBD to realise its latent potential as 
a quality, spatially coherent, safe and clean precinct. The development 
framework achieves the project development objectives, including: 
 

 A legible hierarchy of movement routes to enable easy navigation  
through the precinct, with clearly defined gateways, while 
maintaining and enhancing linkages into surrounding areas. 

 Support for a wide variety of economic activities, allowing for both 
formal and informal sector, and enhancing existing areas of 
activity, thus housing a broad economic profile. 

 Increased density of liveable residential accommodation in defined 
parts of the precinct, with corresponding amenities to allow for a 
pleasant living environment. 
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 Allowance for flexibility in areas of transition, enabling the 
emergence of a comfortable mix of residential and appropriate 
mixed-use activity. 

 A quality urban environment that celebrates its unique 
architectural heritage. 

 A coherent, safe and walkable public environment and civic space 
network. 

 An accessible and integrated public transport hub. 

 Supporting social facilities, community facilities, and recreation 
amenities. 

 An environmentally sustainable environment and open space 
network. 

 
The plan adopts the policies and incorporates the principles from the CoE 
draft UDP,  responding to outlined urban design guidelines and 
placemaking principles as applicable to the Springs CBD Urban Design 
Precinct Plan. Issues raised in the stakeholder engagements and charette 
processes were given due consideration and application. 
 
 
DEVELOPMENT PROPOSALS AND STAKEHOLDER ENGAGEMENT 
 
The assessment outcomes in terms of development proposals and 
stakeholder engagement are as follows: 
 

 The recently built Springs Mall is already starting to have an 
impact on the Springs CBD, as many of the shop owners are not 
renewing their leases in the CBD. 

 The civic facilities are located on the outskirts of the CBD. 

 The residential areas are being neglected due to the relationship 
with the CBD. A strategy is needed to improve these areas. 

 Very little open space and landscaping exists within the CBD. 

 Crime and grime is evident within the CBD. 

 The area around the station lacks a quality public environment. It 
has received investment from the council in terms of an improved 
taxi rank and trading stalls. 

 The economy within the CBD is generally at the lower range of 
socio-economic profile.  

 The Avenues Shopping Centre and Palm Springs Mall have been 
negatively affected by the new Springs Mall due to an associated 
decline in foot traffic, non-renewal of existing shop leases, and 
difficulties attracting new investors. 

 The owners of the malls are having difficulty managing hawking 
and informal trading in public areas around the centres as they 
don't own these landholdings. This phenomenon is negatively 
affecting the centres as potential shoppers have a sense of 
decreased safety. 

 New developments are required to pay Ekurhuleni's standard bulk 
contributions, discouraging investment and limiting their viability as 
property prices cannot cover these costs. 

 The ash dump has development potential. 

 Vacant landholdings bordering the Springs Golf Course are 
generally developable with small portions of undermining. 

 Offices and increased densities are supported in the residential 
areas located around the CBD in the precinct. 

 
 
FOCUS AREAS  
 
The Springs CBD Precinct development framework establishes a set of 
plans with a range of priority focus areas. The framework introduces a 
series of design directives, which demonstrate how development can be 
realised in a holistic way. The priority focus areas in the Springs CBD 
Precinct have been identified as the: 
 

 Multimodal transport facility at Springs railway station and 
taxi rank: the transport hub of the precinct requires consolidation, 
expansion and upgrade to better serve the precinct and its 
commuters. 
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 Retail core: the retail centres require consolidation and upgrade, 
including the surrounding public environment. 

 Public environment upgrade: this includes key linkages, major 
business streets and gateways, prioritising four primary gateways. 

 Pioneer Park upgrade: this includes physical hardware, 
waterbody, updating paths, releasing some land for a 
restaurant / café and for a commercial opportunity, and general 
financial management of the park. 

 
Over and above the priority focus areas, areas of concern include: 
 

 The ash dump: this is a concern to the community and the CoE 
as it presents a health hazard to the public and has been 
attracting illicit activity, such as drug dealing and sex work. A 
development approach needs to be defined for this area. 

 The older parts of the Springs CBD: where a concentration of 
Art Deco and Art Moderne buildings are located, has the potential 
for defining a district and attracting investment, such as an Arts 
and Culture Precinct. 

 
 
IMPLEMENTATION STRATEGY 
 
The implementation strategy directs the development process towards a 
series of actionable outcomes. These interventions will attract and enable 
resources and physical developments that will turn the spatial 
development plan into a physical reality. 
 
The Springs CBD Urban Design Precinct Plan implementation strategy will 
deliver: 
 

 Catalytic physical development projects; 

 Urban management and maintenance actions; and 

 Further development facilitation set within a coordination 
programme, including prioritisation, phasing, broad time frames, 
estimated costs, and identified implementation agents. 

 

Over and above these aspects, recommendations are made with regard to 
institutional arrangements to integrate the implementation strategy with 
overall service delivery and CoE development initiatives. 
 
A number of key catalytic interventions are identified that will initiate the 
development process. These projects can be implemented in any order as 
and when funding is secured, land acquisition processes are completed 
and legal procedures are finalised, and they can be incorporated into the 
Integrated Development Plan (IDP) and CoE budgeting cycle. 
 
By their nature they are independent projects and do not rely on the 
completion of others before they can be started. The list is not 
comprehensive and will evolve over time. The proposed interventions 
cover the following sectors: 
 

 Multimodal transport interchange upgrade 

 Retail core consolidation and upgrade 

 Public environment upgrade 

 Pioneer Park upgrade 
 
The following Plan and Promote: Key Initiatives are proposed: 
 

 Redevelopment of the Springs ash dump 

 Cultural development area 

 Economic diversification study 
 
 
DEVELOPMENT COORDINATION, FACILITATION AND 
IMPLEMENTATION AGENCY 
 
As an established urban node, the implementation of the Springs CBD 
Urban Design Precinct Plan is reliant on the building of institutional 
capacity and expertise within the CoE. This includes the establishment of 
a development coordination forum and a development agency, which 
could undertake development facilitation and project implementation as 
mandated by the development forum and the CoE. 
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The Springs CBD Urban Design Precinct Plan proposes the establishment 
of an institutional structure that consists of the following components: 
 

 The Springs CBD development coordination forum would 
represent and involve all public and private stakeholders in the 
implementation of the precinct plan. This includes those 
stakeholders who are located in the precinct and who have an 
interest in the development of the precinct. The purpose of the 
forum would be to coordinate, obtain support for and give input 
into the precinct plan implementation programme and all public 
and private developments. 

 The forum would be involved in the urban management of the 
precinct area through the establishment of a voluntary Special 
Rating Area (SRA). 

 The CoE should establish implementation capacity in the form of a 
dedicated Springs CBD development agency. The agency would 
focus on implementation of CoE initiatives and projects, undertake 
specific feasibility studies and prepare business plans as 
mandated by the CoE. 

 The development agency would be guided on project 
implementation by the Ekurhuleni Urban Design Advisory 

Committee (EUDAC), which would assess the project plans and 
initiatives according to its mandate and assist with the approval of 
developments 

 The implementation plan and its projects would also receive input 
from the infrastructure coordination task team and the land legal 
task team, to be established by the CoE. 

 The urban management and operations for the precinct will be 
undertaken as per the municipal mandate and in partnership with 
the voluntary SRA. 

 
Overall the institutional arrangements seek to build capacity and structure, 
and improve coordination, so as to achieve an integrated precinct plan 
development. 
 
 
 
CONCLUSION 
 
The implementation of the Springs CBD Urban Design Precinct Plan 
requires the proposals herein to be incorporated into the next budgetary 
cycle and included in the next round of IDP reviews. 
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1 INTRODUCTION 

 
 
1.1 BACKGROUND 

 
The initiative of formulating urban design precinct plans for various areas 
throughout the City of Ekurhuleni (CoE) takes its lead from the Ekurhuleni 
Metropolitan Spatial Development Framework (MSDF), which states that 
to remedy the challenges associated with our current urban configuration, 
“a vision-led approach is proposed for urban design at a metropolitan level 
within the City of Ekurhuleni”. 
 

 At the heart of this approach is the central aim of creating places of 
beauty and distinct identity by drawing together the many strands of 
‘place-making’ – environmental responsibility; social equity; economic 
viability. The urban design vision should address the social needs of 
people living and working in the area now and in the future, and 
create opportunities to contribute to the establishment of sustainable 
communities.  

(CoE MSDF, 2015) 
 
A precinct plan should define the desired development direction of the 
precinct and recommend a range of public realm projects to facilitate new 
relationships between the public and private domains. The precinct 
planning process is envisaged as an ongoing process of local area 
elaboration and planning, complementing and supporting the MSDF and 
the Regional Spatial Development Framework (RSDF) of the municipality, 
over and above the generation of a series of independent stage-related 
outputs.  
 
The GAPP Consortium is drafting multiple urban design precinct plans for 
the City of Ekurhuleni.  
 
The Consortium comprises the following professional firms: 
 

 GAPP Architects and Urban Designers (Pty) Ltd 

 Royal HaskoningDHV (Pty) Ltd 

 Kayamandi Urban Economists (Pty) Ltd 
 
This chapter outlines the approach and methodology to be followed and 
describes the project team, the stakeholder engagement process, 
capacity-building proposals, budget and cash flow schedules, and 
identifies project risks and mitigation measures. 
 
 
1.2 AIM 

 
The aim is to prepare the Springs Central Business District (CBD) 
Urban Design Precinct Plan. The plan is intended to guide spatial, social, 
economic, environmental and infrastructural input, to provide a 
consolidated development initiative that documents and establishes the 
development vision and strategy for the site. It serves as the primary 
spatial development and management plan, which identifies projects and 
directs budgetary resources. 
 
A key component in the precinct planning is the establishment of urban 
design guidelines, informed by the CoE’s draft urban design policy: the 
resulting outcomes include land use management and urban design 
directives, physical development projects and an integrated 
implementation strategy, to coordinate all efforts and resources in the most 
efficient and viable manner. 
 
Precinct planning is one component of the CoE’s package of plans. The 
precinct plan builds on work already undertaken in the area, incorporating 
the specialist input of the client and professional team through a constant, 
iterative process of adaption and refinement that establishes an ongoing 
self-regulatory process of coordination and integration. 
 
 
1.3 APPROACH 

 
The precinct plan is the intended umbrella document that guides all 
ongoing work and functions as a joint statement of intent by the client, 
professional team and other key stakeholders. It should function as a point 
of reference for the identification and packaging of selected projects. 



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  20 

 
The precinct plan therefore acts as a framework to guide the development 
of the precinct. It should be robust enough to establish direction for the 
future, instil confidence and elicit critical development and project 
responses. At the same time, it should remain flexible enough to allow 
change through time, recognition of new ideas and responsiveness to 
varying market demands, government legislation and adapting economies. 
 
The precinct plans prepared for CoE thus provide a framework for short-, 
medium- and long-term actions and projects. 
 
 
1.4 WHY A PRECINCT PLAN 

 
The precinct plan identifies the key catalytic projects, such as major 
infrastructure, open space and public environment upgrade projects, which 
lend force to its implementation. These projects should adhere to the 
precinct plan’s public environment design codes, which encompass three-
dimensional visualisation and precedent examples.   
 
The catalytic projects realise the CoE’s policies and urban design plans in 
a tangible way within the precinct, and aid the establishment of a well-
managed liveable environment. This type of development is an 
incremental process over time, and the projects become the stimuli for 
private sector investment. 
 
The precinct plan is required to identify and mobilise the resources and 
programmes for implementation. The components include:  
 

 Identification of the catalytic projects; 

 Project programme and phasing; 

 Preparation of associated budgets; 

 Interdepartmental mechanisms for coordination and cooperation 
with other spheres of government; 

 Identification of further detailed planning to obtain development 
rights; and 

 Establishment of public–private partnerships. 

1.5 STRUCTURE OF THE REPORT 

 
The report is structured into several sections: 
 

 Executive Summary. 

 Spatial Context and Status Quo of the precinct: physical 
components and characteristics, transport and movement, natural 
environment, built form precinct characteristics, land use activities, 
zoning, social facilities, economic assessment and infrastructure 
services. 

 Policies, Plans and Projects that impact upon the precinct: review 
of the applicable metropolitan package of plans, the Urban Design 
Policy, and key projects. 

 Stakeholder Views on the Context and Status Quo: review of all 
stakeholder engagement and input. The stakeholder grouping 
includes CoE departments, parastatals, applicable provincial or 
national government departments, as well as private landowners 
and developers. The stakeholder engagement also includes 
involvement of the relevant ward councillor and the associated 
public meetings. 

 Context and Status Quo Consolidation: the outcomes from the 
analysis and identification of the structuring elements as well as 
related issues and opportunities. 

 Annexure 1: Roads and Transport Context and Status Quo. 

 Annexure 2: Environmental Context and Status Quo. 

 Annexure 3: Economic Assessment Context and Status Quo. 

 Annexure 4: Infrastructure and Services Context and Status Quo. 

 References. 
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2 CONTEXT AND STATUS QUO 

 
 
2.1 INTRODUCTION 

 
Springs is located toward the eastern quadrant of Ekurhuleni's jurisdiction.  
It is well serviced by a road and rail network, and located between the N12 
and N17 highway forming an emerging development corridor eastward 
and connecting the Gauteng City Region to Mpumalanga and beyond.  
 
The Springs CBD is well serviced by infrastructure and has a mature 
urban centre that has seen declining investment over the years, due to 
various socio-economic factors and competition from other more attractive 
developments. 
 
The CoE MSDF (2015) and RSDF (2015) documents identify the Springs 
CBD as a primary node that forms part of a proposed mixed-use precinct.  
 
In this section, the following components of the spatial context and the 
precinct status quo are assessed: 
 

 Understanding the precinct in its regional context; 

 The location of the site and its extent; 

 The existing movement system and local roads and related 
proposals; 

 The existing public transport network as well as proposed 
improvements; 

 The open space systems and natural features of the precinct; 

 The existing zoning and legal status; 

 Existing ownership patterns, both public and private; 

 The existing land uses and key activities in the precinct; 

 The physical characteristics and the extent of the precinct; 

 Existing socio-economic conditions;  

 Existing service infrastructure as well as proposed improvements. 
 

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

 What is happening physically “on the ground” both in terms of land 
use and character;  

 The implications of all existing initiatives for the future of the 
development; and 

 The policy environment and the implications of development 
policies on the future of the precinct.  

 
 
2.2 HISTORICAL OVERVIEW OF SPRINGS 

 
Springs was proclaimed as a town in 1904 and established on the back of 
the coal and gold mining industries. However, settlement history 
associated with the area stretches back into the 19th century. 
 
Land claims in the vicinity date from about 1840. The establishment of the 
independent Zuid-Afrikaansche Republiek (ZAR) in 1852 encouraged 
more farmers to stake their claims, and because farms were self-
proclaimed, the borders were irregular and imprecise. As documentation 
accuracy improved, it became clear that portions of land were not owned 
by any individual land owner. These land parcels became the property of 
the state.  
 
One such parcel, a 685ha piece, was given the name “The Springs”, 
presumably for the large number of springs on the site. The official map of 
the area was registered in Pretoria in 1884. 
 
Coal was discovered in the land beneath “The Springs” in 1887, and a 
small coal-mining settlement developed. By 1899, the discovery of gold led 
to significant growth in the area. Soon the Transvaal Republic’s first 
railway was built to carry coal from the Springs coalfields to the gold mines 
of the Witwatersrand. By 1904, the settlement was proclaimed a town, 
“Springs”, as it is known today. As a mining town, Springs flourished. Its 
heyday was in the 1960s, when the area’s mines produced 10% of the 
country’s gold, and 9% of its uranium. By the end of the 1960s, the last 
operational mine in Springs closed. The town went on to become a centre 
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of industrial production, a characteristic that continues to the present day 
(Source: SA History Online). 
 
 
2.3 REGIONAL OVERVIEW 

 
Refer to: 
Diagram 1: Regional Locality 
Diagram 2: Existing and Proposed Road and Rail Networks – Regional 
Locality 
Diagram 4: Open Space Networks and Natural Systems 
Diagram 3: Regional Activity Patterns 
 
Springs, located within the mining belt, was set up to serve a growing 
mining industry in the early 1900s. These old mining towns, including 
Boksburg, Benoni and Brakpan, are scattered across the urban landscape 
with vast open spaces and mine dumps in between them, contributing to 
urban sprawl.   
 
Boksburg and Benoni enjoy a central location near the urban economy of 
the Johannesburg CBD, as well as Midrand, Germiston, Edenvale and 
other major urban centres, and they therefore are much more integrated 
into the urban system. Brakpan and Springs are further away, making it 
more difficult to link to other urban centres, impacting the diversification of 
their economies.     
 

 Springs is located 25km from OR Tambo International Airport, 
50km from Johannesburg and 75km from Pretoria. 

 The precinct is well connected by the N17, and the N12 (less so) 
that connects to Mpumalanga, Swaziland and Maputo. 

 It is well connected in terms or rail, linking west towards Germiston 
and the Johannesburg CBD and east towards Nigel, and then 
toward Bethel, with the line toward Richards Bay and Belfast. 

 The following regional centres and nodes are within a 10-15km 
radius: 

 Brakpan, Benoni CBD, Carnival City west of the precinct 

 Benoni South, Apex, Labore industrial areas  

 The following regional centres and nodes are within a 5km radius: 

 New Era, Nuffield, Vulcania industrial areas (within 5km, 
serviced by rail) 

 proposed IDZ near Geduld 

 the recently built Springs Mall 

 Kwa-Thema and Tsakane are previously disadvantaged townships 
established in 1960, located south of the precinct and the N17 
highway. They are over 2000ha in extent, and have a limited 
economic base which puts strain on the existing economy of 
Springs CBD.  

 
Springs CBD enjoys the urban fundamentals of mass public transport in 
the form of the railway network linking to Germiston, density that supports 
walking within the CBD, and regional road connections to other urban 
centres. 
 
Several waterbodies and wetlands exist but these have not been 
consolidated into a regional open space resource. 
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Diagram 1: Regional Locality 
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Diagram 2: Existing and Proposed Road and Rail Networks – Regional Locality 



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  25 

 
 

Diagram 3: Regional Activity Patterns 
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Diagram 4: Open Space Networks and Natural Systems 
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The following sections analyse the precinct in 
order to gain a detailed understanding of the 
functioning of the precinct and its surrounds. 
 
 

2.4 SITE LOCALITY AND EXTENT 

 
Refer to Diagram 5: Local Context – Precinct 
Boundary 
 
The Springs Precinct boundary: 
 

 Includes the old and new areas of 

Springs CBD; and 

 Is bordered by the railway line in the 

east, 1st Avenue (R29) to the north, 

Nigel–Springs Road (R51) and 12th 

Street in the west, and the Springs 

Country Club golf course and Fourie 

Road in the south. 

 
Overall it forms a rectangular configuration, 
with a general width of 1000m and a length of 
approximately 2700m, encompassing an area 
of approximately 172.5ha. 

 
 

Diagram 5: Local Context – Precinct Boundary
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2.5 ROADS AND MOVEMENT SYSTEMS OVERVIEW 

 
Refer to: 
Diagram 2: Existing and Proposed Road and Rail Networks – Regional 
Locality 
Diagram 7: Local Context – Road and Rail 
Diagram 8: Local Context – Public Transport 
 
For the full Roads and Movement System Assessment refer to Annexure 
1: Roads and Movement Systems Assessment Context and Status Quo 
 
 

2.5.1 Regional Access 

 
Springs is well served by national roads N17 and N12, linking Springs with 
Ermelo in the east and Johannesburg in the west. See page [12] of 
Annexure 1 for detailed information.  
 
 
2.5.2 Existing Road Network  

 
Springs is well served by regional routes, with fair connection to the N17 
and N12. 
 
Springs is also served by five regional routes: 
 

 The R51 / K179 (Wit Road / Nigel–Springs Road) 

 The Nigel Road  / Dunnottar–Springs Road  

 The R29 (Ermelo Road) 

 The R554 (Elsberg Road)  

 The R555   
 

See page [12] of Annexure 1 for detailed information.  
 

 
 

2.5.3 Road Hierarchy 

 
See page [15] of the Annexure 1 for detailed table of road classification. 
 
 
2.5.4 Road Ownership 

 
The key road stakeholders are: 
 

 City of Ekurhuleni 

 Sanral (N17 & N12) 

 Gautrans 

 M63 (Tonk Meter Drive) 

 R51 (Springs West Road) 

 South Main Reef Road 

 Wit Road 

 M29 (4th Avenue / Ermelo Road) 
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2.5.5 Proposed Road Network  

 
There are a number of road proposals identified by the Gauteng 
Department of Roads and Transport (GDRT), which impact on the study 
area: 
 

 Gauteng Province K179 route and impact on the local road 
network due to spacing of intersections. 

 Gauteng Province K161 route and impact on the local road 
network due to spacing of intersections. 

 Gauteng Province K132 route and impact on the local road 
network due to spacing of intersections. 

 
These road proposals are not prioritised, and the timeframes for 
implementation are unclear. 
 
 
2.5.6 Rail (Freight and Passenger) 

 
Springs is a major railway hub and is a sub-hub for the Metrorail Gauteng 
with the Springs–Johannesburg trains serving Springs, Brakpan, Benoni, 
Boksburg, Germiston and Johannesburg. The Springs–Nigel line serves 
Springs and Nigel.  
 
Springs is also served by container services via rail and road. The 
Springs–Germiston line serves this corridor for freight. Springs is a major 
hub for Transnet Freight Rail with goods and cargo carrier trains from the 
Springs, Welgedacht and Daggafontein stations, connecting Springs with 
Johannesburg, Ermelo, Witbank, Nelspruit, Pretoria, Vereeniging, 
Klerksdorp, Richards Bay, Durban, Bloemfontein, Pietersburg, Lesotho 
and Rustenburg. Coal and wood are transported as well as petroleum, 
ammonia and cement on these lines.  
 
The closest passenger railway stations are: 
 

 Springs (8100 train passenger volume) 

 Selpark (280 train passenger volume) 

 Pollack Park (1340 train passenger volume) 
(Source: Gauteng Rail Passenger Census, 2007) 

 
The private sector has expressed interest in redeveloping and upgrading 
Springs Station. This would entail a partnership between the CoE, the 
Passenger Rail Authority South Africa (PRASA) and the developer. To 
date, this is still speculative. 
 
 
2.5.7 Airports 

 
Refer to Diagram 6: Springs Airfield, 1975 
 
The Springs Airfield was established in 1955 and is located 3.8km from the 
Springs CBD and 20km from OR Tambo International Airport. The runway 
is 1600m x 18 metres and is leased from the municipality.    
 
It houses the East Rand Flying Club and the Experimental Aircraft 
Association, and comprises 182 members and 79 hangers. 
 
The municipality is interested in capitalising on the existing airfield. 
 

https://en.wikipedia.org/wiki/Metrorail_Gauteng
https://en.wikipedia.org/wiki/Boksburg
https://en.wikipedia.org/wiki/Germiston
https://en.wikipedia.org/wiki/Transnet_Freight_Rail
https://en.wikipedia.org/wiki/Nelspruit
https://en.wikipedia.org/wiki/Klerksdorp
https://en.wikipedia.org/wiki/Richards_Bay
https://en.wikipedia.org/wiki/Durban
https://en.wikipedia.org/wiki/Bloemfontein
https://en.wikipedia.org/wiki/Pietersburg
https://en.wikipedia.org/wiki/Lesotho
https://en.wikipedia.org/wiki/Rustenburg
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Diagram 6: Springs Airfield, 1975 
Source: 

https://springsadvertiser.co.za/105317/springs-
airfield-home-to-three-training-schools/ 

 

 
2.5.8 Public Transport (Bus and Taxi Routes) 

 
Refer to Diagram 7: Local Context – Road and Rail 
 
Public transport services provided in the precinct include buses and taxis. 
A key component in city building is the construction of a quality public 
transport system with associated cycling and pedestrian infrastructure. 

Future Strategic Modal Transfer Stations within the study area will be 
located at the intersection of the K132 and rail services, close to Springs 
Station and at the intersection of K132 and K175. 
 
 
2.5.8.1 Buses 

 
Generally bus is the least dominant public transport mode in the CoE. The 
CoE MSDF notes that CoE bus services only cover Boksburg, Brakpan 
and Germiston, posing accessibility challenges for areas not on these 
routes. This has forced bus commuters to migrate to taxis. According to 
the CoE Roads Master Plan, there are bus routes along S Main Reef Road 
and R51 within the study area.  
 
 
2.5.8.2 Minibus Taxis 

 
Taxi is the transport mode used by the majority of people in Ekurhuleni. 
Springs has the highest taxi volume within Ekurhuleni. However, more 
than 50% of all routes in the CoE area are oversupplied.  
 
Taxi routes within the study area include the R51, R554, R29 and S Main 
Reef Road. A formal taxi ranking facility (station taxi rank) is located at 
First Street, directly adjacent the railway station. 
 
 
2.5.8.3 Public Transport Facilities 

 
The CBD also houses a number of key transportation nodes (i.e. railway 
station, bus termini and large taxi ranks) that are important to national 
movements of goods and people. Some long-distance taxi associations 
operate from the Springs taxi hub near the station. 
 
 

2.5.8.4 Integrated Rapid Public Transport Network  

 
Refer to Diagram 7: Local Context – Road and Rail 
 

https://springsadvertiser.co.za/105317/springs-airfield-home-to-three-training-schools/
https://springsadvertiser.co.za/105317/springs-airfield-home-to-three-training-schools/
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There are no Bus Rapid Transit (BRT) facilities within or near the study 
area. The RSDF for Region D indicates that a future BRT trunk route 
within the precinct will be implemented during phase 4 of the planning 
(Etwatwa to Duduza Route 4 – indicated in blue). There is limited funding 
available to develop all the BRT routes; nevertheless, these routes form 
part of the Integrated Rapid Public Transport Network (IRPTN) and need 
to be prioritised in terms of road upgrading. 
 
 
2.5.9 Pedestrian Movement  

 
Springs CBD is a mature, developed CBD with building heights generally 
ranging from one to six storeys, with some high-rise office buildings such 
as the 18-storey Telkom office. This building intensity and population 
density lends itself to pedestrian activity. 
 
The Springs CBD is characterised by good NMT facilities and public 
walkways, colonnades and sidewalks, but some pedestrian–vehicular 
conflict has been noted.  
 
 
2.5.10 Parking  

 
Most of the streets in the study area have on-street parking. Formal 
parking is provided at various shopping centres (major retail nodes).  
There are also sites within the CBD that are publicly owned and dedicated 
to public parking. 
 
A parking survey was undertaken to determine the available number of 
parkings in the Springs CBD. The results show that a total number of 
approximately 3100 bays is provided, including the formal parking at 
shopping centres, and off- and on-street parking.  
 
 
2.5.11 Roads and Movement Systems Key Findings 

 
Key findings regarding transport and roads include: 
 

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

 Springs is a major railway hub.  

 There are generous sidewalks for pedestrians within the CBD. 

 The CBD houses a number of key transportation nodes that are 
important to national movements of goods and people. Some long-
distance taxi associations operate from the Springs taxi hub near 
the station. 

 A future BRT trunk route within the study area will be implemented 
during phase 4 (Etwatwa to Duduza Route 4), although it is 
doubtful there will be funds to implement all of the BRT routes. 

 
 
 

https://en.wikipedia.org/wiki/Telkom_(South_Africa)
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Diagram 7: Local Context – Road and Rail 
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Diagram 8: Local Context – Public Transport and Public Parking Areas 
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2.6 OPEN SPACE AND NATURAL ENVIRONMENT OVERVIEW 

 
Refer to Diagram 9: Local Context – Open Space Systems and Natural 
Environment Features 
 
For the full Open Space and Natural Environment Assessment refer to 
Annexure 2: Environmental Assessment Context and Status Quo 
 
 
2.6.1 Introduction 

 
The Springs CBD Precinct is located within the wider 
Johannesburg / Pretoria / East Rand conurbation – an expansive urban 
area. The growth of this urban area has resulted in the complete 
transformation of a high percentage of the natural environment, with the 
exception of residual parcels of land that are characterised by natural 
vegetation cover. 
 
There are few areas of undeveloped, vacant land remaining within the 
precinct. There is a lack of open space. The biggest open space feature is 
the Springs Country Club. 
 
 
2.6.2 Undermining 

 
Refer to Diagram 10: Undermined Areas Surrounding the Springs CBD 
Precinct 
 
There is undermining in areas located north and east of the precinct. The 
soils derived from the sandstone and shale typically comprise fine-grained 
silty sands, sandy silt or clayey silt. These soils may pose problems related 
to compressibility and occasionally heave / expansive properties. 
 
The development of the Springs Precinct (including most of the CBD) was 
done closely in accordance with the 1977 Transvaal Provincial 
Administration (TPA) engineering geological mapping reports, which 
indicate the shallow undermined areas (to 240m depth). These areas were 
generally not developed at the time, but sporadic new development has 

taken place, possibly only after the stability of the area had been 
investigated and found to be suitable for the specific development. Such 
studies would typically involve geophysical surveys, followed by drilling 
and stability assessment (almost similar to dolomite stability 
investigations). Formation of mine-related sinkholes will be a real 
possibility if uncontrolled development takes place in the shallow 
undermined areas. The current developed areas are not undermined and 
should be safe with regards to mine-related sinkholes.  
 
Acid Mine Drainage (AMD) is the process whereby groundwater in voids 
interacts with the sulphides (pyrite) in the rock to form acidic groundwater. 
The Department of Water Affairs (DWA) stated in 2013 that the water level 
within the mine voids of the East Rand was rising steadily (re-watering), 
and that if this were not pumped, decanting would take place late in 2016. 
DWA launched a programme to deal with the AMD problem in May 2016. 
The effect of these measures is not known at this stage and will require a 
detailed study to determine the status in the Springs area. Prior to this 
announcement, AMD water was pumped and treated in other areas of the 
East Rand (Germiston Area). DRDGold is presently using large amounts 
of treated AMD water to recover gold from existing tailings (leach pad 
process) provided to them by the Trans-Caledon Tunnel Authority (TCTA) 
from the AMD treatment facility near Germiston. It follows that AMD seems 
to be managed by central government and other interested role players.  
 
 
2.6.3 Freshwater Environment: State and Threat Level 

 
Refer to Diagram 11: Wetland Features Within and Surrounding the 
Springs CBD Precinct 
 
It can be assumed that all wetland features on and in the vicinity of the site 
are highly modified. No such formally protected areas are designated 
under the Department of Environmental Affairs (DEA) national database in 
the study area, or under the environmentally sensitive area databases for 
Gauteng and the CoE. 
 
This class of modification reflects extensive loss of natural habitat, biota 
and ecosystem functions within the wetland. The system has been 
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modified completely, with an almost total loss of natural habitat and biota 
at the lowest end of the scale.  
 
 
2.6.4 Environmental Sensitivity 

 
Refer to Diagram 12: Environmentally Sensitive Areas Impacting on the 
Springs CBD Precinct 
 
The only important Critical Biodiversity Area (CBA) located within the 
precinct is the ash dump that has been degraded to such a degree that it 
cannot be protected. Therefore there are no important irreplaceable CBAs 
designated within the precinct. 
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Diagram 9: Local Context – Open Space Systems and Natural Environment Features 
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Diagram 10: Undermined Areas Surrounding the Springs CBD Precinct 
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Diagram 11: Wetland Features Within and Surrounding the Springs CBD Precinct 
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Diagram 12: Environmentally Sensitive Areas Impacting on the Springs CBD Precinct 
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Table 1: Landfill Sites Servicing the Precinct  
 

Facility Area 
serviced 

Prepared 
space m² 
(remaining – 
2010) 

Un-
prepared 
space 

Total 
space (m²) 

Remai
ning 
useful 
life 
(years) 

Rietfontein Brakpan, 
Kwa-
Thema, 
Springs, 
Tsakane, 
Duduza, 
Nigel 

3 515 596 
 

910 000 
 

4 425 596 
 

14 

Source: CoE, 2012 
 
 
It is presumed that Level 5 services are rendered to retail, manufacturing 
and food outlets, while most residential areas benefit from a weekly waste 
removal service. Other non-residential customers include commercial and 
industrial, institutional, and business.  
 
 

Table 2: Waste Removal Service 
 

Level of 
Service 

Collection 
services 

Disposal 
Services 

Cleaning of public 
areas 

5 Daily waste 
removal from site 

N/A 
 

N/A 
 

Source: CoE, 2012 
 
 
 
 
 

 
 
Diagram 13: Waste Landfill Site Servicing the Springs CBD Precinct
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2.6.5 Open Space and Natural Environmental Key Findings 

 

 There are few undeveloped land parcels with natural vegetation 
within the precinct and immediate surrounds. 

 The presence of dolomite and undermining will require appropriate 
authorisations before development activities can occur 

 There is a lack of open space. The biggest open space feature is 
the Springs Country Club. 

 Site-specific soil investigation is required for any new 
development. 

 The investigation of potentially undermined land will include 
feasibility geophysical surveys and core drilling, which may pose a 
risk for surface instability on the outskirts of the CBD. 

 All wetland features on and in the vicinity of the site are highly 
modified. 

 Certain parts of the land parcels adjacent to the far northern 
reaches of the precinct have been designated as CBAs. 

 Certain parts of the vacant undeveloped parts of the site 
surrounding the CBAs have been designated as Ecological 
Support Areas (ESAs). 

 The Gauteng Environmental Management Framework (GEMF) 
reveals parts of the precinct fall within Zone 2: a high-control zone 
(within the urban development zone). Such areas should be 
conserved and where linear development (roads, etc.) cannot 
avoid these areas, a proper assessment and implementation of 
alternatives must be undertaken. 

 According to Gauteng and CoE databases, two parcels of land 
located immediately adjacent to the precinct boundary are 
protected, forming part of the D Meyer Bird Sanctuary. 
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2.7 PRECINCT BUILT ENVIRONMENT 

OVERVIEW 

 
 
2.7.1 Zoning and Land Legal Status 

 
Refer to Diagram 14: Zoning 
 
Springs was proclaimed a town in 1904. The 
following zoning categories are applicable to 
the precinct: 
 

 A large proportion of the precinct is 
zoned for Business 1, creating 
flexibility in development as it allows 
for a range of uses, including 
residential. 

 A number of sites to the south of the 
precinct are zoned Business 3, 
allowing for offices, medical consulting 
rooms and dwellings, with other uses 
by special consent. 

 Residential 1 is zoned for residential 
dwelling erven. 

 Numerous erven in the northern 
portion of the precinct are zoned for 
parking. 

 A secondary school and numerous 
church sites are zoned for community 
facilities. 

 Social services zoning allows for public 
service-related activities. 

 Pioneer Park and the ash dump in the 
south of the precinct are zoned as 
public open space. 

 The Springs Station site is zoned for transportation, with consent for hotels, commercial 
purposes and informal trade. 

 
Zoning adjustments may be required in terms of the precinct plan outcomes. 
 

 
 

Diagram 14: Zoning
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2.7.2 Land Ownership 

 
Refer to Diagram 15: Land Ownership 
 

 Large portions of the precinct are 
under private ownership. 

 The station land is under the 
ownership of PRASA. 

 Growthpoint Properties owns a large 
collection of sites at the centre of the 
precinct, between 4th Street and 7th 
Street. 

 The Gauteng Department of 
Infrastructure Development (GDID) 
owns a number of sites within and 
directly adjacent to the precinct, 
including the school site within the 
precinct itself. 

 Transnet owns a large portion of land 
adjacent to the northwestern corner of 
the precinct. 

 The CoE owns a number of sites 
within and surrounding the precinct.  
The CoE has acquired land for public 
parking areas to attract a mix of uses 
into the CBD. 

 

 
 

Diagram 15: Land Ownership 
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2.7.3 Land Use and Key Activities 

 
Refer to Diagram 16: Land Use and Activities 
 
The Springs CBD and immediate surrounds are well served with a diverse 
mix of land uses and a range of activities, including: 
 

 Recreational facilities: sports facilities, Springs Country Club, a 
local park (Pioneer Park); 

 Community facilities: schools, police station, library, clinic, fire 
station, crèche, community hall, and numerous churches; 

 Administrative facilities: licensing services and Customer Care 
Centres; 

 Public transport facilities: taxi ranks and Springs train station; and 

 A retirement village. 
 
 
2.7.4 Characteristics and Key Features 

 
Refer to Diagram 17: Local Context – Gateways 
 
The town of Springs is located within the mining belt and serves the 
surrounding industrial areas of Vulcania and New Era to the west, Nuffield 
to the south and Fulcrum to the southwest. It is also supported by major 
industrial developments such as Enstra Paper Mill, Geduld Propriety 
Mines, and Impala Refinery to the far north.  
 
The Springs CBD is characterised by diverse economic activity, 
predominantly business and retail development at its core, and forms part 
of the far east mining activity belt along with other established areas such 
as Brakpan. Two major shopping malls are located within the CBD and 
within walking distance of the Springs railway station.  
 
The CBD is also reinforced by well-maintained, established residential 
areas: Strubenvale, Casseldale (east), Selection Park (south), Petersfield, 
Rowhill, Paul Krugeroord (northwest), and Brenthurst (west near the 
Springs Airfield)  

 
Municipal facilities are located on the outskirts of the Springs CBD (court, 
police station, magistrate’s court), which may provide an opportunity for 
the introduction of a civic precinct into the core of the study area. 
 
The newly built regional Springs Mall on the N17 interchange is an 
emerging node, identified as a secondary node in terms of the RSDF.  
There are also additional retail centres that have dispersed energy from 
the CBD, like the Sump, which forms on the corner of Wit and Ermelo 
Road, Springs Gate along Main Reef Road (R51 / R29) near Paul 
Krugershood.  
 
Springs CBD exhibits a significant collection of built environment heritage 
features at the core, concentrated particularly in the area around the 
Springs train station.  
 
Major through routes in the Springs Precinct function as one-ways. 
Gateways into the Springs precinct are not well defined. 
 
There are limited public open spaces for the enjoyment of the Springs 
population within the precinct, with the exception of Pioneer Park. A small 
park exists opposite the Springs Library between 4th and 5th Streets, but is 
currently fenced off from 4th Street. Access to the park would add value to 
pedestrians in the area.  
 
Large areas of open space and the effects of undermining contribute to the 
limitations in development occurring to the north and east of the CBD. 
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Diagram 16: Land Use and Activities 
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Diagram 17: Local Context – Gateways
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2.7.5 Existing Heritage and Tourism Activities 

 
Refer to: 
Diagram 18: Local Context – Heritage Features 
Diagram 19: A Selection of Art Deco Heritage Buildings in the Springs 
CBD 
Diagram 20: Art Deco Route 
 
The history of Springs reveals that farmers moved to the surrounding area 
in 1840 and claimed large plots of rural land. These large plots were 
inaccurately subdivided and subsequent review of the boundaries created 
leftover portions of land that became state-owned. One of the pieces, 
located between Geduld, Brakpan and De Rietfontein, was known as “The 
Springs”. The official map of Springs was registered in 1884. Development 
and an increase in the value of land followed the discovery of gold and 
coal in the area. Following the establishment of the Great Eastern mines, 
and later the Grootvlei Proprietary Mines in 1904, the area flourished as a 
mining town and was officially established as a town in 1904. Until the 
1960s, Springs contributed significantly to the country’s gold and uranium 
production. However, towards the end of the 1960s, most of the mines 
were emptied. The characteristic of the town changed to the industrial 
centre that now typifies the area. 
 
 
2.7.5.1 Art Deco Architecture 

 
Today Springs is associated with the extraordinary collection of Art Deco, 
Moderne and Pre-Art Deco buildings located mainly within the original 
boundaries of the CBD (Springs Old) and along the main movement routes 
of 2nd and 3rd Streets. The CBD has the largest number of small-scale Art 
Deco buildings outside of Miami, Florida. Currently these buildings are in a 
general state of neglect or, where in use, unsuitably utilised.  
 
The Art Deco style had its zenith between the two World Wars, a period 
that coincides with the greatest development growth in the history of 
Springs. The style drew inspiration from the machine age, referencing 
such aspects as the wings of aircraft and portholes of ships. In the 
architecture of Springs, development coincided with the mining boom, and 

the architecture developed a character of its own, combining the elements 
of the style with classical stylistic elements. 
 
Some particularly striking examples include, but are not limited to: 
 

 The Springs Central Fire Station, designed by Mr. Anifantakis, and 
opened in 1938; 

 Renesta House, a residential building designed by Kallenbach, 
Furner and Kennedy Architects; 

 The Springs Court Chambers; 

 The Springs Hotel; 

 Nureef House residential building; 

 The Palladium Cinema, built in 1937; 

 Cray’s Mansions; and 

 Shimwell’s Building, built in 1929. 
 
There has been substantial research and documentation undertaken on 
the Art Deco heritage fabric of Springs by MWC Architects, together with 
the architectural students at the University of the Witwatersrand.  
 
An Art Deco architectural route tourist map was prepared by a community 
member, for promotion of the architectural heritage of Springs.  
 
 
2.7.5.2 Other Heritage Features 

 
Other heritage features include: 
 

 The war cemetery and other memorials related to the Second 
World War; and 

 Monuments to important figures in the establishment of the town. 
 
The retail core requires economic revitalisation due to major new 
developments located beyond the CBD, the dilapidated state of the built 
environment, and an incoherent public environment, which has led to the 
dwindling economic activity in the CBD.  
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2.7.6 Built Environment and Spatial Overview Key Findings 

 
The key findings gleaned from the spatial overview include: 
 

 Springs is dislocated from the Gauteng City Region’s urban 
system, surrounded by vast portions of undermined land and open 
spaces, forming its own logic of development. 

 Most of the landholdings are privately owned, which makes it 
difficult for the Council to elicit spatial transformation. 

 Much of the dwelling units in the precinct are rental stock, 
indicating a limited commitment to residential longevity in the area, 
and thus investment in the overall area by residents. 

 The gateways into the precinct are poorly defined and there is a 
lack of quality public environment. 

 Signage is ad hoc with very little consideration for the building and 
quality of the public environment. 

 Crime and grime exist, with poorly maintained buildings within the 
CBD. 

 The area around the station lacks a quality public environment. 

 The Springs CBD is located within the emerging development 
corridor supported by the N12, N17 and the extensive railway 
network. More north–south connections and upliftment of the 
existing economy within the precinct would further consolidate this 
corridor.  

 Springs CBD is based on the right urban fundamentals of mass 
public transport in the form of the railway network, grid-road 
network, density that supports walking within the CBD, and 
regional road connections to other urban centres. There is 
potential to build on and enhance these fundamentals. 

 Springs CBD exhibits a significant collection of built environment 
heritage features at the core, concentrated in the area around the 
Springs railway station.  
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Diagram 18: Local Context – Heritage Features 
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Source: The Heritage Portal 

 
Diagram 19: A Selection of Art Deco Heritage Buildings in the Springs CBD 
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Diagram 20: Art Deco Route 
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2.8 SOCIO-ECONOMIC OVERVIEW 

 
Refer to Diagram 22: Local Context – Community Facilities and Public 
Amenities 
Refer to Table 3: Social Facility Requirements 
 
For full Socio-Economic Overview please refer to Annexure 3: Economic 
Assessment Context and Status Quo 
 
 
2.8.1 Socio-economic Characteristics 

 
According to 2011 census data, the small areas covering the precinct had 
a population of approximately 5 351 people, approximately 1 993 
households and an average household size of 2.6 persons per household. 
The immediate surrounding areas had a population of approximately 
13 404 people, approximately 4 111 households, and an average of 3.3 
persons per household. The precinct has a slightly lower average 
household size than that of the immediate surroundings and of the CoE. 
The precinct has a limited residential population and the area has not 
shown much historical growth in population.  
 
The status quo has revealed that the financial and business services 
sector is the major economic contributor to the economy of Springs, 
followed closely by the trade sector and the community and social services 
sector. 
 
There are numerous applications for residential and business rights within 
the SDA of the CBD, which reveals that the Springs precinct and 
surrounds is ready for development. 
 
The precinct has great potential for further development, investment in 
retail and commercial activities, and ultimately employment opportunities 
for local residents. 
 
 
 

2.8.2 Socio-economic Assessment 

 
The key status quo assessment findings from the socio-economic, 
economic and property market context of the precinct, and its immediate 
surroundings, are presented in this section. 
 
 
2.8.2.1 Major Policies, Plans and Projects 

 

 The MSDF introduced a number of Economic Development 
Regions, of which the Springs CBD is one. 

 The precinct falls within Region D of the CoE, with Springs 
identified as a primary node. 

 The Medium-Term Development Framework (MTDF) (2015) 
earmarks the precinct and surrounds for the following short-term 
development projects: 

 community shopping centre 

 manufacturing production centre 
 
 
2.8.2.2 Socio-Economic Profile 

 

 75% of the population in the precinct and immediate surrounds is 
within the Economically Active Population (EAP) group, aged 
between 15 and 64 years. 

 20% of the precinct population is within the youth group (14 years 
and younger), and 5% are elderly (over 65 years). 

 More than half (55%) the population aged 20 years and older in 
the precinct has a matric qualification or higher (compared with 
51% across the CoE). 

 Of the EAP, approximately 87% were employed in 2011. 16% 
were unemployed, below the CoE average unemployment rate of 
18%. 

 7% of the households in the precinct earn no income (compared 
with 18% across CoE). Approximately 25% of the households in 
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the precinct earn less than the cut-off amount for a household 
living in poverty (compared to 38% across CoE). 

 Approximately 6% of the households in the precinct earn more 
than R614 000 per annum. These higher income levels reflect the 
slightly higher employment rate, which reveals that residents in the 
area have slightly higher levels of affordability in comparison to the 
average across CoE. 

 The financial and business services sectors are the greatest 
contributors to employment in the precinct, followed by the retail 
trade sector and the community services sector. 

 
 
2.8.2.3 Development Rights 

 
The Service Delivery Area (SDA) of the CBD covers the Springs precinct. 
There are numerous applications for residential and business rights within 
the SDA, which suggests that the Springs precinct and surrounds is ready 
for development. 
 
Approved building plans for the SDAs during 2015, 2016, and 2017 reveal 
the following applications: 
 

 Springs CBD:  

 2 businesses 

 8 dwellings additions 

 1 industrial development 

 Surrounding areas: 

 72 dwelling additions or second dwellings 

 37 new dwellings 

 6 industrial additions 
 
There are two key proposed developments for the CBD and regional 
connectivity:  
 

 Springs Station development  

 Extension of the golf course 
 
 
2.8.2.4 Residential property market 

 

 Flats accommodate the majority of the people in the precinct 
(52%), followed by houses (37%) (compared with the CoE, where 
houses are far more prevalent type of dwelling). 

 81% of households rent their dwelling units, revealing a lower level 
of commitment to location. The remaining households within the 
precinct own their houses, with slightly more than half fully paid 
off. 

 
Research into the residential property market considered the Springs CBD 
and the following suburbs: Geduld, Payneville, Selection Park and Pollak 
Park. 
 
There are few sectional schemes within the CBD, although the majority of 
residents within the precinct occupy flats as the main type of dwelling. 
 

 In the CBD, 52% of existing owners have owned their houses for 
more than 11 years, while 12% have owned their homes for 8 to 
10 years. Of the remaining household owners, 25% bought their 
houses less than 5 years ago.  

 In the surrounding areas 46% of the people have been staying in 
the area for more than 11 years, while 13% have been staying in 
the surrounding areas in the past 8-10 years and a total of 32% in 
the previous 5 years or less.  

 Although fewer than 20% of the residents in the CBD are existing 
owners, the length of ownership in the precinct and surrounding 
areas shows that residential property owners are more permanent. 
The majority of existing owners are middle-aged. 

 The number of residential property registrations per annum has 
declined over the years.  

 
The Regional Spatial Development Framework (RSDF) in region D 
revealed that residential densities around the precinct are very low, with 
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most areas having a gross density of below 20du/ha. Although higher 
densities are considered “ideal”, residents of higher-income areas may 
resist higher densities, which they equate with the decline of property 
values.  
 
 
2.8.2.5 Institutions, social services and facilities 

 
In terms of social services, the precinct is served by: crèches, secondary 
schools, clinics, community hall, library, police station and a taxi rank. The 
precinct also has a total of 12 churches. 
 

 There is one crèche within the precinct. 

 Although not within the precinct, there is one primary school 
immediately west of the precinct. 

 There is one secondary school within the precinct, and numerous 
in the surrounding suburbs. 

 There is one clinic within the precinct. 

 There are two hospitals in the suburbs west of the precinct. 

 Springs Police Station is located within the precinct. 

 The Springs Library is a local community library located within the 
precinct. A larger branch library is located northwest of the 
precinct. 

 
 
2.8.2.6 Retail Market 

 
There are two major shopping centres in the precinct, the Avenues 
Shopping Centre and the Palm Springs Mall.  
 
There are also smaller arcades near the CBD, such as Standard Band 
Arcade, the Second Street Mall near the Springs railway station, etc.   
 
A third large retail shopping centre in the surrounding suburbs is the 
relatively new Springs Mall, offering nearly 50 000m2 of retail space. 
Springs Mall has excellent access to the N17 highway and is situated on 

the corner of Wit and Jan Smuts Roads in Casseldale. The mall offers 
large-scale employment in the area.  
 
There are also smaller shopping centres in the surrounding suburbs of 
Springs, such as the Selcourt Shopping Centre, Strubenvale Shopping 
Centre, New State Era Shopping Centre, Bakerton Square and the newer 
shopping centres like Springsgate and Selcourt Towers.  
 
 
2.8.2.7 Industrial Market 

 
The area has a relatively local economy, with a moderate industrial base. 
Numerous industries in the area play a crucial role in the CBD, especially 
those with a core function reliant upon transport and logistics and 
industries involved in trade and manufacturing.  
 
Effective logistics and transport rail routes link the CBD and the outside 
economies. For instance, the Springs rail link (Spring–Kaydale route, 
Springs–Rooikop route and the Springs–Secunda route) transports 
pulpwood into Geduld.  
 
Numerous motor industry-related uses exist within the precinct, with 
popular businesses such as Auto Zone, Super Quick, Goldwagen, Kia, 
BMW, etc.  
 
Furthermore, these major development opportunities are proposed within 
the precinct:  
 

 An Industrial Development Zone (IDZ), adjacent to the Geduld 
Proprietary Mines, 4km north of the precinct focusing on mineral 
beneficiation, PGM value addition, additive manufacturing, fuel 
cells localisation and capital equipment;  

 The Springs Station development; 

 A community hub;  

 A manufacturing and production centre; and 

 A private commercial development initiative.  
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Diagram 21: Proposed GIDZ Located near Geduld Proprietary Mines  

Source – GIDZ documentation 

 
 
2.8.2.8 Mining Sector 

 
In terms of downstream value-adding benefits from the mining sector, 
the nearby Grootvlei Proprietary mines and the Impala refineries need 
further consideration in terms of their potential for the economy of the 
Springs CBD.  

 
The Grootvlei gold mine, linked to Aurora, has been closed down, although 
illegal gold mining activities from Zama-Zamas, with limited gold extraction, 
could still be taking place. Uncertainty surrounds any further gold mining 
along the mining belt in the area, due to declining gold production and 
AMD. There are other developed and better located gold value-adding 
economies nearby, and the Springs CBD will most likely not have a 
competitive advantage in this regard.  
 
In terms of platinum value-adding, the nearby Impala-owned platinum 
refinery in Springs has recently developed a stationary fuel cell plant, with 
a grant from the Department of Trade and Industry (DTI). Impala Platinum 
is investigating the potential role of platinum in the economy of the Springs 

CBD. However, fuel cell development is still largely in its infancy phase in 
South Africa. The development of the OR Tambo Special Economic Zone 
(SEZ) is also targeting tertiary metals processing, which will provide major 
competition in the export market.   
 
 
2.8.3 Socio-Economic Key Findings 

 

 There is a small residential population, with a low average 
household size, and low density in the precinct and surrounding 
areas. This highlights the need to maximise the use of abandoned 
municipal buildings for residential or business purposes. 

 The levels of education, employment and income suggest that the 
area could serve as a residential area for employees in the CBD 
with potential to grow and attract more residents. 

 The population has higher levels of education, employment and 
income than the greater CoE. The residents thus have higher 
levels of affordability compared to the rest of the CoE.  

 The residential property market mostly consists of flats, followed 
by houses, with the majority of households renting their dwelling 
units. Middle-aged people make up the largest group of recent 
buyers in the area, so greater focus should be placed on attracting 
a greater share of EAP into the area. 

 The precinct has good access to services. There is a crèche in the 
precinct, access to a library and a police station, access to primary 
and secondary schools within a 20–30-minute drive time, and 
relatively good access to clinics and hospitals. 

 There are sufficient retail offerings in the precinct, but no major 
office components. There is evidence to suggest that future 
development direction will include more industrial, warehousing 
and logistics. 

 The centre of the precinct provides good accessibility, but not 
visibility, a factor to remember when considering use 
recommendations in the development concept section of the 
report.  



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  56 

 Rail services need to be improved to augment the road-based 
public transport services and to develop the inland freight ports of 
Tambo Springs.   

 Proposed new railway routes to previously disadvantaged areas 
such as Tsakane, Kwa-Thema, Duduza and eTwatwa should be 

kept in mind in the development concept stages, considering how 
to link them to Springs.  
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Diagram 22: Local Context – Community Facilities and Public Amenities 
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Table 3: Social Facility Requirements in Terms of the RSDF 
Source: RSDF (2015) Region D – social facility requirements 
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2.9 INFRASTRUCTURE AND ENGINEERING SERVICES OVERVIEW 

 
 
2.9.1 Introduction 

 
An assessment was undertaken of the following infrastructure and 
services components: stormwater, water, sewer, electricity, ITC and 
telecommunications. 
 
 
2.9.2 Stormwater 

 
Refer to Diagram 23: Catchment Delineation and General Drainage 
Directions 
 
Refer to Diagram 24: Stormwater Run-off over Private Land Directly North 
of Springs CBD 
 
 
2.9.2.1 Area 

 
The surface area of the Springs CBD Precinct is approximately 140 ha. 
The general drainage directions are indicated in orange on Diagram 23. 
The whole site drains in an easterly direction towards the Blesbokspruit. 
The Blesbokspruit drains into the Suikerbosrand River to the south, which 
joins the Vaal River in the vicinity of Vereeniging. The whole precinct falls 
within the Vaal River catchment area. 
 
 
2.9.2.2 Rainfall 

 
Rainfall data was obtained from the research report and software “Design 
Rainfall and Flood Estimation” as produced by the University of Kwa-Zulu 
Natal and published by the Water Research Commission (2002). The 
mean annual precipitation in the Springs CBD Precinct was found to be 
713 mm per annum. Storm depths for different durations and recurrence 
intervals are presented in the table below. 
 

Table 4: Storm Rainfall Depths for Different Durations and 
Recurrence Intervals 

 
Storm duration 
(hours) 

Recurrence interval (1 in ___ years) 

10 20 50 

1 41.7 mm 49.3 mm  60.5 mm  

2 53.2 mm 63.0 mm 77.2 mm 

24 98.5 mm 116.6 mm 143.0 mm 
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Diagram 23: Catchment Delineation and General Drainage Directions 
 

2.9.2.3 Existing Infrastructure 

 
Refer to Diagram 26: Existing Stormwater Pipes in the Springs CBD 
 
There are numerous existing concrete stormwater pipes in the Springs 
CBD area, ranging in size from 450mm diameter to 1050mm diameter.   
 
 
2.9.2.4 Known Problem Areas  

 

 The basement at the Springs Theatre is liable to flooding. 

 There is illegal connection of waste water pipes to the stormwater 
system by businesses close to the Springs central fire station, east 
of Boksburg Street and Welgedacht Road. 

 Some businesses within the CBD continually sweep their solid 
waste into the stormwater catchment pits causing blockages, 
pollution and possible flooding. 

 Complaints from the landowner directly north and a little to the 
east of Springs CBD regarding flooding on his (empty) property 
caused by stormwater run-off from the Springs CBD. (See 
Diagram 24). However, the property would appear to be 
undermined and therefore cannot be developed further. 

 Refer to Diagram 25: A relatively large portion of Springs CBD 
along 4th Avenue falls within the 1 in 100-year flood line. This 
means that this area is relatively prone to flooding and statistically 
likely to be flooded or submerged once in any 100-year period. 
Furthermore, early indications are that storms are becoming more 
severe / intense worldwide due to climate change, but not enough 
data is available to make accurate predictions regarding the 
frequency of flooding. It might be possible to construct large 
canals to the northeast of Springs with sufficient capacity to 
transfer large volumes of water quickly away from the city, thereby 
lowering the backwater profile within the CBD; however, this will 
need to be verified by calculation and assessment of the 
topography. Such bulk stormwater canals may also be relatively 
expensive to construct and to maintain, because they generally 
need to be relatively deep (up to 5m deep) and vegetation needs 
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to be cleared out annually to ensure efficient operation.  
Alternatively, the situation may remain as is, with critical and 
strategic infrastructure and services placed outside the 1 in 100-
year flood lines. 

 
 
2.9.3 Water 

 
Refer to Diagram 27: Water Reticulation Network and Reservoirs in the 
Springs CBD 

 
The existing water reticulation pipes in the Springs CBD vary in diameter 
between 75mm and 500mm and consist of asbestos–cement pipes.  
According to the CoE database, most of the water pipelines were installed 
between 1916 and 1935, but the original pipes have probably been 
replaced over the years.  
 
The existing water reservoirs servicing the Springs CBD and their water 
storage capacities are shown in the table below. 
 
 

Table 5: Names and Capacities of Water Storage Reservoirs 
Servicing Springs CBD 

 

RESERVOIR NAME STORAGE CAPACITY (Mℓ = 1 
million litres) 

Dal Fouche Water Tower  1.8 Mℓ 

Rietfontein Reservoir  9 Mℓ 

Pam Brink Water Tower  1.6 Mℓ 

Pam Brink Reservoir  11.4 Mℓ 

 
There are no known issues with water meters and water billing in this area. 
No issues are experienced with low pressure or lack of water supply in the 
Springs CBD Precinct. The condition of the existing pipe reticulation 
network is generally good with approximately one leak or burst per week. 
 
 

2.9.4 Sewer  

 
The existing waste water pipes in the Springs CBD vary in diameter 
between 100mm and 600mm. Smaller diameters up to 250mm diameter 
consist of baked clay (or “vitro clay”), while larger diameters consist of 
concrete. The condition of the existing sewer pipe network is good and 
approximately one pipe blockage is experienced per fortnight. 
 
All waste water from the Springs CBD gravitates to the Anchor Springs 
Waste Water Treatment Plant, which is owned and operated by the 
Ekurhuleni Water Care Company (ERWAT). The Anchor works is situated 
in Springs and falls within the DD5 drainage district. Built in 1936 and 
upgraded on several occasions, the works was designed to treat 32 
mega-litres per day (Mℓ/day) of waste water from the Springs and 
Kwa-Thema areas. Conventional biological filtration is employed as the 
main treatment process. 
 
 
2.9.5 Electrical 

 
 
2.9.5.1 Area 

 
The Springs CBD Precinct draws its electrical power from the Springs 
Customer Care Centre (CCC). 
 
 
2.9.5.2 Existing Electrical System and Capacity 

 
An assessment has been undertaken to determine the availability of 
capacity for any future developments as per the different Customer Care 
Centres.  
 
The Springs CBD is a well-established and mature area with 
comprehensive engineering infrastructure and services. A 6.6kV 
reticulation system is already in place. The capacity is expected to be 
sufficient for current demand and small commercial and residential 
developments. Large concentrated developments will need to be 
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evaluated and an application for the additional demand processed by the 
Energy Department. 
 
It is therefore anticipated that no additional equipment is required in the 
form of substations, mini-substations, distribution lines or cables.   
 
 
2.9.5.3 Upgrades and / or Expansions Required 

 
The Springs CBD equipment is maintained and serviced regularly as per 
municipal guidelines and as such there are no issues with maintenance of 
the system. The CoE Energy Department is responsible for the network 
systems before the metering point, including the electrical infrastructure 
such as switch rooms, substations, mini-substations, overhead lines, etc. 
 
The CoE, as well as developers, must ensure registration of new 
servitudes for new distribution lines, substations, mini-substations, ring 
main units and any related equipment. There is minimal new reticulation 
required for CBD developments. Almost all development packets should 
be able to connect to services running along or close by. 
 
At this stage, there is no need to augment power as the capacity is 
sufficient. 
 
 
2.9.6 Telecommunications and ICT 

 
Modern communities rely on telecommunications to the extent that the UN 
has declared access to information a basic human right. To date, most 
communities access radio and television easily. However, access to data 
and voice service is still out of reach of most ordinary South Africans due 
to excessive prices and contracts system. It is expected that services will 
become more affordable and accessible due to the availability of more 
fibre networks, GSM masts and the release of the hardwire last mile for 
multiple service providers.  
 

Telecommunications facilities can easily be expanded to meet demand 
growth using fibre, hardwire and GSM backbone already available with 
minimal expansion cost and time implications. 
 
 
2.9.7 Infrastructure and Engineering Services Key Findings 

 
 
2.9.7.1 Stormwater Key issues 

 

 Businesses illegally connect waste water pipes (sewers) to the 
stormwater system. 

 Businesses sweep solid waste into the kerb inlets that form part of 
the stormwater system, thereby blocking the system. 

 There are signs of flooding, which need to be investigated further 
to have a better understanding of the impact. 

 
 
2.9.7.2 Water Key Issues 

 
There is water capacity to accommodate future development.  
 
All water reticulation pipes in the Springs CBD consist of asbestos–
cement, which is no longer considered an acceptable material in 
construction. This is a minor issue that does not need to be rectified 
immediately, because the asbestos–cement pipes do not pose any risks to 
humans when the water they carry is ingested; but the pipes may cause a 
hazard to the respiratory system when they are unearthed to repair leaks. 
Consideration should be given to the long-term planning on this issue. 
 
 
2.9.7.3 Sewer Key Issues 

 
The existing condition of the pipeline is good and further comment will be 
obtained from ERWAT regarding the raw water inflow compared to the 
capacity of the plant and the condition of the plant. 
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2.9.7.4 Electrical and Telecommunications Key Issues 

 
The Springs CBD has a mature network available for most development 
opportunities. The equipment is well maintained and ready for connection.  
 
Telecommunications facilities can easily be expanded to meet demand 
growth using fibre, hardwire and GSM backbone already available with 
minimal expansion cost and time implications. 
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Diagram 24: Stormwater Run-off over Private Land Directly North of Springs CBD 
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Diagram 25: 1 in 100-year Flood Lines 
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Diagram 26: Existing Stormwater Pipes in the Springs CBD 
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Diagram 27: Water Reticulation Network and Reservoirs in the Springs CBD 
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Diagram 28: Existing Sewer Pipe Network in Springs CBD 



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  69 

2.10 POLICIES, PLANS AND PROJECTS CONTEXT 

 
 
2.10.1 Introduction 

 
Refer to Diagram 29: CoE Package of Plans 
 
This section comprises an assessment of the various policy plans and 
projects, from national to local level, that impact the precinct. 
 
The CoE MSDF and RSDF (2015) were informed by the applicable 
national and provincial policies, which do not require review at this level of 
planning.  
 
At provincial level, the Gauteng Provincial Spatial Development (GSDF) 
2030, prepared in 2016, was reviewed.  
 
At the metropolitan planning level, the applicable hierarchy of plans was 
assessed including: 
 

 The Ekurhuleni 25-Year Aerotropolis Master Plan of 2015, a 
significant provincial study, undertaken in partnership with the 
CoE, which includes proposals for CoE’s jurisdiction and the 
Gauteng City Region on a whole, and gives guidance on the 
precinct; 

 CoE Built Environment Performance Plan (BEPP, 2017); 

 The MSDF; 

 The RSDF for Region D; and  

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

 
These give consistent policy support, at all levels, to the consolidation of 
the precinct development with primary mixed use near the Springs core 
and a tertiary node near the Springs Station, with mixed-density residential 
development. Business, commercial and industrial activities are also 
needed to establish an integrated development offering employment 
opportunity and economic growth. 

The CoE package of plans is reviewed in this section. The outcomes from 
each level of planning are identified and the implications assessed for the 
Springs Precinct and its zone of influence. 
 
 

 
 

Diagram 29: CoE Package of Plans 
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2.10.2 National and Provincial Policies and Plans  

 
The CoE MSDF (2015) was informed by the applicable national and 
provincial policies, which do not require review at this level of planning.  
 
These policies included: 

 The Local Government Municipal Systems Act (MSA), 32 of 2000; 

 The Spatial Planning and Land Use Management Act (SPLUMA) 
16 of 2013; 

 The National Development Plan (NDP); 

 The Gauteng Employment, Growth and Development Strategy; 

 The Ten Pillar Programme; 

 The Gauteng Spatial Development Strategy; 

 The Gauteng 25-Year Integrated Transport Master Plan; and 

 The Ekurhuleni Growth and Development Strategy 2055. 
 
The focus in this section is therefore on metropolitan, regional and local 
policies, plans and programmes that directly affect the precinct, including: 
 

 Gauteng provincial spatial development proposals; 

 Gauteng Economy Revitalisation Strategy 2014–2019; 

 Neighbourhood Development Programme (National Treasury); 
and 

 The Ekurhuleni 25-Year Aerotropolis Master Plan, which is being 
undertaken in partnership with the CoE. 

 
 
2.10.2.1 Gauteng Provincial Spatial Development Proposals 

 
The main policy that directly impacts Springs is the GSDF 2030, prepared 
in 2016 after the MSDF and RSDF.  
 
 
 

The Gauteng Spatial Development Framework 2030 (2016) 

 
The GSDF (2016) supports the CoE MSDF and identifies Ekurhuleni as 
the hub for manufacturing, logistics and transport.   
 
The GSDF gives policy support for Springs as one of the CBDs that has 
existing investment and infrastructure that should be capitalised on and be 
revitalised.   
 
 
2.10.3 Metropolitan Plans and Policies 

 
 
2.10.3.1 Ekurhuleni’s 25-Year Aerotropolis Master Plan 

 
Refer to: 
Diagram 31: CoE 25-Year Aerotropolis Master Plan 
Diagram 32: CoE 25-Year Aerotropolis Master Plan on a Local Level – 
Neighbourhood Improvement Plan 
 
The Ekurhuleni 25-Year Aerotropolis Master Plan Part 6: Land Use Plan 
(June 2015) aims to unlock the economic development potential of the 
region, while taking the city and its neighbours towards greater efficiency, 
sustainability and equity. 
 
The Aerotropolis is based on five principles that form the foundation of the 
vision for Ekurhuleni’s Aerotropolis and from which the criteria for the 
success of this important initiative were derived.  
 
These principles are: 
 

 Community: strong neighbourhoods that allow people to realise 
their full potential. 

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

 Concentrate: dense Transit-Oriented Development (TOD) that 
leverages and complements existing communities. 



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  71 

 Connect: goods, services and people moved efficiently and 
effectively. 

 Compete: value chains that South Africa can dominate in the 
global economy identified and amplified. 

 
The Aerotropolis “Land Use and Nodal Strategy” provides a rational 
distribution of uses and activities, protecting neighbourhoods, 
accommodating industrial needs, and promoting smart high-quality 
developments within hubs and districts. It comprises the following 
components: 
 

 Aerotropolis hub: Proposed developments with an intensive mix 
of uses that will attract creative high-tech industries in 
collaborative and synergistic environments. These are designed 
with a high level of amenity intended to impress and attract outside 
business and tourist visitors. 

 Community hub: Proposed mixed-use (office-over-retail) 
development as infill within existing communities. They are 
intended as TODs within proximity to the BRT and metro rail 
stations to maximise the market reach. 

 Institutional facility: Proposed metropolitan Technical and 
Vocational Education and Training (TVET) university campus, 
established through public–private partnership, and focused on the 
most relevant and state-of-the-art skills training that will increase 
access to jobs. 

 Administrative city: Proposed for Kempton Park as several 
municipal services are there, near the airport, and within walking 
distance of the new Business Facilitation Network offices. 

 Economic Development Districts: Specialist mixed-use 
development zones which embody the optimal sites for new 
growth and infill redevelopment for the purposes of an Aerotropolis 
economy. 

 
The Springs CBD Precinct is earmarked as an Economic Development 
District and a community hub, with proposed mixed use and TOD. 
 

The Aerotropolis land use plan gives guidelines on certain aspects within 
the community hub such as: 

 Promoting improved linkages between other economic centres; 

 Improving gateways into the CBD through special features such as 
bridges or public art and signage; 

 Improving the streetscape of certain streets within the precinct; 
and 

 Identifying sites in close proximity to stations for intensive 
development.  

 

 
 

Diagram 30: TOD Community Hub Development Design Guidelines 
Source: Aerotropolis Master Plan: Part 6 Land use plan, 2015, Page 63  

 
 



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  72 

 
Diagram 31: CoE 25-Year Aerotropolis Master Plan on a Regional Level  
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Diagram 32: CoE 25-Year Aerotropolis Master Plan on a Local Level – Neighbourhood Improvement Plan 
Source: Aerotropolis Master Plan: Part 6 Land use plan, 2015, Figure 6-9, Page 70  
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2.10.3.2 CoE Built Environment Performance Plan (BEPP, 2017) 

 
Refer to Table 6: BEPP Indicator Targets 
Refer to Diagram 33: CoE BEPP 2017 
 
The CoE Built Environment Performance Plan (BEPP) of 2017 is 
effectively the interdepartmental coordination and development 
implementation strategy.  
 

It provides the strategic public management framework across 
sectors and spheres for the alignment of public resources into 
strategic urban locations across the planning, funding, delivery 
and operations cycle; and the design and application of fiscal and 
regulatory instruments aimed at catalysing private fixed investment 
and spatial transformation. 

(CoE BEPP, 2017) 
 
The spatial planning method adopted and reiterated by the BEPP, for the 
period 2017/18 to 2020/21, is based on integrated TOD as articulated in 
the Urban Network Strategy (UNS). The BEPP strengthens the overall 
application of the Built Environment Value Chain (BEVC) through: 
 

 Clarifying development objectives, strategies and targets relative 
to agreed productivity, inclusion and sustainability outcomes; 

 Consolidating spatial planning, project preparation and 
prioritisation via TOD plans and programmes in prioritised 
integration zones; 

 Establishing an actionable intergovernmental project pipeline of 
catalytic projects via a portfolio management and project 
preparation tools; and 

 Clarifying long-term financing policies and strategies for 
sustainable capital financing of the intergovernmental project 
pipeline. 

 
The Springs CBD forms part of the BEPP Integration Zone 5, which 
represents the area along the proposed IRPTN, and includes Benoni, 
Brakpan, Kwa-Thema, Duduza and Tsakane. Specific development 

targets are identified within the Integration Zone Planning Guidelines to 
achieve spatial and economic transformation and support public transport, 
including a socio-economic profile and tenure mix (owned / public rental 
and private rental). 
 
 

Table 6: BEPP Indicator Targets 
 

 
Source: BEPP, 2017 

 
Existing public transport infrastructure is the PRASA rail and numerous 
taxi routes. The rail is primarily and east–west link from Benoni CBD to 
Springs CBD, with no railway line extending southward towards 
Kwatsaduza along the Integration Zone (IZ) delineation. A proposed 
IRPTN route with numerous feeders and a proposed station will connect to 
the marginalised area. Currently the taxi industry has numerous stops 
along the IZ delineation serving the Kwa-Thema / Tsakane / Duduza 
communities. 
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Most of IZ 5 adheres to the criteria of walkability (based on a 500m 
walking distance from any public transport station). One section of the IZ 
(Tsakane, south of Kwa-Thema) has limited walkability, as it is not served 
by the proposed IRPTN public transport facilities, although numerous taxi 
stops are noted. 
 
The precinct forms part of the central area of the IZ. An additional 116 348 
people (46 049 residential units) can be accommodated within IZ5. The 
total additional developable land area within the zone amounts to 1200ha. 
 
The BEPP notes the following service infrastructure services issues: 

 The municipality currently experiences capacity shortages within 
most of the water infrastructure. Most of IZ5 has no capacity.  

 Waste Water Treatment Works is currently operating in 
overstressed capacities. Some of the central sections of IZ5 have 
some spare capacity, but most of the remaining sections have no 
spare capacity. 

 A limited section of IZ5 has spare capacity in electrical supply, but 
most of the electrical infrastructure in CoE is operating at its full 
capacity. 

 
The BEPP outlines the following priority project interventions applicable to 
the precinct, as captured in the capital infrastructure budget: 

 IZ5 Economic Node – CBD 

 Energy: Springs Revenue Enhancement  

 Energy: Springs Network Enhancement  

 
The BEPP IZ5 also identifies the precinct plans that are to be undertaken, 
which include the Springs CBD Precinct, underway as part of this project. 
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Diagram 33: CoE BEPP 2017 
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2.10.3.3 CoE MSDF (2015) 

 
Refer to Diagram 34: CoE Approved MSDF 2015 
 
The spatial development objectives of the CoE MSDF are: 
 

 To create a single, uniform identity for the Ekurhuleni Metropolitan 
area; 

 To develop a well-defined system of nodes; 

 To promote the development of a sustainable compact urban 
system; 

 To create a sustainable and functional open space network; 

 To optimise the job creation capacity of the formal economy; 

 To integrate the disadvantaged communities into the urban fabric; 

 To actively promote sustainable public transport; 

 To promote access to social and municipal services through 
CCCs; 

 To identify the impacts of climate change on the CoE; 

 To promote sustainable livelihoods development; 

 To promote sustainable development; and 

 To optimise the comparative and competitive advantages of the 
CoE. 

 
 
MSDF Urban Structuring Elements 

 
The MSDF directs the spatial development of the Ekurhuleni Metropole 
through the application of the following urban structuring elements and 
spatial development guidelines: 
 

 Metropolitan nodal network, comprising a nodal hierarchy of 
primary and secondary nodes. 

 Development corridors, encompassing the following 
classifications: 

 transportation corridor 

 activity corridor 

 activity spine 

 activity street 

 modal transfer points 

 The development of the CoE Aerotropolis, which is the primary 
core of the municipality. 

 TOD. 

 Principles of sustainable neighbourhood development include:   

 adequate space for streets and efficient street network 

 high-density development 

 mixed land use 

 social mix 

 limited land use specialisation 

 Densification, which is required to achieve a compact urban form. 
The spatial guidelines outline density parameters in the following 
areas: 

 TOD: rail and BRT stations 

 TOD along public transportation routes, including rail and 

BRT 

 along high-order mobility routes 

 along the second-order road network 

 nodes (primary, secondary and tertiary) 

 low-density residential zones – minimum density 

 mixed land use activities supporting densification 

 Municipal open space network and an Urban Development 
Boundary (UBD). 
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MSDF Spatial Development Strategy 

 
The MSDF’s spatial development strategy is an urban network plan 
formed by the identified structuring elements. The core of this network is 
the OR Tambo International Airport (ORTIA) Aerotropolis. The key 
structuring element of the urban network is the proposed mass public 
transport that links the nodal hierarchy. The mass public transport (rail and 
IRPTN) forms a lattice that establishes corridors earmarked for 
densification, and promotes the movement of people to and from places of 
employment within the CoE.    
 
The MSDF’s principles include: 
 

 Retrofitting existing primary nodes; 

 New nodal development; 

 Functional densification; 

 Provision of effective public transport; and 

 Inward urban growth. 
 
This is in alignment with the UNS and the CoE’s Capital Investment 
Framework (CIF). Furthermore, the MSDF “beads-on-a-string” 
development is the preferred model for corridor development, in order to 
strengthen and enhance the IRPTN within the CoE. The MSDF, CIF and 
UNS are all established on the basis of key aspects which define a 
sustainable public transport system.  
 
These include:  
 

 Nodes connected by viable links along the route;  

 Mixed-use development with increased densities at suitable TOD 
nodes;  

 Walkable distances to and from stations;  

 Tertiary nodes that incorporate the social facilities required; and  

 NMT services to complement the public transport system. 
 

The Springs Precinct is identified by the MSDF as a primary node. This 
gives policy support for the development of mixed-use activities and high-
density residential development. It also gives performance criteria to 
residential, requiring a minimum 85 du/ha within the CBD boundaries (as 
may be determined by the municipality). 
 
Springs’ core function, as defined in the MSDF, is for “regional retail for 
medium- and low-income users, offices, service industries, motor and 
related industries, high-density residential”. It also identifies a niche market 
for Springs based on “motor trade and related uses, mining; engineering 
and mechanical workshop; tourism (Guest Houses)”. (CoE MSDF 2015, 
page 72).   
 
The MSDF also earmarks the area around the Springs Station for growth 
and development. 
 
 
MSDF Urban Design Principles 

 
The MSDF specifically establishes an Urban Design Policy (UDP), which is 
based on the following imperative:  
 

At the heart of this approach is the central aim of creating places 
of beauty and distinct identity by drawing together the many 
strands of “placemaking” – environmental responsibility; social 
equity; economic viability. The urban design vision should address 
the social needs of people living and working in the area now and 
in the future, and create opportunities to contribute to the 
establishment of sustainable communities. 

(CoE MSDF, 2015) 
 
Within this context, the MSDF UDP establishes the following guiding 
principles in the formulation of an urban design vision and mixed-use 
development strategy: 
 

 Accessibility and legibility; 

 A mix of land use forms; 

 A vibrant and engaging public realm; 
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 Security by design; 

 Synergy with existing environment; 

 Heritage as a progressive force; 

 Tight street edges and short street frontages; 

 Robust and flexible architecture; 

 Integration with context; 

 Management of the investment; 

 Street edge guidelines: shopping street; urban street and mobility 
route; and 

 Courtyard development. 
 
 
MSDF Street Edge Guidelines 

 
The MSDF sets out a series of guidelines for new development and active 
interface of buildings along all street edges and around public spaces. 
There are four types of street categories covered by the guidelines: 
shopping streets, urban streets, mobility routes and courtyards. This will 
result in the: 
 

 Facilitation of a more accessible, walkable and pedestrian-friendly 
environment; 

 Activation of streets and public spaces through active street 
interfaces; 

 Creation of economic opportunities in ground floor spaces opening 
onto streets; 

 Improved safety and security through “security by design” rather 
than through remedial measures; 

 24-hour presence in buildings through the vertical mixing of uses; 

 Live–work–play lifestyles all within a walkable environment; and 

 Greater efficiency of commuter travel. 
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Diagram 34: CoE Approved MSDF 2015 Identifying Springs CBD as a Primary Node 
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2.10.4 Regional and Local Policies and Plans  

 
 
2.10.4.1 RSDF Region D 

 
Refer to Diagram 35: RSDF Region D –  
 
The precinct is located in Region D of the RSDF (2015). Region D is 
broadly bounded by the N12 to the north, the N17 to the south, Barry 
Marais Road to the west and the Welgedacht Township to the east. The 
major east–west connections include the N12 and North Rand Road that 
connect the region to the City of Johannesburg and Middelburg; the 
regional north–south routes include Barry Marais Road, which connects to 
the N3 towards Kempton Park.  
 
Large areas around Springs and north of Brakpan are areas of moderate–
high potential agricultural land not utilised.   
 
Large portions affected by surface mining exist and are not considered 
suitable for future development.  
 
The area is well serviced with taxi facilities. The Springs–Nigel line is the 
least used in Region D and caters to off-peak freight. 
 
Three of the nine CBDs within the City of Ekurhuleni fall within Region D, 
including Benoni, Brakpan and Springs. 
 
The goals of Region D include: 
 

 Improving north–south linkages and linkages to other urban 
centres to improve access and create further economic 
opportunities and employment, i.e. improving the connections 
between Springs, Benoni and Brakpan. 

 Exploiting the existing N12 and N17 highways. 

 Enhancing the agricultural sector with the promotion of food 
production. 

 Conserving and managing the existing natural environment. 

 Promoting densification along existing railway lines and stations. 

 Enhancing the existing CBDs and nodes with additional 
higher-density residential to promote 24-hour live, work, play and 
pray experience. 

 Accommodating social services and infrastructure for the growing 
population within the area. 

 Bolstering the existing industrial areas and expansion of these 
industrial sectors within these areas;. 

 Improving the economy of the Springs Airfield. 
 
The development concept for Region D aims to meet the following 
principles:  
 

 Sustainability: managing the development of the precinct and its 
natural features in an integrated manner, and protecting and 
optimising its environmental qualities. 

 Liveability: creating a liveable urban environment, emphasising 
the precinct's unique and special sense of place. 

 Accessibility: capitalising on the strategic location of the precinct 
and using its potential to diversify and strengthen the economic 
base of the broader area. 

 Conservation: preserving and using the natural features of the 
precinct. 

 Connectivity: integrating movement networks linking the precinct 
to local and regional transport routes and sub-regional residential 
areas. 

 Integration: creating a development concept that will link with the 
existing urban fabric through functional movement and a 
supportive land use mix. 

 
According to the RSDF, the established CBD areas are currently in a poor 
condition and require regeneration. These areas are experiencing 
pressure for business and residential development and require facilities 
relating to social, municipal and governmental infrastructure.  
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As per the MSDF as well as the RSDF, the Springs CBD, along with 
Benoni and Brakpan, is identified as a primary node, allowing for: 
 

 A range of land uses including primary education, medical, retail, 
offices, business, auto trading, light industry, hospitality, social 
facilities and logistics. 

 High density residential of a minimum of 85du/ha. 

 Guidelines include: 

 quality public environments, widening pedestrian 
sidewalks to shopping streets 

 further residential development 

 improved connections to railway stations 

 improved development and environment around the 
Springs Station 

 
Based on the high level of accessibility created by the Springs railway 
station, this area is identified as a tertiary node allowing for:  
 

 Social facilities in close proximity to movement systems, especially 
healthcare. 

 A minimum residential density of 60du/ha within 500m from the 
core of the node. Densities are subject to the municipality’s 
approval. 

 
The development around the intersection of the R51 and N17, with the 
recent development of the Springs Regional Mall, is identified as a 
secondary node.  
 
RSDF Region D land uses within the precinct also include: 
 

 Mixed-use business (comprising predominantly business and 
middle- to high-density residential); 

 Open space; 

 Municipal and social infrastructure guidelines; 

 Transportation around the Springs CBD; and 

 Urban development to the south of the precinct. 
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Diagram 35: RSDF Region D – Springs CBD Context 
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2.10.5 The CoE Urban Design Policy  

 
The CoE UDP has been prepared in a manner that allows the generic 
principles of urban design to be applied across different scales of planning 
and design. These may include, but are not limited to, settlement making, 
urban renewal initiatives, the development of new expansion zones, public 
placemaking, street design and local-scale building projects. These 
guidelines collectively serve as a tool for the design of better people-
centred places within the CoE and can be applied across existing urban 
contexts and new settlements as part of the future city. 
 
 
2.10.5.1 Key Elements of the Urban Design Policy  

 
Refer to Diagram 36: Urban Design Policy – Key Elements and Principles 
 
The UDP focuses on six key elements: 
 

 The public realm: urban functions are enhanced through the 
creation of a well-considered public realm that supports the 
contemporary needs of urban dwellers. 

 Transportation planning: the role of considered, integrated 
transport planning in cities is fundamental in shaping them and 
must be undertaken in conjunction with land use planning.  

 Public transport: mass rapid public transit is a key component in 
efficient urban systems. Public transport and urban activity are 
interrelated, including aspects such as trade, concentration, 
vibrancy, and the animation of spaces. The UDP guides the 
integration of transport planning needs with positively performing 
urban spaces, specifically for rail and BRT station precincts. 

 Re-addressing township environments: urban design directs the 
creation of functional and meaningful places that enhance and 
support human-scaled activity, economic opportunity and social 
enhancement, supported by a public space structure. 

 Urban logic and structure: urban design guides development 
according to a logic and structure that promotes a more compact 

built form. Urban design should generate environments that are 
human-scaled and observe the fundamentals of quality urbanism. 

 Urban regeneration catalyst: effective urban design contributes to 
urban renewal through a clear strategy for public space structure. 
This structure should support and enhance the integration of 
public transport and city building, understand the needs of people 
and placemaking, and uphold the vitality of cities through diverse 
economic activity. 

 
 
2.10.5.2 Urban Design Policy Principles 

 
The CoE UDP consists of seven urban design principles. Each principle, 
along with the relevant guidelines, is individually detailed and its primary 
intent is outlined. Each of the overarching principles for the guidelines also 
provides performance measurement and assessment tools, and 
associated implementation considerations.  
 
The seven urban design principles are: 
 

 Making connections: development should seek to integrate with its 
context by establishing connections to and from surrounding urban 
systems, maximising permeability through the site, and ensuring 
continuity of movement through the neighbourhood. 

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

 Activity response: development should reinforce and enhance 
existing patterns of activity where appropriate, promote diversity 
and a layering of uses, and provide opportunities for as wide a 
range of user groups as possible. 

 Non-Motorised Transport (NMT) development should reinforce the 
role of NMT systems, providing for safe pedestrian and cycling 
movement, and linking to public transport systems. 

 Placemaking and the public realm: development should seek to 
enhance the overall public environment, reinforcing the character 
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of an area, and creating usable and memorable public space 
opportunities. 

 Sustainability and resilience: development should consider 
sustainable development responses, enhance protection of and 
access to biophysical resources, and adopt a physical response 
that can adapt to changes over time. 

 Urban management: one of the most essential components of 
urban design is an efficient and effective urban management 
system, to ensure that development is in line with the principles of 
policy. 

 
The UDP provides an evaluation matrix to assist in the evaluation of 
development applications. This considers all the components outlined 
above. 
 
 
2.10.5.3 Supplementary Urban Design Guidelines 

 
Refer to Diagram 37: Urban Design Policy – Supplementary Guidelines 
 
Four supplementary guidelines are also provided: 
 

 Water-Sensitive Urban Design Systems (WSUDS): development 
normally reduces the natural permeability of land by replacing 
free-draining surfaces (soil) with impermeable surfaces that are 
typically drained by pipes and / or canals. This typically results in 
the loss of vegetation, biodiversity and amenity. WSUDS 
guidelines aim to mimic the natural hydrological cycle through 
“softer” interventions, thereby improving water quality, preserving 
biodiversity, and enhancing amenity. The cumulative result, if 
applied to networks of drainage systems, is a more sustainable 
and liveable city. 

 There are supplementary guidelines around planning airport 
precincts but these are not relevant to the Springs Precinct. 

 TOD: the concentration of mixed uses around public transit 
facilities such as bus stations ensures that urban environments are 
more compact and accessible, thus making settlements more 

sustainable. The TOD development maximises and focuses  
mixed-use developments around a transit station or within and 
along a transit corridor, providing the public with better access to 
public transport and mixed services and facilities: 

 concentration of moderate to high densities as well as a 
mix of land use activities around the public transit facility 

 density gradient within a 400m radius from highest around 
the public transit facility to lowest on the outer perimeter 

 multiple transportation choices with supporting NMT 

 Incremental growth: development in stages helps to ensure the 
sustainable and efficient increment in growth and management of 
settlements. Incremental growth directs urban development in a 
considered manner, with supporting urban design principles and 
planning guidelines that facilitate the development of a settlement 
structure. The result is a hierarchy of places with coherent 
development that forms positive urban growth boundaries. 
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Diagram 36: Urban Design Policy – Key Elements and Principles 
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Diagram 37: Urban Design Policy – Supplementary Guidelines 
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2.10.6 Institutional Arrangements  

 
Refer to Diagram 38: Political and Institutional  
Boundaries Affecting the Precinct 
 
 
The Springs CBD is located within Region D of 
the City of Ekurhuleni's jurisdictional 
boundaries. 
 
The precinct boundary straddles Ward 75 
and 76 and is bordered by Ward 74. 
 
 
 
 
 

 
 

Diagram 38: Political and Institutional Boundaries Affecting the Precinct
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2.10.7 Development Initiatives  

 
 
2.10.7.1 Private and Parastatal Initiatives 

 
These major development opportunities are proposed within the precinct:  
 

 An Industrial Development Zone (IDZ) – GIDZ  

 The Springs Station development 

 A community hub 

 A manufacturing and production centre  

 A private commercial development initiative  
 
 
The Industrial Development Zone (IDZ) Development Opportunity 

 
The Industrial Development Zone (IDZ) development opportunity will be 
served by the R51, R21 and R555 routes. The CoE is already a hub for 
manufacturing and logistics linkages, and as such the development entails 
a value-adding logistics Special Enterprise Zone. The development will 
greatly benefit from the proposed Gauteng IDZ, which aims to link with 
ORTIA. The main aim of the development zone is to maximise local 
economic development.  
 
 
The Springs Station Development 

 
The Springs Station development is proposed to improve regional 
connectivity within Ekurhuleni and the rest of South Africa. The 
development is proposed on these stands: Springs 129 IR, and Erf 941 
Geduld Township.  
 
The proposed community hub is expected to be a 121 600m² development 
that will cater for both retail and office space, albeit with a greater focus on 
offices. The proposed development is anticipated to receive R70 million 
funding during the 2019/20 financial year from the CoE.  
 

 
 

Diagram 39: Community Hub 
Source: Land Use Plan, 2015 

 
 
Manufacturing and Production Centre 

 
Refer to Diagram 40: Manufacturing and Production Centre 

 
The proposed manufacturing and production centre will mainly focus on 
distribution and storage, a mineral resources processing facility, a single 
tenant factory and an assembly factory. The manufacturing and production 
centre is proposed to cover an area of 72 100m². 
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Diagram 40: Manufacturing and Production Centre 
Source: Land Use Plan, 2015 

 
 
Private Commercial Development Initiatives 

 
The proposed private commercial development initiative is located within 
the immediate surroundings of the precinct, and comprises a commercial 
development on a combination of more than 50 individual properties with 
suggested development opportunities including: a main factory and 
warehouse with internal offices with approximately 18 000m2 space, a 
clinic, workshop, canteen, stores, carports, and storage.  
 
 
2.10.8 Development Policies, Plans and Project Key Findings  

 
The Springs CBD is located within Region D of the City of Ekurhuleni's 
jurisdictional boundaries and within Wards 75 and 76. 
 
There is policy support for the precinct to be enforced, on a regional, 
metropolitan and local spatial planning level.   

The principles found in this policy review will underpin the preparation of 
the precinct plan. These principles include: 
 

 Improving connectivity and pedestrian linkages;  

 Improving the range of socio-economic profile and augmenting the 
existing economy;   

 Diversifying the land uses, including high-density residential 
development;  

 Regenerating the precinct; 

 Creating quality public environments and identity; 

 Maximising the use of the existing infrastructure (public transport, 
streets, public spaces, engineering, social facilities); and 

 Harnessing the existing characteristics of the precinct.  
 
There are significant commercial development proposals for the area. The 
future role of the precinct should therefore be more focused on industrial 
and office-related functions. 
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2.11 STAKEHOLDER VIEWS AND WARD PRIORITIES ON THE 

CONTEXT AND STATUS QUO 

 
 
2.11.1 The Stakeholder Engagement Process  

 
The project team met with the council officials and identified interested and 
affected parties within Springs and Kwa-Thema Customer Care Centres. 
The invitation was extended to all CoE planning departments within these 
areas. 
 
Attendees included representative from: 
 

 Legislation / Real Estate 

 Water and Sanitation 

 Electricity 

 Environmental Health 

 Emergency Services 

 City planning for Kwa-Thema and Springs 

 Springs Chamber of Commerce 
 
The meeting included a project introduction, information-sharing session 
and a guided site visit of the precinct and surrounds. A full report of 
proceedings can be found in a separate document, the “Record of 
Consultation”.  
 
The key findings are found in the section that follows. 
 
 
2.11.2 Stakeholder Inputs 

 
The input received was as follows:  
 

 GrowthPoint Properties owns the retail centres in the CBD, 
including The Avenues Shopping Centre and Palm Springs Mall. 

 Springs has the second most Art Deco buildings in the world, and 
preserving them is important. These buildings have been 
extensively studied and documented by MWC Architects and 
architectural students at the University of the Witwatersrand. 

 Undermining exists north and east of the precinct. 

 An ash dump is located within the precinct, but there was limited 
information available on related activities. 

 The Springs Country Club is council-owned, but privately run. 

 The parking areas located within the precinct are council-owned 
and were bought to attract a broad range of users as there was 
limited parking in the CBD. 

 The taxi rank is located near the railway station and there has 
been some investment in shelters for the informal traders nearby. 

 The Springs CBD is vibrant, and most of the shops are let. 

 Refuse is well disposed of and the CBD is very clean with few 
signs of litter, giving an overall positive impression. 

 They area forming the northern precinct boundary is technically 
part of Geduld but functions as part of the CBD. 

 The gateway into Springs from the east (Springs Road West) is 
nondescript and could be improved. 
 
 

2.11.3 Ward Priorities 2017/2018   

 
A number of ward priorities / IDP needs have been identified by the Ward 
Councillors to be incorporated into the IDP Budget. The 2017–2018 
priorities are Wards 75 and 76. Ward 75 covers most of the precinct, 
whereas Ward 76 includes a very small portion of this precinct. 
 
The key project relevant to the precinct identified in the ward priorities is 
the need to revamp Springs CBD, but no detail or budget is indicated.  
 
General projects identified in Wards 75 and 76 that are external to the 
precinct include: 
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 Upgrade of Slovo Park – tarred roads, stormwater, electrification 
and high-mast lighting 

 Informal settlement upgrading 

 Clinics, community hall, multipurpose sports facility 

 Road upgrades needed, including tarring of roads 
 
National Treasury highlights the need for projects to balance their budgets. 
In simple terms, project budgets should be allocated thus: one-third to 
“social investment”, one-third to “transformative investment” and one-third 
to “achieving economic multipliers through investment into the urban 
economy”. The revamp of the Springs CBD could achieve all of the above. 
 
 
2.11.4 Stakeholder Input and Ward Priorities Key Issues  

 
The key issues identified were: 
 

 The recently built Springs Mall is already starting to impact Springs 
CBD, as many of the shop owners are not renewing their leases. 

 The civic facilities are located on the outskirts of the CBD. 

 The residential areas are becoming neglected due to the 
relationship with the CBD, and a strategy needs to be developed 
to address this. 

 Very little open space and landscaping exists within the CBD. 

 Crime and grime exist within the CBD. 

 The area around the station lacks a quality public environment. 

 The economy within the CBD is of a lower socio-economic profile.  
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2.12 CONTEXT AND STATUS QUO CONSOLIDATION 

 
Refer to Table 7: Key Outcomes: Constraints and Opportunities Summary 
 
Refer to Diagram 41:  
 
The key findings for each section of the report have been consolidated in 
this section, to draw out key constraints and opportunities revealed 
through the process, within the precinct and surrounds. These findings will 
be used to guide and inform the conceptual vision and development 
framework for Springs. 
 
The findings have been consolidated under the following, now familiar 
headings: 
 

 Spatial Assessment 

 Roads and Movement Systems 

 Open Space and Natural Environment 

 Socio-Economic Assessment 

 Engineering and Services Overview 

 Policy, Plans and Projects Overview  

 Stakeholder Input 
 
For convenience, the results are presented in table format. 
 
 
 

 
Table 7: Key Outcomes: Constraints and Opportunities Summary 

 
CATEGORY   COMMENT 

Spatial and 
Physical 
Development  
 
 
 

Key Findings 

 Springs is dislocated from the Gauteng City 
Region’s urban system 

 Springs is located with access to two major 
national movement corridors, albeit indirect 
and constrained by indirect road interchanges 

 CBD possesses good urban fundamentals of 
grid layout, walkability, and pedestrian scale 

 Vast majority of CBD land is privately owned 

 Dwelling units are mostly rental stock, 
indicating a limited commitment to residential 
longevity in the area 

 There are poorly defined gateways into the 
precinct and lack of quality public environment 

 Signage is ad hoc with little consideration for 
the overall quality of the public environment 

 Crime and grime exist, with poorly maintained 
buildings within the CBD 

 The area around the station lacks a quality 
public environment 

 There is a significant number of built 
environment heritage assets (Art Deco 
buildings) 

 Adjacent townships are striving to create their 
own economic bases but this has put further 
strain on the Springs CBD 

 Growthpoint Properties owns the malls, which 
are located on several sites, at the centre of 
the precinct, between 4th Street and 7th Street 
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CATEGORY   COMMENT 

Constraints  

 Private ownership of buildings makes it difficult 
for the council to elicit spatial transformation 

 Rental stock in the area makes gathering 
support and commitment to residential 
longevity in the area difficult, and thus limits 
investment in the overall area by residents 

 Poorly maintained buildings within the CBD 
that are privately owned are outside the control 
of the metro 

 The development of the regional Springs Mall 
on the N17 has dispersed energy from the 
CBD, seeing shop owners beginning to move 
out of the CBD 

 
Opportunities 

 Better definition of gateways into the precinct; 

 More north–south connections and upliftment 
of the existing economy within the precinct 
would further consolidate the emerging 
development corridor  

 The CBD is based on quality urban 
fundamentals, and potential exists to build on 
and enhance these fundamentals 

 The wealth of heritage features offers huge 
collective potential for catalysing 
transformation in the area 

 The area around the station has potential for 
upgrade and improvement as a dedicated 
focus area, given its significance to the healthy 
functioning of the precinct 

 

Roads, 
Movement & 
Public 

Key Findings 

 Regionally, the precinct has good access via 

CATEGORY   COMMENT 

Transport the highway and regional road network 

 Springs is a major railway hub  

 There are generous sidewalks for pedestrians 
within the CBD 

 Some of the long-distance taxi associations 
operate from the Springs taxi hub near the 
station 

 Future BRT trunk routes within the study area 
are proposed  

 There are some pedestrian and vehicle conflict 
issues noted within the precinct 

 
Constraints  

 There are limited funds available to implement 
all the BRT routes planned 

 Public transport is concentrated around the 
station, with a lack of an integrated system 
running through the CBD 

 Rail services need to be improved to augment 
the road-based public transport services and 
to develop the new inland freight ports of 
Tambo Springs and Sentrarand 

 
Opportunities 

 Springs is a major railway hub; there is 
potential to harness this energy for the good of 
the CBD  

 There are NMT facilities (pedestrian walkways) 
within the CBD that could be upgraded 

 The CBD houses a number of key 
transportation nodes (i.e. railway station, bus 
termini and large taxi ranks) that are important 
to national movements of goods and people  

 Future road connections reveal Springs as an 
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CATEGORY   COMMENT 

emerging hub 

 There is an opportunity to better connect to the 
N12 

 TOD development around station could focus 
on pedestrian access and movement 

 New railway routes to previously 
disadvantaged areas could connect from the 
existing railway line linking Tsakane, Kwa-
Thema, Duduza, eTwatwa 

 

Open Space 
system and 
Natural 
Environment 

Key Findings 

 There are minimal undeveloped land parcels 
with natural vegetation within the precinct and 
immediate surrounds 

 The presence of dolomite and undermining will 
require appropriate authorisations before 
certain development activities can occur 

 There is a lack of open spaces. The biggest 
open space feature is the Springs Country 
Club, falling outside the precinct 

 Site-specific soil investigations are required for 
any new development 

 The investigation of potentially undermined 
land will include feasibility geophysical surveys 
and core drilling, which may pose a risk for 
surface instability on the outskirts of the CBD 

 All wetland features on and in the vicinity of 
the site are highly modified 

 Certain parts of the land parcels adjacent to 
the far northern part of the precinct have been 
designated as CBAs 

 Certain parts of the vacant undeveloped parts 
of the site surrounding the CBAs have been 
designated as ESAs 

CATEGORY   COMMENT 

 The GEMF reveals parts of the precinct fall 
within Zone 2: High-control zone (within the 
urban development zone). Such areas should 
be conserved and where linear development 
(roads, etc.) cannot avoid these areas, a 
proper assessment and implementation of 
alternatives must be undertaken 

 According to Gauteng and the EMM 
databases, two parcels of land located 
immediately adjacent to the precinct boundary 
are protected, forming part of the D Meyer Bird 
Sanctuary 

 
Constraints  

 There is a general underutilisation of open 
space around the CBD 

 Undermining is a problem surrounding the 
CBD, constraining development to the CBD 

 Soil-related constraints 

 The ash dump poses an environmental 
problem 

 
Opportunities 

 All wetland features on and in the vicinity of 
the site are highly modified, therefore do not 
hinder development 

 Certain land parcels on the outskirts of the 
CBD have been designated as CBAs, which 
could become a resource to the CBD’s users  

 Larger open space network opportunity 
beginning outside the precinct with the Meyer 
Bird Sanctuary 

 Underutilised parking spaces exist within the 
CBD; these are council-owned and have the 
potential for redevelopment as public space 
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CATEGORY   COMMENT 

 Combining the open space system with the 
heritage potential of Springs allows for a  
strategy that celebrates the character of the 
precinct 

 Pioneer Park and the Springs Country Club 
could be better integrated into the precinct and 
used as a platform to catalyse public life 

 A small park opposite the library between 4th 
and 5th Streets is currently fenced off. Allowing 
public access would benefit the pedestrians in 
the vicinity and enhance public street life 

 The ash dump could be repurposed 

Socio-
Economic  

Key Findings 

 There is a small residential population, with a 
low average household size, and low density 
in the precinct and surrounding areas. The 
levels of education, employment, and income 
reveal that the area could serve as a 
residential area for employees in the CBD with 
potential to grow and attract more residents 

 The population has higher levels of education, 
employment, and income than the greater 
CoE. The residents thus have higher levels of 
affordability compared to the rest of the CoE.  

 The residential property market consists of 
mostly flats, followed by houses, with the 
majority of households renting their dwelling 
units. Middle-aged people make up the largest 
group of recent buyers in the area, so greater 
focus should be placed on attracting a greater 
share of EAP into the area. 

 The precinct has good access to services. 
There is a crèche in the precinct, access to a 
library and a police station, access to primary 
and secondary schools within a 20-30 minute 

CATEGORY   COMMENT 

drive time, and relatively good access to clinics 
and hospitals 

 Sufficient retail offerings exist in the precinct. 
There are no major office components in the 
precinct. The future development direction will 
likely include more industrial, warehousing, 
and logistics 

 The centre of the precinct provides good 
accessibility, but not visibility, a factor to 
remember when considering use 
recommendations in the development concept 
section of the report 

 The precinct provides good accessibility, but 
not visibility, and should thus focus on smaller-
scale industrial uses  

 Rail services need to be improved to augment 
the road-based public transport services and 
to develop the inland freight ports of Tambo 
Springs  

 Proposed new railway routes to previously 
disadvantaged areas such as Tsakane, Kwa-
Thema, Duduza, eTwatwa should be kept in 
mind in the development concept stages, 
considering how to link them to Springs  

 
Constraints  

 81% of households rent their dwelling units, 
evidence of a lower level of commitment to 
location 

 Springs Mall development has redirected 
energy form the CBD core, requiring new 
niche markets within the CBD 

 has not been harnessed or celebrated 

 The economy within the CBD is of a lower 
socio-economic profile  
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CATEGORY   COMMENT 

 
Opportunities 

 The small residential population highlights the 
need to maximise the use of abandoned 
municipal buildings for residential or business 
purposes 

 The built heritage potential of the precinct can 
be harnessed to grow a local economy 

 There are opportunities for retail at the core of 
the precinct and linear development along The 
Avenues and around the station 

 There is an opportunity to repurpose existing 
buildings for higher-density residential with 
potential to attract more residents 

 The precinct has good access to services. 
There is a crèche, access to a library and a 
police station, access to primary and 
secondary schools within a 20-30 minute drive 
time, and relatively good access to clinics and 
hospitals, which can be further maximised 

 Sufficient retail offerings exist in the precinct, 
but there are no major office components. The 
future development direction could include 
more industrial, warehousing, and logistics, but 
with a focus on smaller-scale industrial uses 
because of the building form and lack of 
visibility from main roads 

Infrastructure 
Services  
 

Key Findings 

 Businesses are illegally connecting to waste 
water pipes (sewers) and to the stormwater 
system 

 Businesses are sweeping solid waste into the 
kerb inlets, which form part of the stormwater 
system, thereby blocking the system 

 There are signs of flooding, which need to be 

CATEGORY   COMMENT 

investigated further to have a better 
understanding of the impact 

 There is water capacity to accommodate future 
development 

 Asbestos pipes may need replacement in the 
medium to long term 

 The existing condition of the pipeline is good 
and further comment will be obtained from 
ERWAT regarding the raw water inflow relative 
to the capacity and condition of the plant 

 
Constraints 

 Illegal connections place uncalculated strain 
on existing infrastructure networks 

 Signs of flooding could indicate potential 
infrastructure issues 

 Asbestos–cement pipes may require specialist 
input should maintenance or replacement be 
required in the medium to long term 

 
 
Opportunities 

 Overall there seems to be services capacity 
within the CBD and scope for further 
development from a service infrastructure 
perspective 

 Water capacity is available for future 
development 

 The Springs CBD Precinct has overall well-
maintained equipment ready for future 
connection 

 

Policy 
Aspects 

Key Findings 

 There is policy support for the precinct to be 
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CATEGORY   COMMENT 

enforced, on a regional, metropolitan and local 
spatial planning level.   

 There are significant commercial development 
proposals for the area. The future role of the 
precinct should therefore be more focused on 
industrial and office-related functions 

Stakeholder 
Aspects 

Key Findings 

 The recently built Springs Mall is already 
starting to impact on the existing Springs CBD, 
as many of the shop owners are not renewing 
their leases in the CBD 

 The civic facilities are located on the outskirts 
of the CBD 

 The residential areas are becoming neglected 
due to the relationship with the CBD, and a 
strategy is needed to improve these areas 

 Very little open space and landscaping exists 
within the CBD 

 Crime and grime exist within the CBD 

 The area around the station lacks a quality 
public environment and has received 
investment by the council in terms of improved 
taxi rank and trading stalls 

 The economy within the CBD is generally of a 
lower socio-economic profile 

 
Constraints 

 The Springs Mall has resulted in the loss of 
major retail anchor tenants 

CATEGORY   COMMENT 

 
Opportunities 

 The role of the residential areas within the 
CBD, currently in transition, could be re-
envisioned 

 There is an opportunity to repurpose latent 
open spaces and parking lots as quality open 
spaces and landscaping features for the 
precinct 

 The various civic buildings could be connected 
through quality public environment pedestrian 
walkways 
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Diagram 41: Key findingsSTATUS QUO CONCLUSION 

 
 
The key findings consolidated from the status 
quo analysis highlight a number of issues and 
opportunities in the development of the 
Springs CBD Precinct. 
 
These lessons will be used to guide the next 
section in the precinct planning process, the 
conceptual framework development stage.  
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3 PRECINCT DEVELOPMENT FRAMEWORK 

 
 
3.1 INTRODUCTION  

 
A number of key findings were consolidated in the Status Quo section of 
this report. These findings highlight the key issues and opportunities in the 
protection and enhancement of the Springs CBD Precinct, and these 
lessons have been used to guide the development concept and refinement 
of the development framework.  
 
The precinct development framework is a detailed refinement of the 
development concept, underpinned by a series of urban structuring and 
guiding development principles. The development framework provides the 
spatial structure and physical configuration that guides public and private 
development decision-making in the precinct. 
 
Included as part of the framework is the formulation of supporting 
engineering services infrastructure plans, including roads and 
transportation, water, stormwater, electricity, sewer and solid waste. These 
outline the required infrastructure improvements, changes or 
additions / expansions required to support proposed development and 
future growth, with due regard for existing engineering services capacity 
and infrastructure master plans and strategies. 
 
Feedback on this process was gained through the charette process, and 
further stakeholder engagement involved consultation with interested and 
affected stakeholders, including representatives from the community and 
CoE officials. Their input on the development concept is incorporated into 
the precinct plan. 
 
The precinct plan is further informed by the principles covered in the 
Ekurhuleni Urban Design Policy Framework (UDPF) draft document. 
 
 
 
 
 

3.2 PURPOSE 

 
The concept concisely provides a high-level vision for the precinct. The 
development framework is a refinement of the conceptual work to a 
greater level of precision that includes: 
 

 A transportation and public transport plan covering: 

 pedestrian and vehicular movement systems including 
integration with existing transport routes and services 
(informed by the specialist transport and engineering 
studies) 

 the public transport network 

 parking proposals 

 A land use and activity pattern plan, consisting of the movement 
network, the open space network, and land use activities, 
outlining: 

 the guiding development objectives and principles, 
including enhancing the urban core and supporting land 
uses 

 developable and non-developable portions of the precinct 

 the location and mix of key land uses and activities 

 service infrastructure proposals including water, sewer, 
stormwater, electricity, solid waste and 
telecommunications (informed by the relevant specialist 
study) 

 A supporting land use budget defining the: 

 developable floor area in m2 per land use 

 indicative site boundaries and zonings 

 number and size of potential residential units 

 height restrictions coverage and floor area ratios (FAR) 

 parking ratios 

 A social facilities and public amenities plan, showing: 

 location of social facilities and public amenities (informed 
by the relevant specialist study) 
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 A built form and public environment plan, showing: 

 detailed layouts and anticipated built form 

 broad open space and landscape proposals, including the 
establishment of a public realm structured on a centrally 
located main pedestrian boulevard through the entire 
length of the precinct 

 positioning, massing and orientation of proposed buildings 

 protection of sites of heritage, cultural, archaeological and 
historical significance 

 As may be required, supporting specialist studies relating to 
transport, environmental and socio-economic inputs, including 
service infrastructure proposals regarding water, sewer, 
stormwater, electricity, solid waste and telecommunications 
(informed by the relevant specialist study). 

 
The outcome of the development framework is the identification and 
establishment of priority focus areas.   
 
 
3.3 PROCESS 

 
The process undertaken in preparing the precinct concept and 
subsequently the accompanying development framework included the 
following steps: 
 

 Comment and input was obtained from the client on the status quo 
analysis.  

 Assessment and inputs were obtained from the client team on the 
development concept and early framework proposals. 

 The outcomes from the first charette with key stakeholders on the 
high-level development framework concept were incorporated.  

 Specific meetings were held with external stakeholders, including: 

 the Springs Chamber of Commerce (through the charette) 

 Growthpoint Properties 

 Markon Group, which owns landholdings and business in 
the precinct 

 
For further detail on the above, refer to the separate stakeholder 
consultation and engagement report. 
 
 
3.4 URBAN DEVELOPMENT AND URBAN DESIGN GUIDELINES 

 
The proposals contained within the development framework are 
underpinned by a series of urban development and urban design 
guidelines, as directed by CoE policies, including the MSDF, RSDF and 
the CoE draft UDPF, and are informed by existing urban development and 
urban design best practice. The guidelines are applicable at the precinct 
development and urban structure level, followed by the more detailed 
placemaking level.  
 
 
3.4.1 Precinct Development and Urban Structure Guidelines 

 
The guidelines mentioned above are supplemented by the urban design 
expertise from the professional team and include: 
 

 Making connections: the precinct must integrate with its context 
by establishing connections to and from surrounding urban 
systems, maximising permeability through the precinct, and 
ensuring continuity of movement through the neighbourhoods 
(CoE draft Urban Design Policy (UDP)). 

 Hierarchy of routes: a movement hierarchy should be created, 
establishing various levels of street function and activity mix to 
allow for a balanced movement network. This includes activity 
streets and high streets. 

 A continuous street network: an appropriate street network 
should be established that is continuous, correctly links and 
extends with the existing network, and has block sizes not larger 
than 100m x 100m. This should include, where applicable, a 
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suitable hierarchy of urban street types and a dense pattern of 
intersections.  

 Balanced movement network and accessibility: a movement 
system should be established that caters for all users – 
pedestrians and cyclists, public transport (rail, bus, taxi and BRT) 
and vehicular movement, with an emphasis on non-motorised 
transport (NMT). This enables convenient access to a diverse 
range of amenities. Connections should be made across and 
between precincts while the historical grid of the urban 
environment should be reinforced and emphasised (MSDF, 2014). 

 Mixed use activity response: development should reinforce and 
enhance existing patterns of activity where appropriate. 
Development should promote diversity and a layering of uses and 
provide opportunities for as wide a range of user groups as 
possible (CoE draft UDP). This approach encompasses a mix of 
land use activities and building forms, with active edges at ground 
floor level. This will offer an array of choices to suit different needs 
and lifestyles within a visually engaging environment, creating 
architectural character. The location of housing around 
commercial, transport, entertainment and community amenities 
will ensure that residents have easy access to the services and 
opportunities they need to sustain their livelihoods. Mixing uses 
also helps to ensure a 24-hour presence in the area (MSDF, 
2014). 

 Integration with context: land use should be planned in such a 
way that multiple projects complement one another, with precincts 
well integrated with neighbouring precincts and with the 
surrounding city context (MSDF, 2014). 

 Sustainability and resilience: sustainable development 
responses are a prerequisite; they enhance the protection of and 
access to biophysical resources, and enable a physical response 
that can adapt to changes over time (CoE draft UDP). This 
includes finding synergy with the natural environment, forming an 
open space system where new development should seek to 
enhance the existing environment rather than erase and replace it. 
Existing natural features such as mature trees should be 
incorporated into the design of the new environment to aid 
legibility and diversity of experience. Existing structures and 

places of heritage significance should be retained and adaptively 
reused wherever possible (MSDF, 2014). 

 Placemaking and the public realm: a high-quality and vibrant 
public realm should be created by designing streets, squares and 
parks as the focus of community life. The public realm should be 
prioritised as a focus and catalyst for development. “It is the public 
realm that holds the key to the alleviation of poverty through the 
provision of opportunities for exchange of trade, information and 
social interaction. It is the public realm through which an 
environment can be built and shaped around the needs of human 
interaction, bringing people together to share our common 
humanity, offering a variety of opportunities and choices” (MSDF, 
2014). 

 A broad mix of social uses and amenities: incorporate a mix of 
well-located, multi-functional social and public facilities to establish 
an integrated urban development and liveable neighbourhoods. 
These meet the needs of the population, support higher densities 
and allow for smaller living spaces. The type of amenities includes 
educational and health services, police and emergency services, 
social and community development (libraries), as well as a range 
of recreational facilities (parks and sports fields). 

 Increased densities: a more compact urban development can be 
established with higher residential densities through conversion 
and reuse of existing office buildings in the CBD. This creates an 
appropriate development intensity that maximises the utilisation of 
the precinct land area and realises more efficient urban 
development. 

 
 
3.4.2 Placemaking Guidelines 

 
The above guidelines should be supported by implementing the following 
placemaking principles as overviewed here: 
 

 Positive edges: all positive-edge conditions should be retained 
and enhanced between new and existing, built and natural, and a 
clear transition between public, semi-public, semi-private and 
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private. This includes building to street definition, human comfort, 
passive surveillance, parking placement and active edges. Tight 
street edges and short street fronts are to be retained where 
existing in the CBD. Tight street edges define an edge to the 
public realm and maximise the amount of usable external space 
created at the rear of buildings. Short street frontages concentrate 
human presence along street edges, facilitating a safer public 
realm. 

 Legibility: urban design and architecture should facilitate ease of 
movement by foot, public transport or private car, and convenient 
access to a diverse range of amenities. Pedestrian movement 
should be prioritised over vehicular movement. Landmarks and the 
creation of “visual thoroughfares” will aid orientation and make it 
easy for residents and visitors to find their way around the area. 
Connections should be made across this precinct and between 
this precinct and neighbouring areas. The historical grid of the 
CBD should be reinforced and emphasised. 

 Vary building typologies and tenure options: to enable the 
establishment of an inclusionary social development, a diverse 
range of building typologies and varying tenure options should be 
included. This will enable affordability and choice for different 
social groups to reside in the precinct. 

 Urban management / management of the investment: for 
projects to be developable and well cared for they must be 
economically viable, well managed and maintained. This means 
understanding the market considerations of developers and 
investors, ensuring long-term commitment from the community 
and the local authority, defining appropriate delivery mechanisms 
and seeing this as part of the design process. 

 Security by design: safety and security should be achieved by 
design rather than by remedial measure. A 24-hour presence and 
the creation of “live street edges”, achieved through careful 
planning of land use, will create an environment in which residents 
and occupants can watch over one another. This also includes 
passive surveillance, building orientation and increased densities. 

 Heritage as a progressive force: heritage, typically considered a 
constraint on development, should be seen as a progressive force 

for change, allowing the significance of the past and present to 
provide cues for the shaping of the future. Development should 
seek to enhance and develop cultural and historical significance 
rather than to impact negatively upon it. Sites of historical 
importance should be incorporated sensitively into the urban 
design framework. 

 Robust and flexible architecture: building typologies that will 
accommodate future changes in use, lifestyle or economic 
circumstances are imperative. The architecture must be designed 
to adapt and respond to the changing needs of the people who live 
and work within its frame. 

 
The precinct development and urban structure guidelines are applicable to 
the detailed development framework, whilst the placemaking guidelines 
are applied at the next stage of work, which focuses on the detailed urban 
design of the identified sub-precincts. 
 
 
3.5 SUSTAINABLE CONSIDERATIONS 

 
One of the urban structure guidelines above refers to sustainability and 
resilience, an overarching prerequisite in all development proposals in this 
precinct plan.  
 
As stated in the CoE draft UDP, sustainable and resilient considerations 
“enhance the protection of and access to biophysical resources; and 
enable a physical response that can adapt to changes over time.”  
 
Any new development or changes to existing developments in the Springs 
CBD Precinct should take cognisance of the following sustainable 
considerations: 
 

 Any new development should seek first to enhance the existing 
environment rather than erase and replace it. 

 Existing natural features such as mature trees should be 
incorporated into the design of the new environment to aid 
legibility and diversity of experience. 
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 Existing structures and places of heritage significance should be 
retained and adaptively reused wherever possible (MSDF, 2014). 

 The existing open space system should be preserved and 
enhanced as far as possible. 

 Pedestrian movement should be the default mode of transport. 

 Public transport should be promoted as key mode of mobility and 
commuters should be designed for. 

 Mixed-use development should be incorporated as far as possible 
in all new-builds and adaptively reused buildings, where sharing of 
infrastructure can occur and facilities are easily accessed through 
walking. 

 Residential densification should be promoted through repurposing 
of existing office buildings at an appropriate density, further 
supporting walking and use of shared facilities within the precinct. 

 Sustainable economic principles should be incorporated. 

 Sustainable infrastructure principles should be implemented. 

 Sustainable building principles should be implemented as far as 
possible in all new-builds and adaptive reuse projects. 
Consideration should be given to building orientation, rainwater 
harvesting and grey water catchment systems, natural cooling 
systems and renewable energy installations. 

 
 
3.6 URBAN MANAGEMENT CONSIDERATIONS 

 
Rapid rates of urbanisation are an irreversible global trend. A successful 
urban environment should provide its inhabitants with basic infrastructure, 
shelter, livelihood, recreation through passive and active means, and a 
combination of other factors in a safe and clean environment. The urban 
environment needs to be managed holistically to function optimally in the 
provision of all these needs to its inhabitants. 
 
One of the urban structure guidelines above refers to urban management, 
an overarching prerequisite for the success of the precinct plan. Once the 
physical aspects of the precinct plan are in place, as is largely the case in 

Springs, the precinct must be holistically managed for its community to 
thrive. 
 
The overall urban management and provision of services for the precinct 
are critical to successful development and implementation. Urban 
management is primarily the responsibility of the CoE in terms of its 
municipal mandate and functions. However, the private sector and 
interested and affected parties should also consider their involvement 
through the establishment of Special Rating Areas (SRAs), which augment 
strained municipal services in a particular geographic area.  
 
 
3.6.1 General Municipal Urban Management 

 
The CoE UDP outlines the following general urban management 
strategies: 
 

 Place marketing and developing a branding strategy: create 
an identity for the precinct to assist with renewal of the area. 

 Engagement and institutional arrangements: provide a 
programme or strategy for ongoing maintenance, which may 
include incentives to private landowners, businesses etc. 

 Improve the way-leave system: control and coordinate 
applications and maintenance schedules and contracts. 

 Develop SRAs: enable landowners to contribute in the 
maintenance and management of the public realm. 

 Safety and security: develop a plan for improved safety and 
comfort for the users. 

 Public realm maintenance: coordinate and develop service level 
agreements if project is a private–public partnership or 
alternatively allocate budget within the council operational budget 
to channel appropriate funding to identified precincts for ongoing 
maintenance. 

 Enforcement of by-laws and policing: ensure by-laws and 
contraventions are enforced, and suitable policing of precincts is 
coordinated. The respective departments must be involved in the 
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early stages of the development to understand and roll out a 
strategy for ongoing supervision and control. 

 Management of public realm (public transport and traders, etc.): 
plan and cater for the informal sector and the appropriate 
management and control of the informal activities, to better 
manage the overall experience of the public realm as a 
high-quality and easily navigable shared public space. 

 
 
3.6.2 Management District 

 
Increasingly, there is pressure on basic service provision with limited 
resources. This trend has resulted in the private sector funding and 
providing additional “top-up” service provision and maintenance with 
regard to safety, security and urban management. 
 
The establishment of management districts has been one way for the 
private sector to raise funds and secure resources to manage, secure and 
maintain areas such as Johannesburg CBD, Rosebank, Randburg, 
Hatfield and Arcadia in Pretoria, and Edenvale CBD in the CoE. These 
have had positive results. Their main focus has been “crime and grime” 
and has resulted in cleaner and safer environments that are well managed 
and physically attractive. 
 
Recent changes in legislation handed down by the Constitutional Court 
enable the continuation of existing or the establishment of new 
management districts as follows: 
 

 The establishment of a voluntary association, in the form of a non-
profit organisation with specific service level agreements with the 
municipality. The City of Johannesburg management districts are 
an example. 

 The establishment of an SRA in terms of Section 22 of the Local 
Government Municipal Property Rates Act of 2004. The Cape 
Town Central City Improvement District has taken this route. 
Quoted from http://www.capetownccid.org/about-ccid/about-us: 

“The term “city improvement district” (CID) refers to a 

specific geographical area, approved by the City Council 

in terms of the municipal Property Rates Act, Section 22 

(Special Rates Area [SRA]), and the SRA bylaw, in which 

complementary top-up services are provided in addition to 

those rendered by the CID’s primary partners. In the case 

of the CCID, these are the City of Cape Town and the 

South African Police Services. The areas in which the 

CCID offers such top-up services are: Safety & Security, 

Urban Management and Social Development. The CCID 

also has a Communications department.” 

 
The establishment of a management district on a voluntary basis should 
be explored within the current business community in the precinct. An 
agreed section of the precinct would then collectively facilitate improved 
public environment maintenance, safety and security and improve the 
branding of the business cluster in their area of influence. 
 
The agreed area / areas could include: 
 

 The Springs retail and commercial core, or the potential arts and 
culture district, identified in the previous section; 

 Areas where similar businesses have clustered, such as service 
industry offices; 

 The automotive services, namely the areas near the northeastern 
gateway of the CBD, and the southern ends of 2nd and 3rd Streets 
near the southern gateway into Springs CBD; or  

 Old Springs CBD, or areas around 2nd and 3rd Streets, where the 
buildings have been defined as heritage features.   

 
The success of this venture would be dependent on the willingness of the 
landowners to participate, and the council could play a facilitatory role by 
earmarking these districts and playing a collaborative approach with the 
respective landowners or a community forum, such as the Eastern 
Gauteng Chamber of Commerce. 
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3.6.3 Other Urban Management Partnerships 

 
Additional groupings should be set up (or maintained where applicable) as 
the project progresses to involve stakeholders and assist in development, 
management, maintenance and security efforts. These could include: 
 

 A community policing forum 

 Residents’ associations 

 Property owners’ forums 

 Business associations 
 
It is important that these groupings coordinate their actions and efforts 
through the stakeholder engagement programme. 
 
Buy-in and collaboration between government and non-government 
entities, the private sector and community forums or groups is required for 
holistic management of the urban environment to be successful. 
 
 
3.7 PRECINCT DEVELOPMENT VISION 

 
The precinct development vision is underpinned by the above listed Urban 
Design Guidelines and Placemaking Principles.  
 
The Springs CBD is an established urban centre, so the development 
concept aims to protect and enhance what is already there, rather than 
to propose elaborate changes to an existing functioning urban structure.  
 
The overarching precinct development vision is thus defined as follows: 
 
Protect, enhance and manage the Springs CBD to realise its latent 
potential as a quality, spatially coherent, safe and clean precinct, 
with: 
 

 A legible hierarchy of movement routes to easily navigate through 
the precinct, with clearly defined gateways and linkages into 
surrounding areas. 

 Support for a wide variety of economic activity, allowing for both 
the formal and the informal sector, and enhancing existing areas 
of activity, and thus housing a broad economic profile. 

 Increased density of liveable residential accommodation in defined 
parts of the precinct, with corresponding amenities to allow for a 
pleasant living environment. 

 Allowances for flexibility in areas of transition, so that a 
comfortable mix of residential and appropriate non-residential 
activity can emerge. 

 A quality urban environment that celebrates its unique 
architectural heritage. 

 A coherent, safe and walkable public environment and civic space 
network. 

 An accessible and integrated public transport hub and feeder 
system. 

 Supporting social facilities, community facilities, and recreation 
amenities. 

 An environmentally sustainable environment and open space 
network. 

 
 

 
 

Diagram 42: Development Vision Illustrated 
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Diagram 43: Springs CBD Development Vision 
 
 
3.8 DEVELOPMENT CONCEPT 

 
Refer to Diagram 44: Development Concept 

 
The precinct development concept expands upon the specifics of this 
vision, providing a high-level outline of the urban design intentions for the 
Springs CBD Precinct. The concept will be expanded upon in greater 
detail in the development framework. 

 
The development concept identifies certain areas that would be beneficial 
to focus on in protecting and enhancing the CBD. These areas will be 
considered in more detail in the development framework section of the 
report. 
 
 
3.8.1 Prioritise Main Movement Routes and Corresponding 

Gateways 

 
The development concept identifies select movement routes that intersect 
the CBD in a north–south and east–west direction: 2nd and 3rd Streets, and 
1st, 4th and 5th Avenues. These routes should be highlighted as the main 
arterials through the CBD, and as such, should be prioritised when 
considering public environment upgrades, lighting installation, enhancing 
businesses, and street landscaping. 
 
The main arterials correspond with identified gateways into the precinct. 
These are the main vehicular entryways into Springs, and require attention 
to ensure a sense of arrival into the area. This can be achieved in a variety 
of ways, which would require more detailed investigation. These gateways 
could be celebrated through signage, a landmark building or structure, 
including an existing Art Deco heritage building, or through a landscape 
feature or public art. This definition could also assist to announce imminent 
entry into a special district. 
 
3.8.2 Focus on Main Economic Activity Areas 

 
Two major activity areas have been identified as precincts that would 
benefit from more detailed attention and should be the focus of any new 
capital investment, to protect the existing business and retail, and enhance 
its existing energy. These are: 
 

 The Springs railway station and taxi rank; and  

 The collection of malls at the heart of the precinct, namely 2nd 
Street Mall, Palm Springs and The Avenues. 
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The potential to develop the Springs Station and adjacent taxi rank into an 
integrated Transit-Orientated Development (TOD) node will be further 
explored in the development framework section of this report. This would 
involve public environment upgrades in the areas of increased activity and 
design solutions to accommodate both formal and informal economic 
activities and to highlight the importance of good urban management in 
such areas.  
 
The same applies to the retail node created by the pair of malls and 
businesses established along the main arterials. Public environment 
upgrades should be considered, formal and informal retail together with 
support facilities should be designed for, and a proper urban management 
strategy developed for that particular area. 
 
 
3.8.3 Areas in Transition 

 
A number of areas throughout the precinct have been identified as in 
transition, from a solely residential function to a mixed-use profile. The 
development concept recommends detailed investigation into how best to 
cater for maximum flexibility to support this transition where appropriate, 
whether through parking adjustments or other means. 
 
Additional consideration should be given to the appropriate land uses of 
the areas in transition, in an effort to keep the retail and business energy 
concentrated on the priority movement routes.  
 
In addition, the Springs CBD is transitioning from retail / commercial uses 
to higher-density residential use, due to an influx of people of a lower 
socio-economic profile. The market is responding to this by converting 
office buildings into residential and this has an impact on infrastructure, 
services, transport, provision of open space, etc.  
 
In some instances, the conversion of high-rise office buildings to informal 
housing is taking place illegally and is not managed. Where this is 
uncontrolled, it creates numerous problems of safety, health and 
deterioration of services.  
 

Safety 

 
Normally a housing project will be designed with fire compartments 
between different housing units, to prevent a fire in one unit spreading to 
the other occupants. (Buildings that were previously offices usually have 
larger open areas with no fire-retarding walls in between). Escape routes 
in case of fire as well as fire protection equipment needs to be in place and 
operational to ensure safe evacuation of occupants. Fire-hose reels and 
fire extinguishers must be placed to prescribed norms and be operational 
and tested regularly.  
 

The (fire) escape routes might possibly be acceptable in old office 
buildings, but should be checked for safety in terms of separation by fire-
retarding walls, ventilation, emergency lighting and protection from falling 
by railings and balustrades. 
 
 
Ventilation and Health 

 
Natural ventilation with enough fresh air supply is essential for residential 
units and extraction of unwanted odours is important for occupants. In 
addition, food preparation requires adequate preparation areas and 
facilities for cleaning of utensils as well as ventilation. Separate kitchens 
for individual families might not be available. If communal kitchens are 
utilised by informal residents there will be implications for operational 
safety and health. In many cases, adequate kitchen space is not available.   
 
 
Ablutions and Water Supply 

 
Separate bathrooms are unlikely to be available for individual families and 
will have to be shared among many households. The plumbing fixtures in 
old office buildings will not be adequate for showering or bathing. The 
volume of water supply would probably be sufficient for basic human 
needs (25 litres per person per day) but plumbing fixtures would require 
ongoing maintenance.   
 



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  109 

Services 

 
Any occupied building will require regular maintenance to services of the 
electrical supply including lighting and the safe reticulation as well as 
water / drainage services. These will have to be adequately maintained to 
prevent the buildings turning into slums. For example, lifts cannot be used 
if the mechanical equipment is not maintained. Overloading of electrical 
circuits should be avoided at all costs. Flooding of basements should be 
prevented by maintaining or replacing drainage pumps.  In some 
instances, the flooding of basements might negatively impact building 
foundations. 
 
 
Structural Integrity 

 
The structural integrity of high-rise buildings will need to be assessed 
every two to five years, to determine maintenance requirements. Any 
required maintenance should be designed and carried out by a 
professionally registered structural engineer.  
 
 
Positive Case Studies 

 
 
There are examples of inner-city conversions of unoccupied office 
buildings that were re-configured to provide safe and healthy housing 
units, such as in the City of Tshwane. These office buildings were sold to 
housing developers and converted to compliant housing developments. 
The City of Johannesburg is in the process of involving developers and 
investors to assess derelict buildings in the inner city and convert these to 
affordable low-cost housing. 
 
 
Open Space Resources 

 
With an increase in people living in the CBD, there is an increased 
demand for socio-economic services such as health, education, recreation 
and sports facilities. The conversion to high-density residential units will 

also necessitate additional schools. These will likely be accomodated in 
existing buildings, which will lead to increased sports and recreation facility 
requirement in the vicinity. 
 
Public open spaces contribute significantly to human well-being and social 
cohesion. There is therefore a need for parks, children’s playgrounds and 
sporting facilities.  
 
The focus should be on quality open spaces and not only on size. Within 
the CBD, there are various public open spaces such as the War Memorial, 
Pioneer Park, and the smaller parks and squares. These spaces should be 
upgraded to provide for the changing demands of the local residential 
community. As an example, the connections to existing facilities on the 
borders of the CBD, such as the school sports grounds, could be 
improved, making them multi-functional. 
 
 
Transport 

 
In terms of transport, the impact of increased residential land uses needs 
to be considered. A traffic impact assessment study should be done to 
assess potential impacts of traffic changes caused by proposed 
development on municipal roads, and to identify any infrastructure 
improvements or mitigation measures needed to ensure the road network 
operates acceptably and safely upon completion of the proposed 
development. An assessment must be made of office / retail that may be 
affected by a development to establish any negative impact on those 
areas. Where a proposed development consists of a land use component 
that is not the same as (or at least compatible with) the existing land use 
and where the development will attract external traffic through the area on 
Class 4 and 5 roads, traffic management measures should be 
implemented to manage such through traffic.  
 
Parking must be provided in accordance with the requirements of the 
Town Planning Scheme of the municipality. A reduction in parking 
requirements may be motivated based on parking generation rates 
provided in the data manual. Parking may also be reduced in multi-use 
developments when the peak parking demand for the different land uses 
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occurs at different hours or days of the week and parking can be shared 
between different developments.  
 
Depending on the type of development, the following on-site public 
transport facilities may be required: 
 

 Public transport stops, taxi ranks and holding areas; 

 Public transport facilities readily accessible from ingresses to the 
development; and 

 Adequate shelters for commuters. 
 
 
3.8.4 Heritage Features 

 
Outstanding concentrations of built heritage assets occur in “Old Springs”, 
the northern reaches of the precinct. These buildings could collectively 
contribute to catalysing the improvement of the CBD environment. This 
could be done through formalising a heritage route through the Springs 
CBD, identifying special features and focus areas. This strategy could be 
combined with other strategies, such as pedestrian movement routes and 
the upgrade of public environments along selected movement routes.  
 
Private owners should be encouraged to maintain and repair buildings of 
heritage significance. Where necessary, regulations should be 
implemented to enforce adherence to the law regarding appropriate use 
and care of these heritage assets.  
 
 
3.8.5 Pedestrian Movement 

 
Existing pedestrian movement routes should be consolidated, extending 
them where applicable in order to create an integrated, safe, well-
maintained and well-marked pedestrian network through the Springs CBD. 
The network begins by connecting areas of interest and existing activity, 
and routes should be expanded where necessary, with consideration given 
to a unanimous character, through materiality, landscaping, benches, 
bollards, bins and effective lighting.  
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Diagram 44: Development Concept 
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3.9 AN INTRODUCTION TO THE 

DEVELOPMENT FRAMEWORK 

 
Refer to Diagram 45: Development Concept – 
elaborated 
 
The development concept outlined a high-level 
intention for the Springs CBD Precinct, 
highlighting considerations around movement 
networks and existing buildings and open 
spaces, together with development infill that 
together can effect improvements to the urban 
environment of Springs. 
 
These concepts are expanded in the various 
development framework sections that follow. 
These sections include: 
 

 Precinct Roads and Movement 
Framework; 

 Precinct Open Space and Natural 
Environment Framework; 

 Precinct Land Use and Activity Pattern 
Framework; 

 Precinct Built Form and Public 
Environment Framework; and   

 Stakeholder Views on the 
Development Framework. 

 
 

 
 

Diagram 45: Development Concept – elaborated  
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3.10 PRECINCT ROADS AND MOVEMENT FRAMEWORK 

 
Refer to Diagram 55: Development Framework – Transport Plan 
 
 
3.10.1 Enhancing the Existing Street Grid Network 

 
The characteristics of good patterns of urban street networks include a 
diverse set of urban street types and the creation of a human-scale 
network with a dense grid pattern of streets and intersections. 
 
As the Springs CBD is an established urban centre, a robust, dense and 
well-functioning street grid network is already in place. The CBD provides 
all the characteristics of a good urban street system, creating a human-
scaled network of legible streets, intersections and city blocks. These 
blocks create more access and resilience – if one road is congested then a 
vehicle can take an alternative route. It has also generated a vast local 
economy as pedestrians and vehicles move through the system freely, 
with improved access to businesses and passing trade. 
 
The robust street network makes connectivity within the CBD effective, 
and provides for regional links into the wider urban system.  
 
The mobility spines in Springs are M63 (Nigel Rd / Tonk Meter Dr), Wit 
Road, M29 (4th Avenue / Ermelo Rd), K161, K179 and K132. Some of 
these key roads are compromised by the large number of access points to 
adjacent development, especially in the section near the Springs CBD. 
The road layout options considered are shown in the image below. 
 
 
 
 
 

 
 

Diagram 46: Road Hierarchy 
Source: EMM Roads Masterplan, RHDHV, 2013 

 
 
3.10.2 Planned Road Developments within the Precinct by Existing 

Authorities 

 
A number of road proposals have been identified by Gauteng Department 
of Roads and Transport that impact on the study area. These road 
proposals are not prioritised, and the time frames for implementation are 
unclear. The proposals are itemised on page [23]. 
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Diagram 47: Future Roads Impacting on the Study Area 
Source: GDRT, K179 and K161 

 
 

3.10.3 Proposed New Intersections / Road Improvements 

 
During the consultation process, there were indications that there is 
dissatisfaction with one-way systems within Springs CBD, especially in Old 
Springs. On one hand, one-way systems can be seen to increase travel 
distances and are not suitable as activity streets as speeds tend to 
increase. These streets currently have parallel parking on both sides and 
changing them to two-way systems may compromise parking provision 
and cause safety issues. One-way systems could be reviewed on the 
roads where less mobility is required, e.g. 4th Street, 3rd Avenue, 8th Street 
near BMW in order to improve local access, and could be protected on 
routes with more mobility such as 2nd and 3rd Streets, 1st and 2nd Avenues. 

 
To improve the economic activity in the Old Springs, these streets need to 
become pedestrian-friendly with parallel parking on both sides of the road, 

good lighting, street furniture, and informative signage. Building fronts 
should respond positively to the street and appropriate uses encouraged 
along street frontage. Should on-street parking and / or loading be 
permitted, road width should be sufficient that parking vehicles would not 
interfere unduly with moving traffic or restrict capacity of the road network. 
On-street parking can be permitted but preference must be given to public 
transport stops. 
 
 
3.10.4 Response Regarding the Main Access into Springs: 2nd & 3rd 

Streets and Springs West Road 

 
There is no record that shows that the main access into Springs 2nd and 3rd  
Streets and Springs West Road was ever a traffic circle. To resolve the 
uncomfortable entrance, clear delineation is required at this intersection to 
inform road users that there is an intersection and to provide information 
about the types of manoeuvres permitted. 
 
In the worst-case scenario, road users may not realise there is an 
intersection, and collide with other vehicles or road users, often at high 
speeds. Poor delineation may also result in late braking behaviour by road 
users who need to stop or make turns. Improvements to intersection 
delineation can be made by adjusting or installing traffic islands, street 
lighting, line marking or signs. 
 
Line marking deficiencies (such as unclear approach lane lines, and faded 
or missing Stop or Give Way markings) are easily and cheaply resolved. 
Warning signs can give drivers notice of an upcoming intersection. Signs 
are also inexpensive to install and particularly useful where the 
intersection is sub-standard. Median islands (or splitter islands) can be 
used on the approaches to intersections to improve their prominence 
(including by the provision of additional signs on median islands), and 
provide an additional benefit as they channel traffic and may provide 
pedestrian protection if well designed. Improving street lighting at such 
locations should also be considered. 
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Diagram 48: Main Access into Springs: 2nd & 3rd Streets and Springs 

West Road / Nigel Road 
 
 
3.10.5 Typical Profiles / Sections of Road Types 

 
Typical road reserve widths for the different classes of roads are provided 
in the table below. Because the roads already exist, and because of the 
CBD nature, most of the roads function as CBD streets, offering through 
traffic as well as serving as collectors, and functioning as Class 4 and 5 
standards. 
 
 
 
 
 
 

Table 8: Typical Road Reserve Width (m) for Different Road Classes 
 

 
Source: South African RCAM Manual, Version 1.0, August 2012 

 
 
3.10.6 Traffic Calming 

 
Traffic calming, where necessary, could be considered, as most of the 
roads are CBD streets. The change of road surface at major pedestrian 
crossings should be supported, such as near the railway station and 
transport interchange, and crossings between the malls on 4th Avenue 
should be considered.    
 
The minimum standard should be as per RCAM, as indicated in the table 
below. 
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Table 10: RCAM Minimum Standards 
 

 
Source: South African RCAM Manual, Version 1.0, August 2012 

 
 
3.10.7 Traffic Control – Signage / Signalling 

 
In CBDs (such as Springs), where most of the streets are classified as 
activity streets, intersection control should be signalised. Auxiliary right-
turn lanes should preferably be provided at all intersections and major 
accesses, or the road should be sufficiently wide (10.5m) to accommodate 
right-turn traffic. 
 
 
3.10.8 Road Network 
 
 
3.10.8.1 Primary Road Network 

 
A selection of main routes is identified that enhance connectivity both at a 
precinct scale and reaching into the surrounds in a north–south and east–

west direction. These primary routes are informed by specific mobility 
considerations (public transport, vehicular and NMT), and street character 
(edge treatment, public environment, street furniture, activity at ground 
level). These primary routes include: 
 

 2nd Street – Main northbound artery feeding into the precinct from 
the south in a northerly direction. Providing regional connectivity 
north of the precinct onto regional highways. 

 3rd Street – Main southbound artery through the precinct in a 
north–south direction, connecting south onto Nigel Road regionally 
towards Nigel south of the precinct.  

 4th Avenue – route from the northern reaches of the shopping mall 

district eastwards out of eth precinct 

 5th Avenue – Main vehicular thoroughfare bisecting the precinct in 

an east-west direction.  

 9th Avenue – the southern boundary rod of the precinct, 9th road 

feeds vehicular activity into the precinct from the south, and allows 

connectivity to the extents east and west of the precinct. 

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

 
Similarly, the framework identifies a selection of secondary roads that 
provide an overlaid lattice of connectivity in support of the identified main 
roads. To enhance this supportive road, these streets should similarly be 
considered in terms of public environment upgrade, parking, public 
transport and NMT and active ground floor conditions. 
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The combination of primary and secondary road network upgrade will 
assist in legibility within the Springs CBD. 
 
 
3.10.8.3 Local Road Network 

 
The local road network supports the primary and secondary road network, 
is often shorter in length and serve a local access function.  These roads 
serve the freestanding houses and quieter parts of the CBD. The intention 
is to allow more friction in these roads through adding additional parking, 
added landscaping and favouring the pedestrian, in order to enhance the 
residential areas that are in transition bordering the CBD core.  
 
 
3.10.8.4 Specific Transport Issues requiring intervention 

 
One-way road system: During the consultation process, indications were 
that there is unhappiness with one-way systems within Springs CBD, 
especially in Old Springs. On one hand, one-way systems can be seen to 
increase travel distances and are not suitable as activity streets as speeds 
tend to increase. However, the proposal to remove some of the one-way 
road system within Old Springs is not supported from traffic engineering 
perspective. The layout of the streets was not designed with the intention 
to accommodate a two-way system and changing them to one-way 
systems may cause more problems for the Metro and the functioning of 
the CBD. These streets currently have parallel parking on both sides and 
changing them to two-way system may also compromise parking provision 
and cause safety issues.  
 
In support of the intention to improve the economic activity in the Old 
Springs, these streets need to become pedestrian friendly with parallel 
parking on both sides of the road, good lighting, street furniture, and 
informative signage. Building fronts should respond positively to the street 
and appropriate uses encouraged along street frontage. Should on-street 
parking and/or loading be permitted, road width should be sufficient that 
parking vehicles would not interfere unduly with moving traffic or restrict  

 
 

Diagram 49: 6th Street, 7th Street, 3rd Avenue, 4th Street 
 
 
3.10.9 Gateways 

 
Refer to Diagram 54: Primary Routes to be Accented and Highlighting the 
Gateways to be Enhanced 
 
Key main roads serve as mobility gateways into the precinct. Such 
gateways provide development opportunities whereby the land 
concentrated around the gateway can be enhanced to reinforce the idea of 
a celebrated threshold into an identifiable precinct. 
 
A number of existing gateway features have been identified for 
enhancement: 
 

 Three underpasses allow for road access under the railway line 
and into Springs from the west. These bridges occur on Springs 
West Road, which becomes 9th Avenue and leads into 2nd Street 



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  118 

into the CBD; South Main Reef Road, which becomes 5th Avenue 
into the CBD; and 4th Avenue, which becomes 3rd Street into the 
Springs CBD. These underpasses should be considered for 
upgrade to create a series of gateways into the precinct, through 
public art, landscaping and signage. 

 The War Memorial is situated at the northern edge of the CBD 
precinct, where 2nd and 3rd Streets converge. The memorial is 
located in a park-like setting, and there is opportunity to enhance 
this island as a clear gateway into Springs, through landscaping 
and upkeep, public art and signage. 

 The intersection at the southern boundary of the CBD, where 
Springs West Road, Nigel Road, and 2nd and 3rd Streets converge, 
provides opportunity for creating a clear gateway. This is 
reportedly the busiest intersection in Springs, and thus provides a 
great opportunity for a welcome into the precinct. Landscaping on 
islands, public art and signage could all contribute to creating an 
identifiable entry into the precinct at this point. 

 Pioneer Park, with its Dutch Windmill feature, forms a gentle 
gateway into the northeastern corner of the CBD. This park should 
be protected and enhanced. 

 Colliery Road becomes 5th Avenue and is the midway gateway 
into the Springs CBD from the east. This is a similarly subtle 
gateway which would benefit from an enhanced public 
environment as it enters Springs CBD. 

 Zigzag Road becomes 9th Avenue along the CBD southern 
boundary. Again, this mobility gateway skirts the ash dump, and 
should be considered in terms of public environment upgrades to 
create a high-quality public gateway into the precinct. 

 
Where possible, existing landscaping, key structures and buildings at each 
gateway should be identified for upgrade or enhancement. In particular, 
the Springs Fire Station at the northern gateway to the site should be 
earmarked for restoration. As one of the finest examples of Art Deco 
architecture in the precinct, its siting on a main gateway allows it to serve 
as an example of the special architectural quality to be found deeper within 
the Springs CBD. 
 

3.10.10 Public Transport Network 

 
The precinct is well serviced by public transport options, and can be 
considered fairly multimodal. However, the framework proposes these 
facilities be managed and enhanced in order to achieve better integration, 
and in some cases they would benefit from improved facilities. The various 
modes are well connected and within walking distance, establishing a 
highly accessible and centrally located network within the proposed town 
centre, forming a multimodal public transport nucleus. Recommendations 
are detailed in the sub-sections to follow. 
 
 
3.10.10.1 Commuter Rail 

 
Springs is serviced by a commuter rail station within the CBD, which 
connects to the expanded Gauteng City Region's railway network, and 
although not in CoE's control, the station must not be understated as an 
opportunity to enhance it as TOD.  The precinct plan aims to improve 
efficiency for commuters between rail and other modes of transport, and 
consideration must be given to the current intermodal interchange. 
Additionally, to maximise the peripheral benefits of foot traffic in the 
precinct, a detailed study of the station precinct should be undertaken to 
maximise its potential and functionality. Upgrading of the existing station 
and surrounds is recommended. 
 
The Springs railway station was built as a modal interchange and station 
with buses and taxis acting as feeders to the rail. The existing public 
transport hub is insufficient from a transportation perspective. Instead of 
identifying a smaller position in other parts of the precinct, it is proposed 
that the taxi rank be upgraded into a parking with few floor levels.  
 
 
3.10.10.2 Minibus Taxis 

 
Springs CBD has an expansive taxi rank adjacent to the Springs Station, 
providing both short- and longer-distance trips. A second large taxi rank is 
located at the eastern gateway to Springs CBD, at the intersection of 5th 
Avenue and 1st Street. Both taxi ranks are critical to the effective mobility 
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of the CBD, and to its connectivity with the surrounds. Detailed 
consideration should be given to their functioning, as well as a network of 
taxi lay-bys to allow better service in the CBD precinct. Upgrade of existing 
taxi facilities should be holistically considered, to include ablutions, 
improvement of the public environment, convenience, safety for 
pedestrians and road users, and the management and accommodation of 
street trading generated. Some of the infrastructure that is required or 
needs improvement includes amenities, office buildings, public ablution 
facilities, hawker stalls, a wash bay, a sheltered loading area, a holding 
area, fencing, water and electricity, access roads, and an administration 
office. 
 
Visual inspection shows that the taxi rank near the train station is 
operating at capacity. The parking facility is at capacity and spill-over 
parking takes place on the road reserve at 1st Street and 1st Avenue, which 
endangers both pedestrians and urban traffic. The need for a further 
parking bay development has thus been identified to relieve the current 
parking issue at the taxi rank near the train station. The taxi rank should be 
upgraded into a parking with a few floor levels. Taxis, like traders, are 
attracted to areas of high passenger movement and identifying smaller 
positions or holding areas in other parts of the precinct won’t resolve the 
situation. 
 
Taxi routes include R51, R554, R29 and South Main Reef Road. 
KwaThema to Springs is one of the main corridor routes of taxis within 
Ekurhuleni. Two formal taxi ranking facilities are located at the corner of 1st 
Street and South Main Reef Road, and 1st Street and 1st Avenue adjacent 
to the railway station.  
 
Minibus taxis will continue to roam along the key routes within Springs 
CBD in search of passengers. Where possible and based on demand, the 
on-street parking can be permitted but preference must be given to public 
transport stops with proper signage as proposed in the image below. 
 
 

 
 
Diagram 50: Possible Public Transport Stop / Traffic Circle (Red Dots) 
 
 
3.10.10.3 Bus Services 

 
The Ekurhuleni Roads Master Plan shows that the bus routes are on 1st 
Street, Plantation Road, South Main Reef Road and Springs West Road 
(R51). There are no proposals for new bus routes. There must be 
continuation of existing municipal bus routes that serve the CBD, including 
the upgrading of bus stops and facilities. Proposing bus routes along 
access / activity streets may not be acceptable to taxi associations.  
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Diagram 51: Existing Bus and Taxi Routes 
 
 
3.10.11 BRT Routes 

 
There are no BRT facilities within or near the study area. The RSDF for 
Region D indicates that a future BRT trunk route within the precinct will be 
implemented during Phase 4 of the planning (Etwatwa to Duduza Route 4 
– indicated in blue). However, there is limited funding available to develop 
all the BRT routes, although these routes form part of the Integrated Rapid 
Public Transport Network (IRPTN) and need to be given priority in terms of 
road upgrading. 
 
 
 
 

3.10.12 Parking Lots 

 
A number of large parking lots fill city blocks in the Springs CBD, offering a 
total of 3 093 parking bays, including on and off-street parking and the 
parking lots serving the two malls. Consideration of pedestrian movement 
through and alongside these sites should be prioritised. Particular 
consideration should be given to activation of relevant parking lot edges, 
whether by way of pedestrian movement, lighting, public art, or traders’ 
stall facilities.  
 
Parking lots could be shared with other users, through sharing schemes, 
to accommodate the change of land use from business to residential.  
Many of these parking areas are owned by the municipality and there is 
potential to add structured parking onto the existing parking lots to 
accommodate for the change of buildings to residential. 
 
 
3.10.13 Non-motorised Transport 

 
The Springs CBD Precinct is characterised by good NMT facilities and 
public walkways, colonnades, and sidewalks.  
 
 
Sidewalk and pedestrian path specifications / examples 

 
Design Dimensions: 

 

 2.5m is the acceptable minimum path width for paths with a 
predominant purpose of commuting, during periods of peak use. 

 The typical cross-section indicates a shared major NMT 
recreational path that allows for a cycle speed of 20km/h and 
allows for heavy and concurrent use in both directions. 
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Diagram 52: Cycle Lane and Pedestrian Path examples 
Source: NDoT, Pedestrian and Bicycle Facility Guideline (August 2003) 

 
 
Cycle Paths and Specifications 

 
Sufficient space must be reserved for future cycle paths along the mobility 
spines such as M63 (Nigel Rd / Tonk Meter Drive), Wit Road, M29 
(Fourth4th Avenue / Ermelo Road), K161, K179 and K132 – specifically 
cycle lanes one side, grade-separated and a minimum of 1.5m wide. The 
activity streets within the CBD cannot accommodate cycle paths due to 
lack of space. 
 
 
Pedestrian Crossings 

 
Improvement to the pedestrian sidewalks is recommended to link the area 
with key destinations such as taxi ranks, schools, Pioneer Park, Palm 
Springs and The Avenue shopping centres. The following streets should 
be improved to be more pedestrian-friendly, as shown in the image below: 
 

 4th Avenue 

 5th Street 

 7th Street 

 2nd Avenue 
 

 
 

Diagram 53: Proposed NMT Routes Highlighted in Green 
 
A pedestrian lane width of 2.5m for the sidewalks is recommended. The 
sidewalks are to be grade-separated and comply with universal access 
guidelines. 
 
 
3.10.14 Recommendations 
 
 
Key Transport and Roads Projects / Priorities 

 
Key road projects planned for the region include: 
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 Gauteng Province K179 route and impact on the local road 
network due to spacing of intersections; 

 Gauteng Province K161 route and impact on the local road 
network due to spacing of intersections; 

 Gauteng Province K132 route and impact on the local road 
network due to spacing of intersections 

 
Key road projects within the study area include: 
 

 Upgrade main routes – 2nd, 3rd Streets, 4th, 5th Avenues with 
support for upgrade of existing building facades and business 
improvement (CoE): 

 improve traffic and pedestrian flows 

 address parking 

 upgrade sidewalks and public environment (bins, bollards, 
street trees, lighting), including relationship with 3rd Street 
Mall and existing retail centres 

 improve safety and security 

 Public environment upgrade (CoE): 

 enhance gateways 

 upgrade key streets with a collection of Art 
Deco / Moderne buildings and in support of businesses 
 

Key NMT projects within the study area include: 
 

 Improve NMT facilities along 4th Avenue (CoE) 

 Improve NMT facilities along 5th Street (CoE) 

 Improve NMT facilities along 7th Street (CoE) 

 Improve NMT facilities along 2nd Avenue (CoE) 
 
Public transport: 
 

 Consolidate Multimodal Public Transport Interchange with TOD 
(CoE): 

 improve functioning of station and access including 

upgrade of 1st Street 

 upgrade public environment 

 manage existing and proposed economies (i.e. motor 

industry, shops, informal trading) 

 
 
Legislation Procedures – Next Steps 

 
The proposed road network, intersections and upgrades are to be 
approved by Gauteng Roads and Transport and the CoE Roads and 
Transport Department.  
 
The core issues that will guide this master plan as identified from the 
various acts and policies includes the promotion of: 

 Public transport; 

 NMT; and 

 Green transport. 
 
 
Further Detailed Traffic Studies 

 
Further studies will include a roads master plan and transport model of the 
area, including traffic counts to test the road hierarchy, intersections, 
optimal traffic signal settings, etc. 
 
 
Risks 

 
At Springs taxi rank, supplementary activities have spontaneously 
developed without the appropriate physical infrastructure. Informal traders, 
attracted to areas of high passenger movement, utilise the original 
infrastructure.   
 
However, the layout, design and construction of the transport facilities was 
done without any consideration for informal trading activities and the result 
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is congestion and restriction of pedestrian movement patterns. This area is 
therefore not only inefficient but dangerous as well.  
 
The precinct plan should aim to mobilise government to prioritise road 
infrastructure that will support the long-term developmental objectives of 
the area.  
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Diagram 54: Primary Routes to be Accented and Highlighting the Gateways to be Enhanced 
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Diagram 55: Development Framework – Transport Plan  
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3.11 PRECINCT OPEN SPACE AND NATURAL ENVIRONMENT 

FRAMEWORK 

 
Refer to Diagram 57: Development Framework – Built Form and Public 
Environment Plan 
 
As an established CBD, the centre of the precinct has limited parks and 
open spaces, with large open spaces on the precinct edges. 
 
 
3.11.1 Existing Parks and Open Spaces 

 
The existing parks and open spaces within the precinct are on the 
periphery. The Springs Country Club golf course falls outside the precinct 
boundary. Pioneer Park and the ash dump, an undeveloped open space 
with potential for rehabilitation, are sited on the outer edges of the precinct.  
A number of smaller parks and gardens are located in the precinct, such 
as the War Memorial, and park near the Springs Theatre. Each should be 
protected, maintained and enhanced. Most of the open spaces require 
upgrading and development as they are in a state of neglect. 
 
 
3.11.1.1 Pioneer Park 

 
Pioneer Park functions successfully as an urban park; however 
improvements could be made to connectivity between the park and the 
precinct along 12th Street and Colliery Road. General maintenance and 
landscaping would also improve the overall image of the park. 
 
Consideration of a park activation programme would further boost park 
usage and placemaking success. This could involve a more permanent 
activation through a physical pavilion or park café / deli, providing an 
active anchor and draw-card into the park. Similarly, a calendar of events 
in the park, whether occasional or more frequent, would aid in 
placemaking, keeping the park active and supported by the community. 
The best way to manage and maintain such an open space is through a 
park activation programme. 
 

3.11.1.2 Springs Ash Dump 

 
The Springs ash dump is a privately owned portion of undeveloped land in 
the southeastern corner of the precinct. Although it is land that is severely 
degraded and hazardous, consideration should be given to the role this 
portion of land could play in contributing to the wider open space network. 
This is further developed in the Land Use Activities section of this report. 
However, any development of the property will require authorisation and 
compliance in terms of legislation, specifically the Environment 
Conservation Act, 1989; National Environment Management: Waste Act, 
2009 and National Water Act, 1998. 
 
The development framework recommends a combination of development 
and open space on the land portion, but ultimately this is up to the 
landowner. 
 
 
3.11.2 Geotechnical Considerations 

 
The development of the Springs Precinct (including most of the CBD) was 
done in accordance with the 1977 TPA engineering geological mapping 
reports, which provide the shallow undermined areas (to 240m depth). 
These areas were generally not developed at the time, but sporadic new 
developments did take place, possibly only after the stability of the area 
had been investigated and found to be suitable for the specific 
development. Such studies would typically have involved geophysical 
surveys followed by drilling and stability assessment (similar to dolomite 
stability investigations). Formation of mine-related sinkholes is a real 
possibility if uncontrolled development takes place in the shallow 
undermined areas. The current developed areas are not undermined and 
should be safe with regards to mine-related sinkholes.  
 
Acid mine drainage (AMD) is the process whereby groundwater in voids 
interacts with the sulphides (pyrite) in the rock to form acidic groundwater. 
Department of Water Affairs (DWA) stated in 2013 that the water level 
within the mine voids of the East Rand was rising steadily (rewatering). If 
the water was not pumped, it was then predicted that decanting would take 
place late 2016. DWA launched a programme to deal with the AMD 
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problem in May 2016. The effect of these measures is not known at this 
stage and will require a detailed study to determine the status in the 
Springs area. Prior to this announcement AMD water was pumped and 
treated in other areas of East Rand (Germiston Area). DRD Gold is 
presently using large amounts of treated AMD water to recover gold from 
existing tailings (leach pad process) provided by TCTA from the AMD 
treatment facility near Germiston. It follows that AMD seems to be 
managed by central government and other interested role players.  
 
 
3.11.3 Extended Pedestrian Movement Network 

 
Within the CBD itself, the framework encourages an enhancement of 
existing pedestrian networks and establishment of new connections 
between them, to better connect to and integrate with latent urban open 
spaces, including squares and park space. The intention is to create as 
fine-grain as possible a pedestrian network through the CBD, and exploit 
latent open spaces into high-quality public open space. In particular, 
intensity of pedestrian activity and high-quality public open spaces, 
courtyards and squares are encouraged along the arcade bisecting The 
Avenues and Palm Springs Mall, connecting northwards towards the 
Springs Station, and encouraging pedestrian activity to extend southwards 
beyond the library.  
 
Consideration is given to the consolidation of existing pedestrian 
movement routes, expanding them where applicable to create an 
integrated, safe, well-maintained and well-marked pedestrian network 
through the Springs CBD. The network begins by connecting areas of 
interest and existing activity, for example from the station on the western 
bounds of the precinct into the retail heart of the CBD and along to Pioneer 
Park to the east. Existing routes should be expanded where necessary, 
with consideration given to a consistent character, through materiality, 
landscaping, benches, bollards, bins and effective lighting.  
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3.11.4 Open Space System 
 
The CBD open space system should be focused on encouraging and 
contributing to the high-quality pedestrian network envisioned for the CBD 
precinct.  
 
 
3.11.4.1 Southern Anchor – Library and Gallery Park 

 
The open space surrounding the Springs Art Gallery and library should be 
protected and enhanced, together with the public environment along 6th 
Avenue, 4th Street and 5th Street in the vicinity. Creating a high-quality 
micro-public park that operates together with the social and cultural 
facilities will assist in maintaining this portion of the city block as a cultural 
anchor for the southern end of the denser portion of the CBD. 
 
 
3.11.4.2 Northern Anchor – Springs Theatre Park 

 
The Springs Theatre shares a city block with an open space that anchors 
the corner of 6th Street and 2nd Avenue. The open space is currently walled 
off from the public. The potential for this site to function as a much-sought 
after public park within the vicinity is supported by its relationship to the 
significant cultural anchor that is the theatre. The combination of public 
park and cultural facility encourages a strong northern anchor to the 
pedestrian and open space network through the CBD, complementing the 
southern anchor created by the park, Springs Art Gallery and library site. 
 
 
3.11.4.3 Network of Squares Through the Pair of Malls 

 
The existing pedestrian routes through the Palm Springs Mall and The 
Avenues Shopping Centre should be strengthened through improved 
legibility. These routes contribute to the overall pedestrian accessibility of 
the precinct, and as such should be maintained and upgraded so as to 
clearly function as part of this broader network. This would include the 
intersection points where these mall networks meet the wider public 
pedestrian walkways, to clearly demarcate their interconnectedness. 

Particular attention should be given to the connection between The 
Avenues and Palm Springs across 5th Avenue. This is a busy street, and 
consideration of this link will improve both pedestrian connectivity and the 
relationship between the two malls.  
 
The existing public squares that form part of the pedestrian environment of 
the malls should be seen as components of the wider precinct open space 
system. They should be maintained and upgraded to function as such, 
providing additional recreation space for the precinct users. 
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Diagram 56: A Consolidation of Public Spaces and an Integrated Pedestrian Network 
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Diagram 57: Development Framework – Built Form and Public Environment Plan 
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3.12 ENGINEERING SERVICES PLAN 

 
The following section outlines the various engineering services required to 
effect the proposed development framework for the precinct. Engineering 
services include: 
 

 Water infrastructure 

 Stormwater infrastructure 

 Sewer infrastructure 

 Electrical infrastructure 

 Telecommunications infrastructure 
 
 
3.12.1 Stormwater Infrastructure 

 
The surface area of the Springs CBD Precinct is approximately 140ha. 
The whole site drains in an easterly direction towards the Blesbokspruit. 
The Blesbokspruit drains into the Suikerbosrand River to the south as per 
the image below. 
 

 
 
Diagram 58: Catchment Delineation and General Drainage Directions 
 
 
There are numerous existing concrete stormwater pipes in the Springs 
CBD area, ranging in size from 450mm diameter to 1050mm diameter, as 
per the image below.  
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Diagram 59: Existing Stormwater Pipes in the Springs CBD Precinct 

 
A relatively large portion of Springs CBD along 4th Avenue falls within the 1 
in 100-year flood line. This means that this area is relatively prone to 
flooding and statistically likely to be flooded or submerged once in any 
100-year period. Early indications are that storms seem to be becoming 
more severe / intense worldwide due to climate change, but not enough 
data is available to make accurate predictions regarding the frequency of 
flooding. It might be possible to construct large canals to the northeast of 
Springs with sufficient capacity to transfer large volumes of water quickly 
away from the city, thereby lowering the backwater profile within the CBD; 
however this will need to be verified by calculation and assessment of the 
topography. Such bulk stormwater canals may also be expensive to 
construct and to maintain, because they generally need to be relatively 
deep (up to 5m) and vegetation needs to be cleared out annually to ensure 
efficient operation. Alternatively, the situation may remain as is, with 

critical and strategic infrastructure and services placed outside the 1 in 100 
year flood lines. 
 
 

 
 

Diagram 60: 1 in 100-year Flood Lines 
 
 
3.12.1.1 Known Problem Areas 

 

 The basement at the Springs Theatre is liable to flooding. 

 Waste water pipes are connected illegally to the stormwater 
system by businesses close to the Springs Central Fire Station, 
east of Boksburg Street and Welgedacht Road. 

 Some businesses within the CBD continually sweep their solid 
waste into the stormwater catchment pits causing blockages, 
pollution and possible flooding. 

 Complaints from the landowner directly northeast of Springs CBD 
regarding flooding on his (undeveloped) property caused by 
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stormwater run-off from the Springs CBD. However, the property 
is undermined and therefore cannot be developed further. 

 A relatively large portion of Springs CBD along 4th Avenue falls 
within the 1 in 100-year flood line. This means that this area is 
relatively prone to flooding and statistically likely to be flooded or 
submerged once in any 100-year period.  

 
 
3.12.1.2 Key Issues 

 

 Businesses illegally connect waste water pipes (sewers) to the 
stormwater system. 

 Businesses sweep solid waste into the kerb inlets, which form part 
of the stormwater system, thereby blocking the system. 

 
 
3.12.2 Water 

 
Piping is shown in Diagram 61: Water Reticulation Network and Reservoirs 
in the Springs CBD Precinct 
 
 

 
 

Diagram 61: Water Reticulation Network and Reservoirs in the 
Springs CBD Precinct 

 
 
3.12.2.1 Existing Infrastructure 

 
The existing water reticulation pipes in the Springs CBD vary in diameter 
between 75mm and 500mm and consist of asbestos–cement pipes.  
According to the CoE database most of the water pipelines were installed 
between 1916 and 1935, but the original pipes have probably been 
replaced over the years.  
 
The existing water reservoirs servicing the Springs CBD and their water 
storage capacities are shown in the following table. 
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Table 9: Names and Capacities of Water Storage Reservoirs 

Servicing Springs CBD 
 

RESERVOIR NAME STORAGE CAPACITY (Mℓ = 1 
million litres)) 

Dal Fouche Water Tower  1.8 Mℓ 

Rietfontein Reservoir  9 Mℓ 

Pam Brink Water Tower  1.6 Mℓ 

Pam Brink Reservoir  11.4 Mℓ 

 
There are no issues with water meters and water billing in this area. No 
issues are experienced with low pressure or lack of water supply in the 
Springs CBD Precinct. The condition of the existing pipe reticulation 
network is generally good with approximately one leak or burst 
experienced per week. 
 
 
3.12.2.2 Key Issues 

 
All of the water reticulation pipes in the Springs CBD consist of asbestos–
cement, which is no longer considered an acceptable material in 
construction. This is a minor issue that does not need to be rectified 
immediately, because the asbestos–cement pipes do not pose any risks to 
humans when the water they carry is ingested, but the pipes may cause a 
hazard to the respiratory system when they are unearthed to repair leaks. 
The CoE should replace these pipes with PVC and HDPE pipes in the 
medium to long term. The most cost-effective solution is to lay new pipes 
adjacent to the existing pipes and to leave the asbestos–cement pipes 
underground, where they pose no risk to the public. The old pipes would 
then be blocked off while smaller cut-offs are disposed of at a registered 
hazardous landfill facility. 
 
 
3.12.3 Sewer 

 
The existing sewer pipe network in the Springs CBD Precinct is shown in 
the image below. 

 

 
 

Diagram 62: Existing Sewer Pipe Network in the Springs CBD 
 
 
3.12.3.1 Existing Infrastructure 

 
The existing waste water pipes in the Springs CBD vary in diameter from 
100mm to 600mm. Smaller diameters up to 250mm consist of baked clay 
(or “vitro clay”), while larger diameters consist of concrete. Reportedly the 
condition of the existing sewer pipe network is good and approximately 
one pipe blockage is experienced per fortnight. 
 
All waste water from the Springs CBD gravitates to the Anchor Springs 
Waste Water Treatment Plant, which is owned and operated by the 
Ekurhuleni Water Care Company (ERWAT). The Anchor works is situated 
in Springs and falls within the DD5 drainage district. Built in 1936 and 
upgraded on several occasions, the works was designed to treat 32 mega-
litres per day (Mℓ/day) of waste water from the Springs and Kwa-Thema 
areas.  
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3.12.3.2 Key Issues 

 
With the conversion of office / retail spaces to high-density 
accommodation, any occupied building will require regular maintenance to 
water / drainage services. These will have to be adequately maintained to 
prevent the buildings turning into unmanaged or abandoned buildings. The 
plumbing fixtures, water supply and adequate working of these services 
and supply will be crucial. 
 
 
3.12.4 Electrical Infrastructure 

 
The Springs CBD Precinct draws its electrical power from the Springs 
CCA, via the CoE Energy Department. 
 
 
3.12.4.1 Existing electricity system and capacity 

 
The capacity of the existing electricity system in Springs CBD could not be 
confirmed by the CoE. The departmental approach is that the precinct plan 
first be prepared indicating the expected extra demand and then the CoE 
can respond to the additional capacity as required.   
 
Nevertheless, it is clear that capacity has been released as retail and 
commercial businesses have moved out of the city centre. The proposed 
strategies indicate no major loads that will require capacity upgrade. It is 
therefore anticipated that the demand will increase incrementally and the 
only potential demand will arise from the development on the ash dump. 
 
 
3.12.4.2 Electricity Demand from Development 

 
No additional electricity demand for the sub-precincts can be envisaged 
from the priority projects indicated. The only new power capacity 
requirement would come from development of the ash dump area. 
Estimates can be made at 3kVA per dwelling to provide an indication of 
requirements. 
 

These demand levels must be checked again against available capacity 
and switching capability of substations and this will be done once the 
development applications are received for specific 
projects / developments. The natural phasing of developments within the 
precinct will give ample time to augment capacity if additional power is 
needed. 
 
 
3.12.4.3 Upgrades and / or Expansions Required 

 
The reticulation of electrical power in the precinct will be determined by the 
exact spatial position of the various development proposals of the precinct 
plan. Mini-substations will be placed at the points of consumption and 
shared between adjacent facilities, for example higher-density housing 
complexes sharing a mini-substation. Servitudes will need to be raised for 
placement of substations, mini-substations and for running lines and 
underground cables.  
 
 
3.12.4.4 Maintenance – Issues and Requirements 

 
The CoE Energy Department is responsible for the network systems 
before the metering point. It is therefore expected that all the electrical 
infrastructure, which includes switch rooms, substations, mini-substations, 
overhead lines and any other components, will be taken over by the 
administering power authority to oversee maintenance and replacement 
requirements.  
 
 
3.12.4.5 Renewable Energy Infrastructure 

 
Several options for energy optimisation exist. Along with mixed 
development, which ensures a flat demand profile, developers can include 
other initiatives like solar water heating, solar PV, gas cooking, energy-
efficient lighting and lighting controls, and use of heat pumps for air 
conditioning and hot water generation. There is potential for solar PV on 
the retail buildings and higher-density housing complexes. 
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All development proposals within the precinct consider should optimise 
building structure and usage to ensure optimal energy use with the 
possibility for exporting to the grid. 
 
 
3.12.4.6 Key Projects / Interventions 

 
The CoE, as well as developers, must ensure registration of new 
servitudes for new distribution lines, substations, mini-substations, ring 
main units and any related equipment. A key priority is adequate (and 
maintained) street lighting, as well as upgrading the power connection 
points for any new residential developments. 
 
A design philosophy for optimal energy generation and usage must be 
adopted for precinct-wide benefits as well as utility proficiency. There may 
be a need to augment power were capacity is low or upgrade of equipment 
where current equipment is inadequate. This forms part of an overall 
maintenance programme. 
 
With the conversion of office / retail spaces to high-density 
accommodation, any occupied building will require regular maintenance to 
electrical supply services, including lighting and the safe reticulation. 
These will have to be adequately maintained to prevent the buildings 
becoming unmanaged or abandoned.  
 
 
3.12.4.7 Key Findings 

 
The capacity of the current electricity network to supply the entire 
development within the precinct needs to be verified. The natural phasing 
of any development should give the utilities ample time to upgrade 
capacity and switching capability to deliver such power timeously. There 
may be need to spend more to enhance the network equipment for the 
new levels of demand arising from the implementation of the precinct plan. 
 
Minor upgrades may be required to provide switching capacity, 
substations, distribution lines and final termination points, which is typical 
of any development. Where capacity may be inadequate from a single 

supply authority, cross-feeding can be implemented to ensure adequate 
power supply with minimal cost outlay or delays. 
 
 
3.12.4.8 Telecommunications 

 
Modern communities rely on telecommunications to the extent that the UN 
has declared access to information a basic human right. Most communities 
access radio and television easily. However, access to data and voice 
service is still out of the reach of most ordinary South Africans, due to 
excessive prices and contracts system. Services will become more 
affordable and accessible due to the availability of more fibre networks, 
GSM masts and the release of the hardwire last mile for multiple service 
providers.  
 
Generally, the ICT in the precinct is 3G-based from mobile service 
providers with connection at individual level. In future, there will be 
demand for fibre in the residential and retail core. 
 
To facilitate this, the development proposal must allow for space for last-
mile reticulation and provide bulk containment by way of servitudes for 
sleeves to link switching stations along the major roads to the edge of the 
building or property. Feeds to individual streets from the switching stations 
should also be accommodated. 
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3.13 PRECINCT LAND USE AND ACTIVITY PATTERN FRAMEWORK 

 
 
3.13.1 Land Use 

 
Refer to Diagram 63: Development Framework – Land Use Plan 
Refer to Table 10: Land Use Categories and Recommended Zoning 
 
Because Springs is a developed precinct, much of the land use is existing. 
The precinct plan proposes change of use in certain instances, and 
introduces new activities where possible and applicable, in line with the 
precinct requirements and the underlying development guidelines. 
 
The land use activities consolidate and enhance the existing activity 
pattern, introducing activities that either enhance the existing ones or 
complement them through increased dwelling density and land uses. 
 
The proposed land use activities include: 
 

 Business: vertically integrated mixed-use development with 
business, offices and retail on ground floor with additional offices 
and residential above. Activities include shops, offices, hotels, 
business centres, restaurants, medical consulting rooms.  

 Home enterprise and dwelling house conversions: local 
business and small enterprise activities operated from residential 
premises. Activities include dwelling house, home enterprise, 
offices, medical consulting rooms, places of instruction, child care 
facilities, guest houses. 

 Light and service industry: existing light industrial and 
businesses to be enhanced. Activities include warehouses, 
distribution centres, light industries, service industries and 
associated offices. 

 Office parks and residential, offices supported with limited 
retail supported: 85du/ha density cap as some of these sites 
border lower-density residential development. Higher density 
would be supported (85du/ha and above) but only if it doesn’t 
negatively impinge on the existing development. Building height, 

coverage, access and visual impact would need to be considered 
by the authority to preserve the character of the area. 

 Community and institutional facilities: sharing of facilities and 
incorporation of facilities into multifunctional buildings. This 
includes community facilities, schools, tertiary education 
institutions, places of medical consultation, cultural facilities and 
post offices. 

 Social and public services: the complete spectrum of publicly 
provided social services, such as municipal and government 
purposes, libraries, police stations. There is a synergy and mutual 
benefit in integrating community facility and social services in 
communicable proximity to one another and in incorporating 
facilities in multifunctional buildings. 

 Transport: all road and public transport activities, with informal 
trade and supporting facilities such as ablutions and overnight 
storage. This encompasses taxi ranks, commuter railway stations, 
inter-modal and supporting transport facilities, parking garages. 

 Public open space, parks and recreational space: the public 
environment (pedestrian ways, sidewalks, public squares, parks), 
recreation, sport facilities and green open space. 
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Diagram 63: Development Framework – Land Use Plan 
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Table 10: Land Use Categories and Recommended Zoning 
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General considerations for evaluating land development proposals:     
- Compatibility with the nature and character of existing surrounding land uses, as well as the development intent for the subject area must be taken into account.     
- Alignment with urban design directives must be taken into account.     
- The potential impact of development on stormwater run-off must be taken into account, which may require certain mitigation measures to be imposed.     
- Vacant landholdings, such as the ash dump, areas bordering the Springs Country Club, areas forming northern boundary of the precinct, may be subject to undermining, and other environmental 
constraints and mitigation would be required before development can occur.    

RES LOW -MEDIUM DENSITY RESIDENTIAL

To ensure that the existing residential areas are retained 

with improved public environment through landscaping of 

streets, improved sidewalks and managed and maintained 

open space system, parallel to the railway line

Dwelling Units (up to a maximum of 85 dwelling units/ha)
Higher Density Residential would be permitted on merit with 

City Planning 

COM
COMMUNITY AND INSTITUTIONAL 

FACILITIES

Improved connections between the existing facilities should 

be encouraged through pedestrian links, sharing of security 

so that entrances favour the pedestrian. Sharing of facilities 

and multifunctional buildings becomes important

Institutions, Places of Instruction, Places of Education, 

Clinics, Hospitals, Medical Consulting Rooms, Child Care 

Facilities, Art Galleries, Museums,  Post Offices, Places of 

Public Worship, Clinics

Child Care Facilities, Monasteries, Convents, Retirement 

Villages, Other uses considered to be compatible with the 

nature and character of the surrounding land uses and which 

do not compromise the development intent for the subject 

area.

SP SOCIAL AND PUBLIC SERVICES

Improved connections between the existing facilities should 

be encouraged through pedestrian links, sharing of security 

so that entrances favour the pedestrian. Sharing of facilities 

and multifunctional buildings becomes important

Police Stations, Law Courts, Fire Stations, Other Municipal 

and Government Purposes, Institutions,  Places of 

Education, Libraries, Art Galleries, Museums, Social Halls, 

Old Age Homes

Places of Public Worship, Places of Instruction, Child Care 

Facilities, Retirement Villages, Other uses considered to be 

compatible with the nature and character of the surrounding 

land uses and which do not compromise the development 

intent for the subject area.

T TRANSPORT

Transport hubs with a quality public environment of public 

spaces, quality streets, trading facilities and supporting 

facilities such as ablutions, bathhouses and overnight 

storage space. Strong emphasis on pedestrian connections 

and the quality, safe, functional public environment and by-

law enforcement.

Railway Purposes & Railway Stations, Transport Centres, 

Taxi Ranks, Intermodal Transport Facilities, Parking 

Garages

Trading spaces, Car Wash, Other uses considered to be 

compatible with the nature and character of the surrounding 

land uses and which do not compromise the development 

intent for the subject area.

POS
PUBLIC OPEN SPACE, PARKS & 

RECREATIONAL SPACE

Neighbourhood parks, identified pedestrian-orientated 

streets, and public squares: supporting the increase in 

residential - inclusive, safe, small pocket parks, public 

squares and piazzas (acquiring spaces from public areas 

and rehabilitating existing ones) connected by a quality, 

safe, managed pedestrian network that links key areas such 

as the transport and retail hubs.   This network of spaces is 

intended to connect to the larger open space network.

Pioneer Park: Rehabilitated and managed park, with heritage 

monuments (old windmill and military )

Springs Country Club: Promotion of additional recreational 

facilities over and above the core golf course function, to 

make it more viable, such as night runs, child friendly 

spaces, restaurants for quieter golf days.

  

Parks, Gardens, Botanical Gardens, Conservation Areas, 

Open Spaces -Public Squares and Piazzas, Play Parks

Zoological Gardens, Art Galleries, Places of Entertainment, 

Restaurants, Informal Trading, Sport and Recreation Clubs, 

Social Halls, Sports Grounds, Swimming Pools, Storm 

Water Retention and Attenuation Ponds, Other uses 

considered to be compatible with the nature and character of 

the surrounding land uses and which do not compromise the 

development intent for the subject area.

(The construction of structures and buildings related to uses 

under this use zone will be subject to relevant environmental 

considerations [where applicable] 



GAPP CONSORTIUM                 SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  141 

3.13.2 Land Use Budget  

 
Refer to Table 11: Land Use Budget 
 
The precinct’s existing urban structure is informed by an established street 
grid, creating a legible urban development grid. 
 
The existing zoning for the CBD is Business 1 and 2, with the lower-
intensity residential areas having Business 3 rights. The vertically 
integrated mixed use makes it difficult to give an accurate assessment of 
the existing floor area per land use activity pattern, as many of the existing 
buildings are being converted from offices to residential in the CBD core, 
and only some of the houses with Business 3 rights have utilised them.  
 
The indicative activity pattern for the precinct plan includes: 
 

 Business, vertically integrated mixed use (retail at ground floor 
with residential or offices above) (57ha) 

 Community, social and public services (9.7ha) 

 Light and service industry (5.8ha) 

 Offices and residential (11ha) 

 Home enterprise, dwelling conversions and existing low to 
medium-density residential (27.4ha) 

 
The land use budget yields the following results: 
 

 An existing business floor area of 867 043m², together with a 
proposed floor area of 25 381m², and a change of use of 
19 041m², resulting in a potential total of 911 465m² business floor 
area. 

 A change of use from existing dwelling units (in many cases with 
existing business rights) to home enterprise and dwelling house 
conversion. A floor area of 36928² (based on the assumption that 
30% of erven with existing dwelling units remains, 30% of existing 
erven increases dwelling unit density from 20du/ha to 80du/ha – 
from 1 unit to 4 units per erf – and 40% of erven convert to home 
enterprises and dwelling house conversions).  

 The proposed office floor area identified in the office and 
residential land use is 12505² and a change of use of 6 677m², 
resulting in a potential total of 19 182m². 

 An existing community and institution floor area of 26 943m². 

 An existing social services and public services floor area of 
21 600m². 

 An existing low to medium residential floor area of 17956 m². 

 A total of 6144 residential units: of these: 

 5145 are defined from vertically integrated mixed-use 
buildings (densities will range between 60-100-300du/ha 
in the CBD, thus resulting in a net density of 100du/ha). 
This acknowledges that some areas are vertically 
integrated developments and other buildings are purely 
residential. 

 554 are incorporated within home enterprise and 
dwelling conversions (based on the 30-30-40 premise 
described above). 

 180 are existing low and medium density residential 
dwelling units (assuming 20/ha). 

 115 are existing dwelling units in the form of old age 
homes (assuming 25du/ha) and 200 are additional units 
forming part of the office and residential areas (based 
on the premise that 50% of the site will be used for offices 
and 50% for medium-density residential of 60du/ha). 

 The total potential floor area of the envisaged detailed 
development framework is approximately 1 092 920m² of 
business, home enterprise and dwelling house conversion, offices 
and residential development area, 58 847m² of light and service 
industry floor area, and 48 542m² community, institutional, social 
and public services floor area. 

 
The proposed precinct development will accommodate a residential 
population of approximately 18 432 people, assuming an average 
household size of three persons. These numbers are very high-level, given 
the dynamic and mixed-use nature of the precinct at present and the 
changes continually underway. 
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The Springs CBD is dynamic and functions as a vertically integrated 
precinct. Thus, the land use budget and schedule of rights is at an 
indicative high level. Given the transitional nature of the precinct, gaining a 
full understanding of the existing floor area per use, residential units, retail, 
showroom and office uses will require a comprehensive and dedicated on-
site survey, which is recommended to ascertain whether the existing social 
and physical infrastructure can accommodate the vision for the precinct. 
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Table 11: Land Use Budget 
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3.13.3 Social Facilities 

 
Refer to Diagram 64: Development Framework – Amenities and 
Community Facilities 
 
Existing social facilities located in the precinct include: 
 

 Springs Library 

 Springs Central Fire Station (emergency management services) 

 Numerous primary schools, high schools and technical colleges 
just beyond the boundaries of the precinct 

 Police station 

 Hospital just beyond the precinct boundary 

 Springs train station 

 Springs taxi rank 

 Crèche 

 Community hall 

 A number of churches  
 
The City of Ekurhuleni estimated the required social facilities in any 
particular precinct according to standards specified in the CoE MSDF, 
according to the number of residents in the area. 
 
The Springs CBD Precinct is a highly mixed-use and vertically integrated 
precinct, with much transition happening and increasing conversions of 
existing buildings into residential accommodation, so residential numbers 
quoted are a guide only.  
 
Rather, as the precinct becomes increasingly residential, social facilities 
should be incorporated into the precinct as this change occurs, in an 
incremental manner, according to the CoE standards. This applies to 
education facilities, open space, and all corresponding social facilities such 
as crèches, clinics and libraries. 
 

With regard to sport and recreation, the potential for shared use of school 
facilities and existing sports facilities like the abandoned Pam Brink sports 
field must be considered. 
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Diagram 64: Development Framework – Amenities and Community Facilities 
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3.13.4 Land Use Options at Selected Sites 

 
As an existing and well-established precinct, there is little by way of new 
development considered.  
 
The existing mixed-use quality of the centre of the Springs CBD: 
 

 Results in a vibrant environment, 24-hour living;  

 Enables a local economy to grow; 

 Creates a live, work, play, environment; 

 Allows for sharing of infrastructure and facilities like parking; and 

 Results in visual surveillance as residential balconies, offices and 
shop fronts face onto the street. 

 
The urban core is supported by activity spines on the primary routes of 
development comprising showrooms, car dealerships, automotive 
aftermarket services, and smaller shops and value marts, with broad areas 
of offices and residential. 
 
A number of activity areas have been identified as districts that would 
benefit from more detailed attention and should be the focus of any new 
capital investment, in order to protect the existing business and retail, and 
enhance its existing energy.  
 
 
3.13.4.1 Station and Development Potential in the Vicinity 

 
Further development of the Springs railway station and taxi ranks can act 
as a catalyst for ripple development in the precinct. The railway station and 
corresponding taxi rank move vast numbers of commuters monthly, and 
would directly benefit from investment and upgrade, and similarly would 
contribute to indirect benefit for the surrounding area through improved 
facilities, increased attractive draw-cards for users, and by encouraging 
commuters to make use of the amenities surrounding the facility.  
Considerations in the precinct and surrounds include: 
 

 Development of the station and taxi rank as one holistic and 
integrated facility; 

 Incorporation of trade and commercial activity, both formal and 
informal, into the broader planning for the immediate area; 

 Introduction of public facilities such as ablutions, waiting areas, 
transfer areas, accommodation and storage facilities etc.; and 

 Effective urban management.  
 
 
3.13.4.2 Duet of Malls and Retail Potential 

 
The commercial potential of The Avenues Shopping Centre and the Palm 
Springs Mall, together with the retail and business along main arterials 
through the precinct, namely 2nd and 3rd Streets and 1st  4th and 5th 
Avenues, provide a vibrant commercial centre to the CBD precinct.  
 
Intervention along commercial activity streets would involve public 
environment upgrades in the areas of increased activity, design solutions 
to accommodate both formal and informal economic activities and to 
highlight the importance of good urban management in these areas.  
 
The same applies to the retail node created by the pair of malls and 
businesses along the main arterials. Public environment upgrades should 
be considered, including a better pedestrian connection between the pair 
of malls across 5th Avenue. Formal and informal retail and accompanying 
support facilities should be designed for, and a proper urban management 
strategy developed for that area. 
 
The Avenues Shopping Centre has recently seen a reduction in tenant 
occupancy, as some major anchor shops have relocated to the newly 
opened Springs Mall. The potential for new and appropriate anchor 
tenants to revitalise The Avenues must be explored. Alternatively, the 
landowners could consider subdividing the centre into smaller manageable 
portions, releasing some areas for other uses such as residential.  The 
parking areas could be used for development opportunities, such as 
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housing or vertical mixed use.  This is detailed in the Priority Focus Areas 
and Design Directives.  
 
In the short term the landowners are having difficulty managing the public 
environment and a partnership between CoE and the landowners could 
enhance the environment so the shopper feels safe and has a quality 
shopping experience.   
 
 
3.13.4.3 Residential Areas in Transition 

 
Refer to Diagram 65: Area in Transition 
 
A number of areas in the precinct have been identified as being in 
transition from a solely residential function to a mixed-use profile (local 
offices, hairdressers, and other services). The development framework 
encourages detailed investigation into the accommodation of parking 
requirements allowing for areas with special rights and maximum flexibility 
to support this transition where appropriate. Furthermore, investment into 
the public environment is encouraged through street trees and sidewalk 
upgrades to create a quality environment.  
 
 
 
 
 

 
 

Diagram 65: Area in Transition 
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Additional consideration should be given to the appropriate land uses of 
the areas in transition, in an effort to keep the retail and business energy 
concentrated on the prioritised movement routes identified, and this has 
been explored in detail in the focus areas. 
 
 
3.13.4.4 Automotive and Automotive Aftermarket 

 
A number of automotive dealers in the CBD have invested significantly 
through rates contributions to improving the quality of the CBD. Many of 
these players are considering relocation out of the CBD due to various 
factors, including changing perceptions of the CBD environment. 
 
Identifying some automotive districts with management strategies and 
enhancing the public environment and improving the safety could keep 
these dealers in the CBD. 
 
A privately owned vacant site on 2nd and 4th Avenues and 8th and 9th 
Streets could be used as a short-term park installation that could possibly 
enhance the neighbouring sites near the existing motor industries.   
 

 
 

Diagram 66: Vacant Land Identified Along 8th & 9th Streets, 2nd & 4th 
Avenues 

 
 
3.13.4.5 Ash Dump Site 

 
The privately owned and undeveloped ash dump site is problematic from a 
social and urban perspective. Various options could be considered in the 
short and long term regarding the site, but the decision ultimately rests 
with the property owner. These considerations might include: 
 

 In the short term, the ash dump could be flattened and debris 
removed, selling the ash for brick-making. The area could then be 
grassed and treed and made available for community use. 

 In the longer term, shops, offices and residential could be 
developed, integrated with an open space system and road 
network that ties into the existing network. Site assessments 
would be necessary at the outset, as the site may be undermined.   

 
Any rehabilitation of the ash dump must consider the following legislation:  
 
 
Environment Conservation Act, 1989 (Act No. 73 of 1989) ("ECA") 

 

  Section 20 Waste Permit 

 Section 20(1) prohibits the establishment, provision, 
operation of Waste Disposal Facilities without a permit 
issued by the Minister of Water Affairs. In terms of legal 
interpretation, Section 20 came into effect on 20 August 
1990. 

 At the moment, it is unclear when the ash dump was 
established [i.e. pre- or post-ECA (1989) promulgation]. It 
is also evident that the owner of the ash dump (i.e. private 
business entity) is not in possession of any Section 20 
ECA permit at present, and it is unclear whether any 
submission of a Section 20 ECA permit was made to the 
then Department of Water Affairs and Forestry (DWAF). 
Further, in terms of ECA, the Minimum Requirements for 
Waste Disposal by Landfill and the Minimum 
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Requirements for Monitoring at Waste Management 
Facilities had to be considered for any ash disposal facility 
as established. 

 If the ash dump was established pre-20 August 1990, and 
the owner thereof had previously operated the site without 
fear of prosecution, the owner had vested or established 
rights.  

 Given the above, and in the absence of a Waste Permit, 
the existing ash dump may be non-compliant with the 
ECA if established after the promulgation date thereof. It 
must also be noted that Section 20 of ECA was repealed 
by the promulgation of National Environmental 
Management: Waste Act (Act 59 of 2008). The NEM: 
Waste Act also provided for a transition from the ECA 
regime to the NEM: Waste Act regime in sections 81 and 
80(4). Section 80(4) indicates that if a waste disposal site 
was established before ECA came into effect, and “is 
operational” on the date the NEM: Waste Act came into 
effect, then the person operating it on the day the NEM: 
Waste Act came into effect may lawfully continue to do so 
until called upon the Minister, by notice in the Gazette, to 
apply for a new waste management licence. 

 

EIA Regulations 1997 (as amended in 2002) 

 

The EIA Regulations were initially promulgated under ECA. It is unclear 
whether the owner of the ash dump applied for authorisation of the 
applicable EIA Regulation in force since 5 September 1997 or whether 
they have obtained exemption approval or an RoD from the Gauteng 
Department of Agriculture and Rural Development (a successor in title of 
GDACE), or the National Department of Environmental Affairs (a 
successor in title of DEAT).  
 
If no exemption or RoD can be produced, the existing ash dump may be 
non-compliant with the EIA Regulations (1997), if it was established post-
September 1997. 
 

NEM: Waste Act (“NEM:WA”) 

 

 A person who lawfully conducted a waste management activity on 
the date the listing of the waste management activities in terms of 
the NEM:WA came into effect (i.e. 3 July 2009), may continue with 
the activity until such time that the Minister by notice in the 
Gazette calls upon that person to apply for a waste management 
licence under the NEM:WA. 

 The holder of a permit issued in terms of section 20 of the ECA, 
must apply for a waste management licence when required to do 
so by the licensing authority, in writing, and within the period 
stipulated by the licensing authority. During the period for which a 
permit issued in terms of section 20 of ECA continues to be valid, 
the provisions of the NEM:WA apply in respect of the holder of 
such a permit, as if that person were the holder of a waste 
management licence issued in terms of the NEM:WA. 

 Depending on the Waste Classification (i.e. General or 
Hazardous), the competent authority can either be GDARD or the 
National Department of Environmental Affairs. Various Norms and 
Standards have also been published in terms of the NEM:WA 
which also have to be considered for the existing ash dump. 

 
In light of the above, it is unclear when the ash dump was established, or 
whether it was in possession of a Section 20 Waste Permit, to ascertain 
the legislative context. This information is vital in determining whether the 
ash dump requires a waste management licence or not.  
 
For other dump sites where no permit or license could be produced, the 
competent authority (either DEA or GDACE) issued a Directive or 
Compliance Notice regarding waste requirements that aimed to ensure 
either successful operation and / or final remediation of the site.  
 

National Water Act (Act No. 36 of 1998)(“NWA”) 

 

 In terms of the NEM:WA, a decision to grant a waste management 
licence in respect of a waste disposal facility is subject to the 
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concurrence of the Minister responsible for Water Affairs (i.e. the 
DWS).  

 The NEM:WA further specifies that the issue of a waste 
management licence for a waste disposal facility is subject to the 
inclusion in the licence of any conditions contained in a decision 
issued by the Minister responsible for Water Affairs regarding any 
measures that the Minister responsible for Water Affairs considers 
necessary to protect a water resource as defined in the National 
Water Act (NWA). 

 At this stage it is uncertain whether any Water Use Authorisation 
has been issued for the ash dump. Groundwater pollution may be 
present, and it is unclear whether any associated borehole 
monitoring took place.  

 
The exact date of the dump’s establishment (and operational time) must 
be determined in order to consider the legislative context and legal way 
forward. Thereafter, consultation with GDARD and / or DEA is required to 
confirm whether a Waste Licence application has to be submitted to 
rehabilitate and close the site as Section 20 of the ECA was repealed. The 
transitional provisions of the NEM:WA will need to be scrutinised. 
 
Depending on when the ash dump was established, a Section 24G 
process may also be required by the competent authority. A directive or 
pre-compliance notice issued may also include the submission of a 
rehabilitation plan to GDACE and / or the DEA. 
  
In addition, further consultation with the regional DWS office is required to 
confirm the provisions of the NWA and process. This pertains specifically 
to the applicability of Section 21 Water Uses. 
 
 
3.13.4.6 Landholdings Outside of Southern Precinct Boundary 

 
A number of landholdings immediately south of the precinct boundary 
have development potential that could positively contribute to the 
successful functioning of the Springs CBD.  
 

These sites offer potential for medium-density residential development that 
would benefit from views over the golf course and access onto a main 
movement gateway into Springs. Similarly, portions of the remaining land 
could be incorporated as expansion for the existing medical centre. 
 
There is also a swathe of land next to the railway line that is part privately 
and part council-owned. It is currently undeveloped and could possibly be 
incorporated as part of an existing development or be utilised for other 
purposes, such as residential.  
 
Any additional peripheral development will benefit the CBD precinct 
through increased density and additional users of the CBD.  
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3.14 ECONOMIC DEVELOPMENT POTENTIAL ASSESSMENT 

 
This section provides the socio-economic and economic land use 
development assessment for these property markets:  
 

 Residential market 

 Institutional, social services and facilities  

 Retail and other mixed-use markets  

 Recreational and potential tourism uses 
 
 
3.14.1 Residential Market 

 
 
3.14.1.1 Supply Synopsis: Residential 

 
Key residential property market supply findings include:  
 

 The resident population has relatively low average household 
sizes, with higher density in the CBD and lower density towards 
the periphery of the precinct and surrounding areas.  

 The population has higher levels of education, employment and 
income than the greater CoE. The residents thus have higher 
levels of affordability compared to the rest of the CoE.  

 Flats accommodate the majority of the people in the precinct area 
(52%), followed by houses (37%).  

 The majority of households in the CBD (81%) rent their dwelling 
units. 

 Average sales values of residential stock are relatively low, with 
recent average sales of sectional schemes selling at R360 000 per 
unit, and freehold stock selling at an average of R470 000 per 
house.  
 
 
 

3.14.1.2 Development Potential and Demand Implications: Residential 

 
Key residential market development potential includes:  
 

 The area is well suited for residential, as it is located near 
commercial, transport, entertainment and community amenities, 
giving residents easy access to both services and economic 
development and livelihood opportunities.  

 The key issue facing the residential market is the low level of 
ownership, and renters are less likely to look after and maintain 
buildings, especially the Art Deco buildings. These tenants are 
currently exploited for rentals, and owners are neglecting proper 
upkeep. Ultimately, the landlords need to take responsibility for 
the upkeep, upgrade and maintenance of buildings.  

 On the positive side, the area offers affordable and well-located 
housing with access to services and no vacancies. Thus, despite 
the issues mentioned, the residential market is working well, with 
relatively low average household sizes (no overcrowding), and full 
occupation. This shows that there is a market for well-located 
affordable residential units in the CBD as it is close to public 
transport, necessary community and social facilities and schools, 
and is a great area in which to reside for people in the low- to 
medium-income market.  

 The residential market requires a similar initiative to that offered by 
City Properties in Pretoria Central, Arcadia, Sunnyside, Hatfield, 
Pretoria West and Johannesburg CBD. City Properties provides a 
wide selection of upmarket residential apartments that are well-
positioned and conveniently close to the Gautrain, BRT, taxi and 
bus routes. Residential apartments enjoy easy access to a variety 
of shopping centres, retailers, educational institutions, healthcare 
facilities and public parks. The Springs CBD offers all this with 
access to community and social facilities, public transport, etc. 
However, the difference is that City Property apartments are 
clean, well maintained and modern, and the residential properties 
have 24-hour security, biometric access and visitor sign-in for 
complete peace of mind, whilst live-in building managers provide 
24/7 support. The residential buildings in the Springs CBD need to 
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be managed, with improved security, so that only residents are 
allowed access and the buildings are kept clean.  

 The issues of crime and grime in the surrounding streets of the 
residential areas need to be addressed. Residential pockets or 
blocks within the CBD need to be identified and targeted, and as a 
starting point, safety needs to be addressed.  

 The environment surrounding residential pockets and blocks that 
have been targeted needs to be upgraded and then sold as a 
whole to a landlord (such as City Properties) who will manage and 
maintain the entire block. This will guarantee better rentals and 
may entice renters to purchase apartments, resulting in more 
permanent residents and an impetus to upgrade the area, 
whereas currently criminal activity is taking over.  

 The residential market should offer a diversity of typologies and 
tenure options, to facilitate an inclusionary residential market with 
varying affordability and choice, for diverse social groups.  

 The residential market lacks corresponding amenities such as 
clean streets, safe and secure environments, tree planting, 
lighting, seating, improved maintenance, etc. The public 
environment is the drawcard that encourages an area to flourish 
so people can live, work, play, etc. and enjoy a more pleasant 
living environment.  

 Other residential market improvements include:  

 Single residential dwellings on the outskirts of the precinct 
would benefit from increased densities, which will result in 
increased potential CBD users.  

 The open space to the immediate north of the country 
club could ideally be developed into medium-density 
residential developments. Residents here would benefit 
from access to all the existing facilities, and from on-
looking the open space of the golf course and the country 
club.  

 Landholdings immediately south of the precinct boundary 
also have potential for medium-density residential 
development, with views over the golf course, nearby key 
access routes, etc. 

 The ash dump, which is privately owned, is a concern for 
environmental and social reasons. The ash dump needs 
to be cleaned up and revitalised. The ash could possibly 
be sold for brick-making. However, it is too expensive to 
rehabilitate the ash dump purely for open space usage, 
with limited to no revenue gain, whilst sufficient open 
space is available on the periphery of the precinct. The 
development potential of this possibly undermined space 
comes from its potential use as residential space. A site 
assessment is necessary; and there may be a 
rehabilitation process geotechnical considerations. Any 
development is dependent on the private landowner.  

 
 

3.14.1.3 Synopsis of Land Use and Demand: Residential 

 
The future land use demand for residential consists of: 
 

 The area is well suited for residential use, being better located 
than other residential settlements and located near commercial, 
transport, entertainment and community amenities, giving 
residents easy access to both services and economic 
development and livelihood opportunities. The residential market 
is working well, with relatively low average household sizes (no 
overcrowding), and full occupation. There is thus a market for 
well-located affordable residential units in the CBD for people in 
the low- to medium-income market, near public transport and all 
the necessary community and social facilities and schools.   

 Urban management and crime reduction needs to be prioritised in 
targeted residential pockets / blocks and by-law enforcements. 
The public environment surrounding the residential areas would 
benefit from greater corresponding amenities so people have a 
pleasant live, work and play experience.  

 Targeted residential blocks could be sold to landlords who will 
manage and maintain the block with 24-hour security and 
biometric access, to attract better-quality rentals and possibly 
encourage greater ownership;  
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 Other aspects relating to the residential market include:  

 The single residential dwellings on the outskirts of the 
precinct could be converted to higher densities that 
maximise interaction and efficient utilisation of space. 

 Landholdings immediately south of the precinct boundary 
and the open space to the immediate north of the country 
club have potential for medium-density residential 
development, with benefits from golf course views, etc. 

 The privately owned ash dump needs to be cleaned up, 
revitalised and potentially made available for residential 
development.  

 
 
3.14.2 Institutional, Social Services and Facilities 

 
 
3.14.2.1 Supply Synopsis: Social Services 

 
Key services supply findings include:  
 

 There is one crèche within the precinct and half of the precinct is 
either within reach of a crèche within 750m or 1.5km.  

 The precinct has a library and is thus fully served with access to 
library facilities. 

 The precinct is mostly well served with access to primary schools 
within a 20-minute walking time. 

 The precinct has a secondary school and is thus fully served with 
access to secondary schools within a 30-minute walking time.  

 The CBD is relatively well serviced with access to health facilities 
such as clinics. 

 The CBD has a police station in the precinct.  
 
 

3.14.2.2 Development Potential and Demand Implications: Social 

Services 

 
The Springs CBD Precinct is well served by existing community, 
institutional and community facilities and services. However, there are 
some recommendations for enhancement.  
 
Due to available building space in the CBD, private schools could be 
attracted as well as private tertiary education facilities, with hostels and / or 
dormitories. The area is well suited for attracting students to tertiary 
education facilities from the wider area. A cluster-type environment could 
include accommodation for students. There is a demand for private 
secondary schools and private tertiary education, and existing building 
space in the CBD makes Springs an ideal location.  
 
In addition to educational facilities, the recreational open space could be 
enhanced to improve the quality of life for residents. There is a demand for 
integrated compact urban development with residential densities and 
development intensities that maximise interaction and efficient utilisation of 
space. With community and institutional facilities in place, residents can 
enjoy good quality of life, with access to public transport, schools, etc. The 
area has a lot of open space, and whilst no additional space is needed, the 
existing open space could be better managed and better used:   
 

 The park areas and green spaces cover a substantial area, and 
potentially offer a gem for residents. However, there is vast 
potential for this space to be better utilised, and possibly even 
further developed (not intensively) to cater for afternoon and 
weekend visitors and intensified usage.   

 Due to the relatively high residential density in the CBD, and the 
potential to augment this, residents in the area would appreciate a 
better quality of life through improved useable recreational space 
in the area.  

 These key recommendations, if implemented, will improve 
usability of Pioneer Park:  

 improve connectivity to Pioneer Park along 12th Street 
and Colliery Road 
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 improve facilities such as:  
 park benches 
 ablution facilities 
 lighting 
 landscaping 
 better quality maintenance 

 incorporate different zones within the park to offer 
differentiated activities, such as:  

 walking, running, and cycling trails  
 open-air gym  
 picnic spots  
 formal garden space  
 restaurant / café  
 area dedicated to ball activities  
 water fountain or shallow pool and splash area 

 host activities or events such as:  
 concerts or open-air music festivals in the park 
 monthly moonlight arts in the park 
 weekend flea markets  
 bootcamp classes 
 school programme with neighbouring schools for 

utilisation of park for little league soccer matches 

 Charge a minimal entrance fee to the park to cover costs 
and maintenance 

 Recommendations for improvements to other open space in the 
area include:  

 enhance the open space surrounding the Springs Art 
Gallery and library with social and cultural park facilities  

 turn the open space in the city block of the Springs 
Theatre into a public park  

 upgrade and maintain the existing public squares that 
form part of the pedestrian environment of the existing 
malls, to provide additional recreation space for users and 
to ensure connectivity between the malls.  

 

3.14.2.3 Synopsis of Future Land Use: Social Services 

 
The future land use demand for institutional and social services and 
facilities consists of: 
 

 The precinct is well served by facilities and services, but requires 
improved management and usability, especially relating to 
recreational open space and education facilities, to enhance 
residents’ connectivity and quality of life in the area.  

 Available buildings that are well located within the CBD could 
attract private secondary schools and tertiary education with 
dormitories. 

 There is no need for additional open space, but recreational use in 
afternoons and over weekends needs to be enhanced.   

 
 
3.14.3 Retail and Other Mixed-Use Markets 

 
 
3.14.3.1 Supply Synopsis: Retail 

 
 
Key retail market supply includes:  
 

 There are two major retail shopping centres in the precinct: 3rd 
Street Mall and The Avenues shopping centre. 

 A third large retail shopping centre, in the immediate surrounding 
suburbs, is the relatively new Springs Mall. 

 There are smaller arcades in the CBD, such as Standard Bank 
Arcade and the 2nd Street mall near the Springs railway station.   

 A dominant motor industry economy is active within the precinct 
with popular businesses such as Auto Zone, Super Quick, 
Goldwagen, Kia and BMW.  
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3.14.3.2 Development Potential and Demand Implications: Retail 

 
The following factors impact on the retail market development potential of 
the precinct:  
 

 The current demand for retail space seems largely met, and 
sufficient retail space exists in the area, although a detailed 
demand analysis could be needed for confirmation. 

 Crime and grime and a general decline in the cleanliness of the 
CBD, as well as increasing rentals (despite poor quality of 
environment), are amongst key reported factors for tenants 
leaving the CBD.   

 The new, modern Springs Mall negatively impacts on retail in the 
CBD  

 There is historical poor management and  inability to curb informal 
trade around the existing malls. While not condemning informal 
retail activities, by-laws must be enforced and the environment 
kept up to acceptable standards so that illegal activities don’t take 
over and safety and security is maintained.  

 There has been a decline in foot traffic, resulting from the above-
mentioned factors, and therefore a reduction in retail lease 
renewals. This has contributed to the growth in informal trading.  

 Key anchor tenants such as Edgars and Checkers at The Avenues 
have relocated to the Springs Mall. GrowthPoint is struggling to 
retain tenants and new tenants are not replacing those lost.    

 The Avenues could benefit from subdivision of the land, with some 
portions put to alternative yet compatible land uses, such as 
residential. Air rights on the parking areas could also be used for 
housing development.  

 For retail to survive and possibly flourish, retailers need to change 
focus, and no longer aim to attract buyers from outside the area, 
as they cannot compete now or in the future, due to the Springs 
shopping mall. Retailers need to serve the residents within 
walking distance. 

 To serve the needs of local residents, struggling malls need to 
focus on a different product range serving a different market, such 

as bargain wholesale or mass-market goods, which could also 
supply hawkers. 

 Existing retailers are portioning off parts of retail space (such as 
Game) to more SMMEs and informal businesses. Small 
independently owned stores are potential new retail tenants.    

 The public environment surrounding the mall areas requires 
enhancement to improve the quality of shopping experience. 
These malls form a major economic activity area along main 
routes in the CBD.   

 Business and retail development activity in the area of the Springs 
Station and taxi rank needs to be protected through improved 
urban management that accommodates both formal commercial 
activities and informal trade activities. Formal food stalls in 
community ownership are  desirable at the CBD and taxi rank, but 
need to be controlled and managed. The station would also 
benefit from public facilities such as ablutions, waiting and transfer 
areas, storage areas, etc.  

 Automotive retail activities in the CBD need to be supported. Many 
automotive dealers are considering relocation due to negative 
perceptions of the CBD. Public environment enhancements, 
improved safety, management of informal or illegal activities, and 
enforcement of the ban on second-hand sales and pavement 
panel beating are needed to improve the perception of available 
offerings and to retain motor dealers in the CBD.  

 A meeting should be organised with all major anchor tenants in the 
automotive sector to identify steps to tackle problems and address 
needs, to encourage them to remain in the CBD. This is a high 
priority for action before anchor tenants move out, as this will have 
major ramifications for the entire CBD, with limited options for 
recovery.  

 The area, whilst well suited to retail space, has sufficient retail 
space offerings within the core CBD and no new retail 
development should be considered. 

 Small retail shops could be considered only if they form part of 
new mixed-use residential developments (like that proposed on 
the ash dumps), but focused on supplying local needs for those 
within walking distance.   
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 The Springs West Road forms an activity route in the area, with a 
lot of traffic and recent new developments such as McDonalds. 
The commitment of a retailer like McDonalds implies commercial 
interest in new local developments. Further conversions to retail or 
automotive facilities can be expected along this route, due to good 
visibility from the road, good accessibility, etc. Furthermore, the 
area along Springs West Road, situated on the outskirts of the 
CBD, has a similar character as the CBD. 

 
 
3.14.3.3 Synopsis of Land Use and Demand: Retail 

 
The future land use demand for retail consists of: 
 

 The retail shopping centre influence zones covering the area seem 
maximised and no additional current or future demand for retail 
centres exists, especially given the new Springs Mall.   

 Crime, grime, poor management, comparatively high rentals, etc. 
have all resulted in a decline in foot traffic and negatively impact 
on retailers in the area, with resultant retail uses becoming less 
formal. 

 The retail component within the CBD needs to be saved, and 
attracting new anchor tenants is unlikely, as malls in the CBD will 
never compete with the new Springs Mall.  

 Existing retail uses need to adapt their focus to serve the needs of 
the local residents within walking distance, and target non-chain 
stores and smaller independently owned stores.  

 Retailers need to focus on offering more mass-market bargain 
goods that can be linked to supplying hawkers, such as that 
offered by Oriental City Investments Group.   

 The public environment surrounding the mall areas also requires 
enhancement to improve the quality of shopping experience.  

 The Springs railway station and taxi rank could be developed with 
space for formal and commercial activities, public facilities such 
as: ablutions, waiting and transfer areas, storage areas, and 
management and maintenance improvements. 

 Public environment enhancements, improved safety, and 
management of informal or illegal activities are needed to retain 
automotive retail activities in the CBD. As a priority a meeting is to 
be organised with major automotive sector anchor tenants to 
ensure their retention. 

 The area has sufficient retail space offerings within the core CBD 
and no new retail development should be considered in the core. 
Small retail shops could be considered if they form part of new 
mixed-use residential developments. Springs West Road is an 
emerging activity route with recent new developments such as 
McDonalds.   

 
 
3.14.4 Recreational and Potential Tourism Uses 

 
Market development potential for tourism and recreational uses in the 

Springs Precinct includes: 

 

 Springs is an architectural town, with a concentration of built 
heritage assets, which can be better utilised for tourism purposes. 
Such buildings need to be identified, restored and maintained, in 
order to retain value. A heritage route could be formalised, to 
celebrate the special architectural quality, with signage and 
identification of special features, memorials, landscaping, public 
art, and benches as rest places at special focus areas, etc.  

 The potential for utilising abandoned or available buildings or 
space in the CBD can be investigated, to be developed into public 
multipurpose event space or facilities for rentals for Saturday 
markets and weekend space and corporate events during the 
week. The idea is similar to 012Central with converted buildings in 
Tshwane: The 012, Bank Towers, Jardon, Prinschurch, and 012 
lofts. The focus needs to be on identifying better use of vacant 
building spaces in the CBD to attract people back. Existing 
buildings do not require a large injection of cash. The objective is 
to offer raw urban space, dotted with art, greenery, and converted 
space suitable for: 

 conferences 
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 cocktail functions 

 corporate functions and strategic breakaway sessions 

 fashion shows 

 lifestyle gatherings 

 weekend food and music markets  

 art exhibitions 

 music concerts 

 photoshoots and music video shoots 

 weddings and anniversary celebrations  

 roof-top events 
 

The Springs CBD is filled with incredible spaces, some old and some new, 
such as the Springs Theatre and bioscope buildings, that deserve 
attention and investment, and can provide residents and organisations 
with venues for events. The renovated buildings could offer cafés, shops, 
restaurants, galleries, workshops and studios, bringing vibrancy and 
charm to the area. Events could include: food and music markets in shed 
spaces, central heritage city walks showcasing city art and design, cinema 
clubs, beer / wine / gin emporiums, etc. The idea is to showcase Springs 
CBD and rejuvenate the city centre and create a turnaround of the 
perception of the area. An environment can be created for people who live 
and work in Springs by transforming old vacant buildings and injecting 
vitality into the CBD, creating sophisticated, modern and cosmopolitan 
events, activities, space, and venues.  
 

 In addition to improving greater residential usability, Pioneer Park 
could benefit from greater visitor activities, such as concerts or 
open-air music festivals, monthly moonlight arts in the park, 
weekend flea markets, etc. 

 The proposed historical tours in the area, the renovation and 
transformation of existing buildings to offer a vibrant events space, 
and the hosting of events at Pioneer Park need to be linked 
together to attract visitors and spending power into the area. 
These could jointly be marketed as part of Gauteng Tourism 

Initiatives, and visitors could catch a train to the Springs CBD and 
have a great day trip and experience.  

 
The Bulk Services Contributions (BSCs) are currently very high, 
discouraging new developments, as the values of properties are too low to 
cover the costs. For the proposed reinvestments to succeed in the CBD 
and address the urban decline, this needs to be resolved. Sufficient bulk 
capacity probably exists within the CBD, and consideration should be 
given to a waiver of the BSC in certain demarcated zones of choice. 
Similar waivers have been successful in Tshwane. Waivers or rebates on 
BSC in priority development areas can incentivise investors to develop in a 
particular area, as they lower the cost of the development in relation to 
other locations and may (if the rebate is significant) offset the higher cost 
of land in more central areas.  
 
 
3.14.5 Summary of Key Findings 

 
Key development potential outcomes from the socio-economic, economic 
and property market assessment of the precinct include:  
 
Key residential market development potential includes:  
 

 The area is well suited for residential uses, located near 
commercial, transport, entertainment and community amenities, 
giving residents easy access to services and livelihood 
opportunities. The residential market is working well, with 
relatively low average household sizes and full occupation. There 
is thus a market for well-located affordable residential units in the 
CBD in the low- to medium-income market.   

 Residential ownership is very low, and renters are less likely to 
maintain buildings. Landlords need to take responsibility for 
upgrades and maintenance. 

 Urban management and crime reduction needs to be prioritised in 
targeted residential pockets / blocks and by-laws enforced. The 
public environment surrounding the residential areas would benefit 
from greater residential amenities and improved usage.   
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 Targeted residential blocks could be sold to landlords who will 
manage and maintain the entire block with 24-hour security and 
biometric access, attracting better-quality rentals and possibly 
more ownership. 

 Other aspects to consider include:  

 convert single residential dwellings on the outskirts of the 
precinct to higher densities that maximise interaction and 
efficient utilisation of space 

 develop landholdings immediately south of the precinct 
boundary and the open space to the immediate north of 
the country club for medium-density residential use 

 clean up privately owned ash dump and potentially 
develop for residential use  

 
Key institutional, social services and facilities market development 

potential includes:  

 

 The precinct is well served by facilities and services, but requires 
improved management and usability, especially relating to 
recreational open space and education facilities, to enhance 
connectivity and quality of life in the area.  

 Available buildings in the CBD could attract private secondary 
schools and tertiary education with dormitories. 

 There is sufficient open space, but recreational usage could be 
enhanced in afternoons and over weekends, which would require:   

 improved usability of Pioneer Park:  
 improved road connectivity 
 improved image, landscaping, and maintenance 
 different zones: trails, open-air gym, picnic, café, 

ball play space, fountains and splash areas, etc.  
 more events: music festivals, moonlight arts, flea 

markets, boot camp, soccer leagues, etc.  
 small entrance fee for maintenance  

 other open space improvements:  
 space at the Springs Art Gallery and library to be 

enhanced with socio-cultural park facilities  

 open space in Springs Theatre block to become a 
public park  

 public squares surrounding existing malls to be 
upgraded and maintained  

Key retail and other mixed-use market development potential includes:  

 

 The retail shopping centre influence zones are maximised and no 
additional current or future demand for retail centres exist, 
especially given the new Springs Mall.   

 Crime, grime, poor management, comparatively high rentals, etc. 
have all resulted in a decline in foot traffic, and negatively impact 
retailers in the area, with resultant existing retail uses becoming 
less formal in nature. 

 The retail component within the CBD needs to be saved, but new 
anchor tenants are unlikely, as malls in the CBD will struggle to 
compete with the new Springs Mall.  

 Existing retail uses need to adapt their focus to serve the needs of 
the local residents within walking distance, and target non-chain 
stores and smaller independently owned stores.  

 Retailers need to focus on offering more mass-market bargain 
goods that can be linked to supplying hawkers.   

 The public environment surrounding the mall areas requires 
enhancement to improve the quality of shopping experience.  

 Springs railway station and taxi rank need to be developed, with 
space for formal and commercial activities and public facilities.  

 The automotive sector needs to be retained in the CBD through 
public environment enhancements, improved safety, and 
management of informal or illegal activities. A meeting must be 
organised with major automotive sector anchor tenants. 

 The area has sufficient retail space offerings within the core CBD 
and no new retail development should be considered. However, 
small retail shops could be considered if they form part of new 
mixed-use residential developments. Springs West Road is 
becoming an activity route with recent new developments such as 
McDonalds. This major route on the edge of the CBD could be 
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ideal for possible conversions of dwelling offices to more retail 
and / or automotive facilities.  

 
Key recreational and potential tourism development potential includes:  

 

 Heritage buildings need to be identified, restored and maintained 
to retain value. A heritage route could be formalised, to celebrate 
the special architectural quality.  

 Abandoned or available buildings in the CBD could be transformed 
into vibrant and charming cornerstone spaces suitable for multi-
purpose uses and events. 

 Activities need to be hosted at Pioneer Park such as open-air 
music festivals, moonlight arts, flea markets, etc. 

 Heritage city walks and the transformation of existing buildings to 
event spaces could be marketed as part of the Gauteng Tourism 
Initiatives, to attract visitors and spending power into the area. 

 A waiver of Bulk Services Contributions (BSC) in demarcated 
zones of choice needs to be considered.  
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3.15 PRECINCT BUILT FORM AND PUBLIC ENVIRONMENT 

FRAMEWORK 

 
Refer to Diagram 67: Springs CBD Precinct Development Framework 
Impression 
 
Refer to Diagram 57: Development Framework – Built Form and Public 
Environment Plan 
 
The built form and public environment contribute to a sense of identity for 
the precinct. This is achieved through the buildings’ response to the urban 
environment, ideally framing and defining the public environment, which 
comprises the streets, parks, green spaces, public squares and pedestrian 
paths. The public environment enables and directs people in the utilisation 
(live, work, play) of the urban environment, supporting activities and 
residential neighbourhoods. 
 
A high-quality public environment, one that is functional, landscaped, safe, 
clean, well lit and well managed in terms of maintenance and security, is 
vital to establishing liveable and thriving urban places and economies. 
 
This section includes a consideration of: 
 

 The built form and activity mix;  

 The public environment; and 

 Precinct identity and special features that create an identity to the 
public environment, such as squares, edges and gateways.  

 
 
3.15.1 Built Form Response 

 
The built form refers to the character of the buildings, and their relationship 
to the street and public environment in terms of form and scale. The aim is 
to achieve a high-quality, human-scaled urban environment throughout the 
precinct.  
 
The Springs CBD is premised on the following principles:  

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

 Framing of the public realm and streets by the buildings is a 
fundamental component of the placemaking inherent in the CBD. 
The UDP aims to retain and build on these qualities.  

 A human-scaled height is promoted. Where new buildings are 
introduced, a development scale ranging from three to four storeys 
is recommended, where a suitable building programme allows. 
This is particularly encouraged for residential development. 

 A diversity of building typologies, which, regardless of activity 
or size, respond to the street and establish a positive interface with 
it.   

 Buildings respond to their context, with main entrances opening 
onto the street front, encouraging pedestrian activity at ground 
level and thus promoting the intended lively and energetic quality 
of the precinct. Details around such built form directives will be 
dealt with later in the report. 

 
These principles should be maintained and enhanced when renovations 
happen in the CBD and the vacant portions of land with infill opportunity 
should also be designed with the above-mentioned principles in mind. 
 
 
3.15.2 Heritage and Tourism Potential 

 
Outstanding concentrations of built heritage assets occur in “Old Springs”, 
particularly in the northern reaches of the precinct.  
 
Implementing a formal heritage route in the CBD would catalyse tourism 
and the general public interest that already exists around these buildings. 
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Combining this route with a precinct public environment upgrade along 
dedicated pedestrian routes, as discussed earlier in this chapter, will 
further strengthen the combined efforts. 
 
Support and guidance should be provided to encourage private owners to 
maintain and repair buildings of heritage significance. Where necessary, 
regulations should be implemented to enforce adherence to the law 
regarding appropriate use and care of these heritage assets. Setting up a 
guideline committee of sorts would give property owners a point of contact 
for advice and recommendations regarding their assets. 
 
The heritage buildings identified in this precinct plan are indicative only, 
and should be used as a guide rather than an exhaustive list of heritage 
assets in the area. All structures older than 60 years in the CBD precinct 
are subject to the National Heritage Resources Act (1999) and should be 
considered accordingly before any changes or adjustments are made to 
the facades or interiors of the buildings. This is very important and needs a 
clearer understanding so that the retrofitting for residential purposes can 
take place as unhindered as possible. A specialist heritage survey should 
be undertaken to ascertain the current state of heritage buildings in the 
precinct.  
 
 
3.15.3 Public Environment 

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

 Establishment of a quality public realm with directives for 
achieving the desired built form and placemaking results. These 
directives will include details around street pavement materiality 
and character, lighting, seating, planting and landscaping, and 
placement of public art. 

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

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

 
Specific features that provide opportunity for further definition of the 
identity of the Springs CBD Precinct will be explored in detail under Design 
Directives. Such features may include: 
 

 Gateways; 

 Public squares; 

 Streetscapes; and 

 Public art projects. 
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3.15.4 Urban Design Directives allow for 

Coordination 

 
The UDP is realised by the application of 
urban design directives, combined with land 
use management regulations and form-based 
codes. This suite of management and 
development guidelines is required to ensure 
that all stakeholders and role players, like the 
CoE, provincial and national government 
institutions and services, residents, workers, 
users, businesses and community 
organisations, act in a coordinated and unified 
manner to collectively achieve the vision for 
the precinct, which will be covered in the 
following section of the report. 
 

 
 

Diagram 67: Springs CBD Precinct Development Framework Impression 
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3.16 STAKEHOLDER VIEWS ON DEVELOPMENT FRAMEWORK 

 
Refer to Diagram 68: Spatial Input from Stakeholder Engagement 
 
A number of individual meetings and design charettes were undertaken 
with interested and affected parties to guide the approach to preparation of 
the development framework, which included: 
 

 A design charette with the municipal officials and government 
agencies;  

 A design charette with the private sector, which comprised the 
Chamber of Commerce that represents business owners in the 
precinct, and an architect with an interest in the heritage buildings 
in the precinct;  

 A meeting with other major landholders in the precinct; and 

 CoE Transport. 
 

The meetings included information sharing, presentation of key findings 
from the situational analysis and status quo and an early approach to the 
development framework in the form of development concept.  
 
The elaborated report on this consultation process can be found in the 
“Record of Consultation”. The key findings are presented in the following 
section. 
 
 
3.16.1 Charette Process 

 
At this stage of work, a number of key questions required further 
interrogation through the charette processes. The charettes were carried 
out with city officials from the CoE, as well as stakeholders of the Springs 
CBD. This development concept was presented with some key questions 
posed, which included: 
 

 Are there any fundamental issues that have been missed in the 
status quo? 

 Are there any other initiatives currently underway in this precinct 
that we are unaware of? 

 Is the parallel strategies structure an appropriate implementation 
approach and, if so, what strategies should be considered? 

 Do you agree with the development concept, and how can we 
refine it further? 

 
The presentations were favourably received with no contradictions or 
omissions. The approach underway by the GAPP Consortium appears to 
be appropriate. 
 
Through the charette process, some issues were brought to light, 
concerns were raised, and comments voiced. These included: 
 

 The ash dump was highlighted as a challenging site and a point of 
concern for environmental, spatial and social reasons, and will 
need to be addressed in detail in the proceeding sections. 

 The heritage foundational work undertaken by members of the 
public should be harnessed as a base point of departure, with 
more consideration given to the latent heritage potential within the 
precinct. 

 Service infrastructure generally seems to be suitable in the CBD, 
with capacity for future development, bar some details. 

 There was support for pursuit of sustainable principles as a way of 
thinking about the future of the precinct. 

 Urban management and implementation of by-laws is key to the 
functioning of the CBD.  The need for a safe urban environment is 
critical to ensure its success.   

 An SRA should be considered – or other collective community 
forum from which to implement desired projects within the Springs 
CBD, and from which to engage with the CoE on issues regarding 
the precinct. 

 Stakeholders are concerned that public environment development 
bring improved safety and security. 

 Private landowners within the CBD must be engaged to better 
coordinate development initiatives. 
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These comments and viewpoints will be taken into consideration in refining 
the concept and proceeding to the development framework stage of the 
report. 
 
 
3.16.2 Individual Meetings with Stakeholders 

 
The key issues that were extracted from the individual meetings included: 
 

 Generally, there has been a decline of cleanliness in the CBD. 

 The Avenues Shopping Centre and Palm Springs Mall have been 
negatively affected by the new Springs Mall (decline in foot traffic 
and existing shops not renewing their leases) 

 The Avenues is now only partially let, which changes the overall 
nature of the shopping district. 

 The owners of the centres are having difficulty managing hawkers 
and informal trading in public areas around the centres as they 
don't own these landholdings, which is negatively affecting the 
centre as shoppers don't feel safe coming to the centre. 

 New developments are required to pay Ekurhuleni's Standard Bulk 
Contributions, which hinders or prevents new development as 
property prices cannot cover these costs. 

 The ash dump has development potential. 

 The CBD has a reputation for petty crime. 

 Vacant landholdings bordering the Springs Golf Course are 
generally developable with small portions of undermining. 

 Offices and increased densities are supported in the residential 
areas located around the CBD in the precinct. 
 

These comments, have, as far as possible, been taken into account in the 
preparation of the precinct plan and will be further applied in the 
implementation strategy of the precinct plan. 
 
 
 

3.16.3 Open Day Comments Included 

 
The positive aspects of the precinct plan included: 

 

 Collaboration between the private and public sectors; 

 Use of town and social spaces in a multifunctional way, formalising 
transport areas, upgrading informal trading; 

 Enhancement of the CBD through initiatives like the Gibela train 
manufacture; 

 Protection of the CBD and the community; 

 Job opportunities in close proximity to residential areas through 
enhancement of the CBD; 

 The upgrade of the railway station; 

 Clearly defined gateways; 

 The public–private partnership initiatives; and 

 Improved business opportunities. 
 
 

The concerns about the CBD and precinct included: 
 

 Management issues such as: 

 unmanaged informal trading 

 rubbish on streets and illegal dumping 

 drugs sold freely on the streets without repercussions or 
prosecution 

 sex work on 9th Street 

 general state of decay of Springs 

 state of decay of police 

 Concern that the plan is just empty promises; 

 Little interest shown by the municipality and the police in the 
precinct; and 

 Revitalisation needed to keep up with the times.  
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The recommendations / initiatives  included: 
 

 The parking in front of the Springs Mall is unsafe and upgrading of 
the parking for improved safety and quality is recommended. 

 There is a lack of parks in the CBD; more should be introduced. 

 Informal trading should be formalised. 

 Heritage projects should be prioritised (for youth development). 

 The bus system should be prioritised. 

 Illegally inhabited buildings need to be protected. 

 Parks for children, swimming pools, family restaurants, cinemas, 
etc. are needed. 

 Efficient public transport is required, such as buses to other major 
economic centres, and for people living on the outskirts of the 
CBD to travel easily into the Springs CBD.  

 Secure parking areas in the CBD are needed as people park to 
catch taxis to other major centres such as Johannesburg CBD. 

 Small businesses must be promoted. 

 Management issues: 

 without management any security initiatives will fail 

 The Avenues can offer affordable accommodation for 
students 

 improved security should be prioritised so that people feel 
safe entering and working in the CBD  

 street lights must be functional and maintained 

  The Springs Golf Course can be upgraded into a tourist 
destination because of the Nigel Airport in close proximity. 

 King George was marshalled along Nigel Road to the town hall, 
and  trees could be planted along this street to commemorate this 
event. 

 The airport could be upgraded to attract tourists in harmony with 
architectural tourism. 

 The subway must be upgraded  with increased lighting and safety 
measures.  

 Tourist attraction are needed to promote investment into the CBD. 

 Increse ICT availability within the precinct. 

 Railway overheads need enhanced visibility.  

 Neighbouring bodies of water need to be managed. 

 A food preparation facility in the taxi rank would be useful. 
 

These comments have added value to the preparation of the precinct plan 
and have been incorporated where possible, but these inputs from the 
stakeholders should be continually considered as part of the planning 
process. 
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Diagram 68: Spatial Input from Stakeholder Engagement 
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3.17 PRECINCT DEVELOPMENT FRAMEWORK CONCLUSION 

 
The Springs CBD Precinct development framework enhances an already 
well-defined and lively CBD, prioritising projects that can protect and 
enhance the positive elements of the precinct that are already there. The 
result is a revitalised and thriving CBD that continues to serve the wider 
Springs region. 
 
The key areas of intervention, in micro-precincts, and through infill 
building, public environment upgrade, and urban management 
intervention, contribute towards incremental change in the existing Springs 
CBD. 
 
The development framework achieves the project development objectives, 
including: 
 
Protecting, enhancing and managing the Springs CBD to realise its 
latent potential as a quality, spatially coherent, safe and clean 
precinct, with: 
 

 A legible hierarchy of movement routes to easily navigate through 
the precinct, with clearly defined gateways and linkages into 
surrounding areas. 

 Support for a wide variety of economic activity, allowing for both 
the formal and the informal sector, enhancing existing areas of 
activity, and thus housing a broad economic profile. 

 Increased density of liveable residential accommodation in defined 
parts of the precinct, with corresponding amenities to allow for a 
pleasant living environment. 

 Flexibility in areas of transition, allowing a comfortable mix of 
residential and appropriate mixed-use activity to emerge. 

 A quality urban environment that celebrates its unique 
architectural heritage. 

 A coherent, safe and walkable public environment and civic space 
network. 

 An accessible and integrated public transport hub, supporting 
social facilities, community facilities and recreation amenities. 

 An sustainable environment and open space network. 
 
The plan adopts the policies and incorporates the principles from the CoE 
draft UDP. The plan also responds to the Urban Design Guidelines and 
placemaking principles outlined at the start of the chapter, as applicable to 
the execution of a successful precinct plan for Springs CBD. Issues raised 
in the stakeholder engagements and charette processes were given due 
consideration and application. 
 
The next section will also incorporate supporting specialist input relating 
to transport, environmental and socio-economic aspects, including service 
infrastructure proposals together with water, sewer, stormwater, electricity, 
solid waste and telecommunications, demonstrating that the precinct plan 
is derived from an interdisciplinary process. 
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4 PRIORITY FOCUS AREAS AND DESIGN DIRECTIVES 
 
The Springs CBD Precinct focus areas elaborate on the proposals as 
outlined in the development framework. 
 
 
4.1 INTRODUCTION 
 
The precinct development framework establishes a series of plans with a 
collection of priority focus areas. This section elaborates on the focus 
areas and introduces accompanying design directives, which illustrate how 
the framework plans can be realised in a holistic way. 
 
The suite of overarching urban design directives has been prepared so 
that the desired physical development is achieved, which informs the land 
use management of the precinct plan. The urban design directives include 
tools such as design guidelines, incorporated from the CoE Urban Design 
Policy Framework (UDPF), best practice examples and form-based codes. 
 
As an established urban precinct, the Springs CBD focus areas aim to 
retain and enhance the existing quality functionality of the precinct in any 
development thinking. 
 
 
4.2 PURPOSE 
 
The purpose of the Focus Areas and Design Directives is to describe and 
specify the development proposals at the more localised level of identified 
key focus areas. 
 
The components included in the key focus areas are: 

 Detailed layouts and anticipated built form of key areas; 

 Locality of key buildings, activities and facilities; 

 Local roads, paths and transport networks; 

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

 Architectural and landscaping controls for key buildings and sites, 

 Street sections for boulevards and key approaches; 

 Crime prevention through environmental design (CPTED) 
recommendations; and 

 Concept proposals for signage, public art and other placemaking 
elements. 

 
Supporting land use management controls and development parameters 
are also specified, where instructive: 
 

 Site boundaries; 

 Land use activities with a range of potential zonings; 

 Number and size of potential residential units; 

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

 Parking ratios. 
 
Much of the land uses and zoning have been addressed in the previous 
section, Land Use and Activity Pattern Framework. As stated, this section 
elaborates on these. 
 
 
4.3 PRIORITY FOCUS AREAS 
 
Refer to Diagram 69: Springs CBD Focus Areas and Supporting Focus 
Areas 
 
The priority focus areas in the Springs CBD Precinct have been identified 
as the following: 
 

 Multi-modal transport facility at Springs railway station and 
taxi rank: the transport hub of the precinct requires consolidation, 
expansion and upgrade to better serve the precinct and its 
commuters. 

 Retail core: the retail centres and surrounding public environment 
require consolidation and upgrade. 
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 Public environment upgrade: key linkages, major business 
streets and gateways require upgrade, prioritising four primary 
gateways. 

 
Over and above the priority focus areas, there are a number of areas of 
concern that have been addressed. They are as follows: 
 

 Pioneer Park upgrade: this addresses the physical hardware – 
water body, paths, land for a restaurant / cafe, commercial 
opportunities. Funds for management of the park are needed. 

 The ash dump: the site is of concern to the community and the 
CoE as a health hazard and has been the site of illicit activities. A 
development approach to the ash dump is recommended. 

 The older parts of the Springs CBD: there is a concentration of 
Art Deco and Art Moderne buildings. A special district such as an 
Arts and Culture Precinct could be defined, attracting associated 
investment. 

 
Supporting design directives for the focus areas, comprising detailed plans 
and design directives, are included in this section, with an elaboration of 
the Precinct Built Form and Public Environment Plan, introduced in the 
previous section. 
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Diagram 69: Springs CBD Focus Areas and Supporting Focus Areas
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4.4 MULTIMODAL TRANSPORT FACILITY 
 
Refer to Diagram 70: Focus Area – Multimodal Transport Interchange 
Diagram 71: Multimodal Transport Interchange with Transit-oriented 
Development 
Diagram 72: Perspective View of Springs Multimodal Transport 
Interchange 
 
Springs CBD exhibits a robust and well-functioning public transport 
system, with bus, taxi, private car and rail all converging at the Springs 
railway station. The station is quiet during the day with most passengers 
using the station during the morning and afternoon peak periods. The 
station is both an origin and destination station with an even split between 
boarding and alighting passengers (PRASA). The Springs railway line has 
historic associations stretching back to the development of the NZASM rail 
system in the early 20th century. 
 
Central to the continued success of the Springs CBD is this robust 
transport system, thus the primary focus area of the precinct is the 
multimodal transport facility. Reconsidering the area as a consolidated 
facility to improve functionality aims to ensure that it functions to maximum 
potential for its users. 
 
 
4.4.1 Transport Facility Components and Urban Design Plan 
 
The following features define the site of the Springs central railway station, 
to which the proposed interventions correspond: 
 

 The railway ballast, which forms the western boundary to the 
entire Springs CBD Precinct study area; 

 The Springs Station building; 

 The trader stalls; 

 The taxi ranking facilities (formal and informal); 

 The vehicular parking; 

 1st Street and 1st Avenue East as vehicular thoroughfares; and 

 Third Street Mall shopping centre, which bounds the eastern edge 
of the focus area. 

 
The station is structured around the railway line and land available for taxis 
to rank, together with 1st Street and 1st Avenue East, which complete the 
boundary definition of this focus area. Overlaid onto this road and rail 
network, existing pedestrian routes define desire lines from the station to 
various parts of the Springs CBD.  
 
 
4.4.2 Spatial Structure and Land Use Activities 
 
The existing defining elements form the basic underlying structure of the 
focus area. As the major transport gateway into the precinct, the plan aims 
to enhance and improve upon the existing functionality of the intermodal 
transport facility and supporting land use activities. Together with the 
existing fixed elements, the precinct is further structured through the 
following elements and activities: 
 

 A resurfacing of 1st Street at select crossings, correlating with the 
pedestrian connections between the transport hub and the Third 
Street Mall, to reinforce the links between the two and improve 
pedestrian safety across this street.  

 Existing pedestrian connections through Third Street Mall should 
be enhanced through general upgrade and effective lighting, and 
should include clear wayfinding to the station. 

 A holistic reconsideration and reconfiguration of traders’ stalls in 
the vicinity is suggested. Consideration of waste management 
facilities, ablutions and overnight storage should be incorporated 
during this process. A phased approach could be considered, 
whereby low-key roofed stalls are introduced at critical points in 
the area, to be built up and filled in over time. 

 The existing traders’ shelter should be reconfigured to function 
more optimally, as the current layout does not appear to be 
fulfilling the requirements of the traders. 

 New development could be introduced north of the site, backing 
onto the railway line. This could provide for automotive 



GAPP Consortium                   SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  172 

aftermarket and service-related activities, with the potential for 
apartments above. 

 The existing pedestrian overpass that connects the station to the 
residential area west of the Springs CBD Precinct boundary 
should be upgraded, with sufficient lighting and signage to 
improve its role as a safe and convenient pedestrian link to the 
western reaches of Springs (Oranjehof and beyond), Careful 
consideration should be given to development of the area around 
the overpass entry in Oranjehof. 

 Expansion of the Springs municipal bus system to integrate with 
the multimodal transport facility should be considered. 

 The forecourt to the Springs Station itself should be upgraded 
through public environment and landscaping improvements. 

 At a later phase, the public environment extending to the Springs 
Hotel should be upgraded to blend in with the environment of the 
station and surrounds. This will enhance the connection between 
the station and the commercial activity surrounding and including 
the Springs Hotel. 

 The buildings fronting the northern edge of 1st Avenue East should 
be encouraged and incentives introduced to landowners over time 
to upgrade their street-facing facades and activate at ground level. 

 The municipal parking area, which is also used as a park-and-ride 
has been identified as unsafe. Upgrading of this parking area with 
trees, lighting, improved security would attract more users. 

 
 
4.4.3 Pedestrian Path Hierarchy and Vehicular Movement 
 
Vehicular movement is one of the key movement modes through the 
precinct, including private vehicles, taxis and newly included municipal 
buses. Holistic coordination of the precinct must be undertaken to ensure 
that all vehicular modes, both private and public, integrate seamlessly. 
 
Overlaid on the vehicular and rail transport system, the focus area is a 
predominantly pedestrian-orientated environment, with a network of 
pedestrian routes connecting to a wider movement system throughout the 

entire precinct and beyond. Of particular importance are the following 
pedestrian routes: 
 

 Pedestrian connections across 1st Street, from the taxi area across 
to the Third Street Mall. 

 Pedestrian route across 1st Street, from the station to the 
intersection of 1st Street and 2nd Avenue. 

 Pedestrian routes connecting all parts of the intermodal transport 
facility, by way of pavements and crosswalks. 

 
 
4.4.4 Public Open Space 
 
The multimodal transport interchange functions as a highly energised and 
active urban public space, with people converging on the focus area for 
transport reasons, giving rise to economic activity. 
 
As far as possible all existing trees should be retained within the area, and 
new trees should be introduced where appropriate to soften the sea of 
hardscape that defines such an interchange and improve the quality of the 
experience for the user.  
 
The square fronting the Springs railway station should be upgraded as a 
passive pause area for commuters, with seating and landscaping, together 
with adequate lighting at night. 
 
The area fronting the Third Street Mall along 2nd Street should be 
upgraded to similarly provide a landscaped zone to the retail strip, together 
with a pedestrian walkway upgrade. 
 
 
4.4.5 Envisaged Urban Character 
 
Refer to Diagram 73: Multimodal Transport Interchange – Impression 
 
The envisaged urban character for the multimodal transport interchange is 
shown through a series of images. The illustrations give an indication of 
the architectural character, form, materials and landscaping. 
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4.4.6 Design Directives for the Multimodal Transport Facility 
 
The following overarching design directives are applied to the multimodal 
transport area to achieve the desired physical development: 
 

 All infill buildings must respond to the existing scale of the 
buildings in the surrounds. This ensures an acceptable degree of 
enclosure of the public environment and establishes a human-
scaled urban environment, increasing the density in the area 
slightly.  

 Dedicated areas for trade should be defined, complete with the 
necessary support facilities. 

 All pedestrian linkages should be prioritised and maintained as 
indicated in detail by the design plan. 

 Access to servitudes should be maintained to ensure continuity of 
linkages and accessibility. 

 A dedicated metro bus area should be established to further 
expand upon the public transport suite available at the facility. 

 The establishment of build-within-zones is encouraged, to 
determine the positioning of new infill buildings and the desired 
building envelope. This ensures the buildings are appropriately 
placed as expressed in the design plan. 

 Safety by design should be established, enabling and maximising 
natural / passive surveillance by ensuring that windows and 
balconies on upper floors face onto the street and the public 
environment as far as possible. 

 Parking in front of the station building is to be activated through 
pedestrian activity and extensively landscaped with trees, 
including porous surfaces to promote water-sensitive urban design 
systems (WSUDS). 

 Pockets of parking should offer safe areas to park for 
park-and-ride facilities, as a number of commuters in the 
neighbouring areas drive into the CBD and use public transport to 
other urban centres. 

 Minimum building design criteria should be established for this 
area that enhance infill buildings’ relationships to the public realm 

and open space network, including the façade; point of entry; 
vehicular circulation and parking; security treatment of the site 
boundary and the building; the building massing, elevation and 
roof treatment; and relationship with adjacent developments. 

 
The purpose of these design directives is to develop a defined multimodal 
transport facility, creating a transport gateway into the greater precinct. 
They establish a human-scaled and pedestrian-priority public interchange, 
with economic opportunity and safe streets. 
 
 
4.4.7 Business and Local Economic Development 
 
The multimodal transport interchange encourages and caters to all levels 
of economic activity, from informal trading to formal retail. Each economic 
subsector has a specific location and market to serve: 
 

 Formal business activities, encompassing the formal shopping and 
motor aftermarket services are catered for on the perimeters of 
the precinct, in existing commercial buildings. 

 Informal trading is formalised into market trading facilities with the 
necessary support services.  

 Undeveloped infill sites to the north of the area are earmarked for 
vehicle servicing and general aftermarket activities, subject to 
market response. 
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Diagram 70: Focus Area – Multimodal Transport Interchange
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Diagram 71: Multimodal Transport Interchange with Transit-oriented Development
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Diagram 72: Perspective View of Springs Multimodal Transport Interchange
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Diagram 73: Multimodal Transport Interchange – Impression 
 



GAPP Consortium                   SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  178 

4.5 RETAIL AND COMMERCIAL ACTIVITY CORE 
 
Refer to Diagram 74: Focus Area – Retail Core 
Diagram 75: Springs Retail and Commercial Core 
Diagram 76: Perspective View of Springs Retail and Commercial Core 
Diagram 77: Springs Retail and Commercial Core – Approaches to how 
Identified Areas Could be Addressed in this Focus Area 
Diagram 78: Springs Retail and Commercial Core – Main Pedestrian 
Route with the Potential of Opening up Portions of the Current Roof 
Through the Mall 
 
A critical area of the Springs CBD is the central commercial core, centred 
on the pair of malls, the Palm Springs Mall and The Avenues Shopping 
Centre. The optimal functioning of this shopping district is essential to 
maintaining and promoting the existing features and energy of the CBD. 
 
 
4.5.1 Retail and Activity Core Components and Urban Design Plan 
 
The following characteristics define the site of the Springs Retail Core and 
surrounds: 
 

 The Avenues Shopping Centre and surrounding street-facing retail 
activity, between 5th Avenue and 6th Avenue. 

 Palm Springs Mall and associated street-facing retail activity, 
between 4th Avenue and 5th Avenue. 

 Numerous parking lots serving the various malls, both surface 
parking and multi-storey parkades. These parking areas form 
unappealing edges onto their respective street-fronts. 

 Springs Library and Art Gallery form the southern cultural anchor 
to the precinct. 

 
Overlaid onto these physical structuring elements is a network of 
pedestrian routes that connect the retail core to the various parts of the 
Springs CBD.  
 
 

4.5.2 Spatial Structure and Land Use Activities 
 
These existing defining elements form the basic underlying structure of 
this focus area. As the major commercial hub of the precinct, the plan aims 
to enhance and improve the functionality of the malls and supporting land 
use activities. Together with the existing fixed elements, the precinct is 
further enhanced through the following elements and activities: 
 

 Expand and interconnect existing pedestrian walkways, and 
introduce new dedicated walkways through large parking areas. A 
continuous surface pattern and material will assist users in 
navigating the pedestrian routes, recognising it as one continuous 
network. 

 Support the enhanced pedestrian network through upgrade of 
small public squares throughout the pair of malls. In particular, 
upgrade shopping centre entrances at the connection across 5th 
Avenue, complete with surface change across the road, planting, 
seating and adequate lighting. 

 Formalise, upgrade and improve on the management of the 
trading area on the eastern Palm Springs parking lot, to cater for a 
more established linear market as part of a collaborative approach 
between various stakeholders (Palm Springs landowners, the 
council and the traders). Alternatively, reconsider its position. 

 Consider reconfiguring a portion or the full component of the 
parking lots east of The Avenues and the Palm Springs Mall as 
development parcels, potentially for residential development, 
implementing a shared parking policy serving residents and 
shoppers and ensuring that the parking ratios provided can 
accommodate the existing and proposed needs in the area (see 
Error! Reference source not found.). 

 Enhancing The Avenues through the introduction of an anchor 
tenant at the southern end of The Avenues to promote foot traffic 
to the quieter end of the mall, potentially opening up activity onto 
6th Avenue and 7th Street. Alternatively, consider subdividing 
portions of The Avenues into smaller development packages for 
other uses, which would be at the landowner’s discretion and 
subject to market demands  
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 In the likely event of no replacement anchor tenant being found, 
retailers should consider changing their focus to identify gaps in 
current retail market offerings. For example, small independent 
stores could offer mass-market bargain goods to hawkers. 
Another approach could be to subdivide The Avenues into smaller 
development packages, with residential above the existing retail or 
sites could be redeveloped for residential to enhance the existing 
retail.  These sites are privately owned and this approach would 
be at landowners’ discretion and development must be in 
accordance with the council’s requirements. (see Error! 
eference source not found.).  

 Consider expanding part of The Avenues to cater for the existing 
higher education tenant, by encouraging conversion of a portion of 
the mall into a student-centred precinct, which could be expanded 
along 5th Avenue. 

 The interface between the Springs Library and the Springs Art 
Gallery should be opened up and improved, enhancing the green 
space between them. A public environment upgrade of the two 
facilities as a collective will strengthen their role as a cultural node 
to the south of this focus area. All existing trees and green open 
space serving these facilities should be maintained and enhanced 
as a functional outdoor space to the two facilities. Moreover, the 
connection from the library, the southern entrance of The Avenues 
and the Telkom building wedged between The Avenues should be 
enhanced. 

 
 
 
4.5.3 Pedestrian Path Hierarchy and Vehicular Movement  
 
Vehicular movement occurs around the perimeter of the precinct, along 4th 
Avenue, 4th, 7th and 8th Streets, and along 5th Avenue, which bisects the 
malls. Additionally, vehicular access to the precinct occurs via the 
numerous parking areas. Both private cars and public transport vehicles 
need access to the precinct, and consideration should be given to 
dedicated taxi and bus stops in close proximity to shopping mall 
entrances. 
 

Overlaid onto this vehicular system, the retail focus area is a 
predominantly pedestrianised environment, with a network of pedestrian 
routes connecting to a wider movement system throughout the entire 
precinct. It is particularly important that these pedestrian routes are 
strengthened, enhanced and increased. 
 
Of particular importance are the following pedestrian routes: 
 

 Pedestrian route of what was once 6th Street, extending from the 
southern end of the focus area up through both malls to the north, 
intersecting 4th Avenue. In particular, strengthen the walkway 
connection across 5th Avenue. 

 New walkway through the western parking lot of The Avenues, 
activating the building edges and introducing new development 
opportunities. 

 Extend east–west linkages through the parkades as far as 
possible. 
 
 

4.5.4 Public Open Space 
 
As a retail hub, this area should function as a highly energised and active 
urban public open space, with people converging on the focus area as a 
destination for shopping and recreation, giving rise to economic activity. 
 
The green space surrounding the Springs Library and Art Gallery should 
be protected and enhanced, functioning as part of that cultural precinct. 
The open space between the two buildings should be developed to better 
integrate the two facilities. 
 
A network of open squares at various points along the pedestrian routes 
should be upgraded with a general public environment upgrade, including 
seating, lighting, dustbins and planting of trees where appropriate. 
 
A tree-planting strategy for the various parking lots should be investigated, 
to soften the large expanse of tar, together with a strategy to ensure 
adequate lighting to all parts of this open space. 
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4.5.5 Design Directives for the Retail and Commercial Core 
 
The following overarching design directives are applied to the existing 
precinct central core to enhance the existing and achieve the desired 
physical development: 
 

 Enhance the existing ground floor activity in all buildings with 
street frontage, and introduce new areas of activity on blank 
façades such as the parking areas. 

 Encourage new colonnades to complement the existing along all 
street-fronting retail where appropriate. 

 Allow for pedestrian linkages through buildings strengthening the 
existing and introducing new links. 

 Allow for access servitudes to ensure continuity of linkages and 
accessibility. 

 Transform the loading areas into attractive public spaces, as some 
of them are on main desire lines. 

 Establish safety by design, enabling and maximising 
natural / passive surveillance in the public environment, by 
introducing balconies and windows on buildings with blank 
façades. 

 Landscape parking areas with trees and include porous surfaces 
to promote WSUDS where appropriate, and where possible 
activate the edges of the parking areas through quality tree-lined 
pedestrian walkways and introduction of buildings. 

 Review the council-owned parking to ensure cleanliness and 
safety in areas serving the malls and neighbouring areas. 

 
 
 
 
4.5.6 Business and Local Economic Development 
 
The retail and commercial core should encourage and cater for all levels of 
economic activity, from informal trading to formal retail. Each economic 
subsector has a specific location and market to serve: 

 

 Formal business activities, encompassing the formal shopping and 
supporting street-facing retail, forms the foundation of economic 
activity in the precinct. 

 The Avenues has been experiencing pressure, with anchors 
moving out. Diversification of some retail uses to other services 
(tertiary education, social services, etc.) may assist with 
enhancing this focus area.   

 Private secondary schools and tertiary education institutions that 
provide student dormitories would be well suited to the area.  

 Informal trading could be formalised into market trading facilities 
with the necessary support services.  

 Focus on bringing more people and greater recreational activities 
into the CBD by creating key attractions in the core, especially 
over weekends and evenings.  

 To increase the number of residents in the area, the crime and 
grime in the residential areas must be addressed. Consider 
attracting landlords to manage and maintain entire residential 
blocks with 24-hour security and biometric access, to better-
quality rentals and possibly greater ownership.  

 Abandoned or available buildings in the CBD could be transformed 
into vibrant event spaces.  

 For reinvestments and developments to materialise within the 
CBD and address the urban decline, a waiver of Bulk Services 
Contributions (BSC) in demarcated zones of choice needs to be 
considered.  
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Diagram 74: Focus Area – Retail Core



GAPP Consortium                   SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  182 

 
 

Diagram 75: Springs Retail and Commercial Core
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Diagram 76: Perspective View of Springs Retail and Commercial Core
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Diagram 77: Springs Retail and Commercial Core – Approaches to how Identified Areas Could be Addressed in this Focus Area
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Diagram 78: Springs Retail and Commercial Core – Main Pedestrian Route with the Potential of Opening up Portions of the Current Roof Through 

the Mall
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4.6 PUBLIC ENVIRONMENT UPGRADE 
 
Refer to Diagram 79: Focus Area – Public Environment Upgrade 
Diagram 80: Perspective View of Public Environment Upgrade 
Diagram 81: Public Environment Upgrade and Gateways – Impression 
 
The streets within the precinct are more than mere movement systems; 
they form an integral component of the public environment. The primary 
vehicular movement routes through the precinct in a north–south direction 
have been identified as 2nd and 3rd Streets. The primary vehicular 
movement routes through the precinct in an east–west direction have been 
identified as 4th and 5th Avenues. These streets act as the vehicular 
gateways into the Springs CBD, and should be upgraded and celebrated 
as such. 
 
Together these streets form the focus of the initial public environment 
upgrade of the Springs CBD. 
 
 
4.6.1 Public Environment Components and Urban Design Plan 
 
The UDP focuses on: 
 

 Improved traffic and pedestrian flows; 

 Addressing parking; 

 Upgrading sidewalks and public environment (bins, bollards, street 
trees, lighting), including relationship with Third Street Mall and 
existing retail centres; 

 Improved safety and security; and 

 Gateway points into the Springs CBD. 
 
The identified streets form the main vehicular movement routes through 
the precinct. The following should be taken into consideration as part of 
this public environment upgrade: 
 
 

4.6.1.1 Gateways 
 

 South Main Reef Road becomes 5th Avenue as it passes under 
the Springs railway line at the precinct's western boundary. An 
opportunity exists here to create a gateway that announces the 
arrival into the precinct. CoE has already begun introducing 
structures to celebrate the gateways in Germiston, and this 
template could be used as part of Ekurhuleni's branding strategy 
and be implemented in Springs CBD. 

 2nd and 3rd Streets converge with Springs West Road at the 
southern end of the precinct. This is one of the busiest 
intersections in Springs. This intersection could be reconfigured to 
create a gateway feature into the precinct. 

 2nd and 3rd Streets converge at the War Memorial at the north of 
the precinct. The memorial should be upgraded and restored, and 
the landscaping enhanced to create a northern gateway landmark 
into the precinct. Similarly, where the roads converge and dip 
under the railway line, this gateway could be enhanced through 
public art installations. 

 The eastern gateway along 4th Avenue adjacent to Pioneer Park is 
a more subtle form of gateway. Here a public environment 
upgrade and supporting signage, together with the upgrade to 
Pioneer Park, would form an entry into the precinct form the east. 

 There are other main vehicular entry points that could be included 
in this process, but it is prudent to focus initially on a few and 
appraise their chances of success. 
 
 

4.6.1.2 Streetscapes 
 
Each street identified for upgrade should include the following 
characteristic considerations:  
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2nd Street and 3rd Street 

 
These primary north–south connectors exhibit varying road reserve 
dimensions. The movement routes should undergo the following upgrade: 
 

 Varying road reserves ranging between 17–20m. 

 Three lanes of traffic in a single direction (3.2m width per lane). 

 Parallel on-street parking to either side. 

 A pedestrian zone on each side, width to be determined by road 
reserve. Colonnaded walkway where applicable. 

 A widening of the pedestrian walkway to occur in place of every 
third parking bay, as applicable, to allow for the planting of street 
trees and the allocation of seating and refuse bins, and to allow for 
restaurant activities to spill out onto the sidewalk. 

 Public transport stops included in the parallel parking zone as 
lay-bys at relevant intervals along the street. 

 
 
5th Avenue 

 
This primary east–west connector should undergo the following upgrade: 
 

 A 23m wide road reserve. 

 Two lanes of traffic in each direction to remain (3.2m width per 
lane). 

 Parallel on-street parking to either side. 

 A pedestrian walkway on each side. This includes a tree-planting 
zone on each side. All bollards, benches, refuse bins and 
infrastructure such as water meters should be installed along that 
same tree line. 

 Public transport stops included in the pedestrian zone as lay-bys 
at relevant intervals. 

 Colonnaded street fronts onto walkway where applicable. 

 A change of road surface and public environment upgrade 
between the two malls. 

 
4th Avenue 

 
This primary east–west connector should undergo the following upgrade: 
 

 An 18m wide road reserve. 

 A single lane of traffic in each direction to remain (3.2m width per 
lane). 

 Parallel on-street parking to either side. 

 A pedestrian zone on each side, colonnaded walkway where 
applicable. 

 A widening of the pedestrian walkway to occur in place of every 
third parking bay, as applicable, to allow for the planting of street 
trees and the allocation of seating and refuse bins. 

 Public transport stops included in the pedestrian zone as lay-bys 
at relevant intervals. 
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Diagram 79: Focus Area – Public Environment Upgrade
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Diagram 80: Perspective View of Public Environment Upgrade
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Diagram 81: Public Environment Upgrade and Gateways – Impression 
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Diagram 82: Approach to Streets - 2nd, 3rd, 5th Avenues, 3rd and 4th Streets 
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4.7 PIONEER PARK UPGRADE 
 
Refer to: 
Diagram 83: Focus Area – Pioneer Park 
Diagram 84: Perspective View of Pioneer Park 
 
 
4.7.1 Pioneer Park Components and Urban Design Plan 
 
Pioneer Park is a primary focus area of the Springs CBD, and is the major 
open space serving the precinct. The plan promotes the protection of this 
open space, and encourages enhancement of its functions to better serve 
users. It proposes: 
 

 Upgrading of the public environment of streets along the 
perimeter, including entrances, linking to surrounding 
neighbourhood streets. This improves access to the facility. 

 Upgrading of the existing park, allowing for passive recreation 
uses to make the park more user-friendly, to meet the recreational 
needs of the surrounding population (including the proposed 
additional resident population and proposed increase in densities 
in the surroundings), and to attract more people to the area. 

 Celebration of the Dutch Windmill site through provision of 
dedicated picnic areas in the vicinity of the structure.  

 A raised pedestrian walkway circling the entire wetland area, 
including seating and pause areas for birdwatching. 

 The rehabilitation of the wetland and associated natural vegetation 
and habitats. 

 The introduction of more intense leisure and recreational activities 
located at key access points to the parkland. These include a local 
restaurant and entertainment area with a small open-air 
amphitheatre, as well as community facilities such as an outdoor 
gym, braai area and outdoor board games, and children's play 
areas, picnic spots, walking / running / cycling trails, water 
fountain and shallow pool or splash area, area dedicated to ball 
activities, etc.  

 The introduction of a management committee for the park, to 
manage events such as weekly community runs, yoga, live 
theatre, periodic markets, monthly moonlight arts in the park, 
open-air music festivals, jazz concerts, weekend flea markets, 
boot camp classes, soccer matches, etc.  

 The introduction of a range of diverse activities for people of all 
ages and interests, contributing to the placemaking of the park 
and encouraging a diverse user interface and activation at all 
times of the day. 

 
 
4.7.2 Spatial Configuration 
 
The spatial configuration of Pioneer Park consists of a series of zones 
within which the various activities and uses are clustered. These include: 
 

 The wetland edge zone around the perimeter of the wetland, 
which includes the raised loop walkway; 

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

 Passive recreation areas; and 

 Natural habitat and conservation areas. 
 
 
4.7.3 Envisaged Urban Character 
 
The envisaged environment for Pioneer Park is shown through a series of 
example images. The illustrations give an indication of the environmental 
character, form, materials and landscaping associated with the various 
activities and uses. 
 
 



GAPP Consortium                   SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  193 

 
 

Diagram 83: Focus Area – Pioneer Park
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Diagram 84: Perspective View of Pioneer Park
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4.8 REDEVELOPMENT AND REHABILITATION OF THE SPRINGS 
ASH DUMP 

 
Refer to Diagram 85: Ash Dump Redevelopment and Park Upgrade 
 
The Springs ash dump site is a privately owned land parcel with 
development potential in the southeast of the precinct. It consists of a pair 
of sites, the larger to the south and a smaller triangular portion to the 
north, separated from the other by a road.  
 
This precinct plan encourages medium-density residential and mixed-use 
development on the southern, larger portion of the site, with the northern 
triangular portion remaining a passive open space. Office or retail 
development facing onto main movement routes and residential 
development overlooking the quieter park space is suggested. The current 
zoning supports Business 1. It also allows for the upgrade of a park, which 
will enhance the development.  
 
While development together with a passive open space is encouraged, 
this is privately owned land and it is ultimately the decision of the 
landowner how best to develop it. Open space requires maintenance and 
upkeep which would be an additional consideration for any private 
developer. The municipality could procure this land portion from the owner 
for development into the park. This option would require independent 
feasibility study and negotiations. 
 
In the short term, basic rehabilitation of the ash dump is necessary as it is 
a hazard to the public. 
 
 
 
4.8.1 Design Directives for the Rehabilitation of the Ash Dump 
 
The following design directives are applied to achieve the envisaged 
physical development: 
 

 The building parameters promoted include:  

 a building height range of between two to four storeys 
promoted, with careful consideration of development 
facing onto the existing residential buildings. These 
heights ensure an acceptable degree of enclosure of the 
public environment and establish a human-scaled urban 
environment, increasing the density in the area slightly 

 FAR range supported: 0.4-0.8 

 maximum building coverage: 80% (100% basement) 

 net dwelling unit density (minimum density): 80du/ha 
 (medium- to high-density development is 

supported) 

 Tying the proposed road network into the existing road network 
becomes important, including the potential development bordering 
the golf course. 

 Where appropriate, establish vertical mixed-use activities within 
buildings. This allows for multiple uses on a single site and 
enables the establishment of an active edge facing the public 
realm.  

 Allow for pedestrian access points and linkages as indicated in 
detail by the design plan. 

 Allow for access servitudes to ensure continuity of linkages and 
accessibility such as pedestrian links. 

 Establish build-within-zones, to determine the positioning of the 
building and the desired building envelope. This ensures buildings 
are appropriately placed as expressed in the design plan. 

 Establish build-to-lines along the street frontage and the central 
pedestrian-orientated gateway of any new-build property where 
applicable, to ensure that buildings form edges along the street 
and the public realm. 

 Establish safety by design, enabling and maximising 
natural / passive surveillance by ensuring that windows and 
balconies face onto the street and the public environment, having 
permeable fences. 

 Encourage design to acknowledge the views such as the golf 
course (although fenced off) and potentially upgraded park 
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although fenced off at this point and create vistas through the 
design. 

 Activate and landscape parking areas with trees and include 
porous surfaces to promote WSUDS. 

 
These directives are intended to enhance the quality of the development 
and not delay or deter development.  
 
 
4.8.2 Environmental Input 
 
 
4.8.2.1 Legislation 
 
With regards to the rehabilitation of the Springs ash dump, the following 
legislation will guide the way forward:  
 
 
Environmental Conservation Act, 1989 (Act No. 73 of 198999, “ECA”) 

 
Section 20 – Waste Permit: 
Section 20(1) of ECA prohibits the establishment, provision, operation of 
Waste Disposal Facilities without a permit issued by the Minister of Water 
Affairs. In terms of legal interpretation, Section 20 came into effect on 20 
August 1990. 
 
It is unclear at the moment when the ash dump was established [i.e. pre- 
or post-ECA (1989) promulgation]. It is also evident that the owner of the 
ash dump (a private business entity) is not in possession of any Section 20 
ECA permit at present, and it is unclear whether any submission of a 
Section 20 ECA permit was made to the then Department of Water Affairs 
and Forestry (DWAF). Further, in terms of ECA, the Minimum 
Requirements for Waste Disposal by Landfill and the Minimum 
Requirements for Monitoring at Waste Management Facilities had to be 
considered for any ash disposal facility as established. 
 
Therefore, if the ash dump was established pre-20 August 1990, and the 
owner had previously operated the site without fear of prosecution, the 

owner would have had vested or established rights. If established after 20 
August 1990, and in the absence of a Waste Permit, the existing ash 
dump is non-compliant with the ECA. Section 20 of the ECA was repealed 
by the promulgation of National Environmental Management: Waste Act 
(Act 59 of 2008).  
 
The NEM: Waste Act provided for a transition from the ECA regime to the 
NEM: Waste Act regime in sections 81 and 80(4). Section 80(4) indicates 
that if a waste disposal site was established before ECA came into effect, 
and “is operational” on the date the NEM: Waste Act came into effect (i.e. 
10 March 2009), then the person operating it on the day the NEM: Waste 
Act came into effect may lawfully continue to do so until called upon by the 
Minister, by notice in the Gazette, to apply for a new waste management 
licence. 
 
EIA Regulations 1997 (amended 2002): 
The EIA Regulations were initially promulgated under the ECA. It is 
unclear whether the owner applied for authorisation of the applicable EIA 
Regulation activity/ies in force since 5 September 1997 and whether they 
have obtained exemption approval or an RoD from the Gauteng 
Department of Agriculture and Rural Development (a successor in title of 
GDACE), or the National Department of Environmental Affairs (a 
successor in title of DEAT).  
 
If no exemption or RoD can be produced, the existing ash dump is non-
compliant with the EIA Regulations (1997), if it was established post 
September 1997. 
 
 
NEM Waste Act 

 
A person who lawfully conducted a waste management activity on the date 
the listing of the waste management activities in terms of the NEM:WA 
came into effect may continue with the activity until such time that the 
Minister by notice in the Gazette calls upon that person to apply for a 
waste management licence under the NEM:WA. 
 
The holder of a permit issued in terms of section 20 of the ECA, must 
apply for a waste management licence, when required to do so by the 
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licensing authority, in writing, and within the period stipulated by the 
licensing authority. During the period for which a permit issued in terms of 
section 20 of ECA continues to be valid, the provisions of the NEM:WA 
apply in respect of the holder of such a permit, as if that person were the 
holder of a waste management licence issued in terms of the NEM:WA. 
 
Depending on the Waste Classification (i.e. General or Hazardous), the 
competent authority can either be GDARD or the National Department of 
Environmental Affairs. Various norms and standards have been published 
in terms of the NEM:WA, which must be observed with regard to the ash 
dump. 
 
In light of the above, it is unclear when the ash dump was established, the 
period in which it was operational and / or whether it was in possession of 
a Section 20 Waste Permit, so the legislative context is not certain. This 
information is important to determine whether the ash dump requires a 
Waste Management Licence.  
 
For other dump sites where no permit or licence could be produced, the 
competent authority (either DEA or GDACE) issued a Directive or 
Compliance Notice regarding waste requirements that aimed to ensure 
either successful operation and / or final remediation of the site.  
 
 
National Water Act (Act No. 36 of 1998 “NWA”) 

 
In terms of the NEM:WA, a decision to grant a waste management licence 
in respect of a waste disposal facility is subject to the concurrence of the 
Minister responsible for Water Affairs (i.e. the DWS).  
 
The NEM:WA further specifies that the issuing of a waste management 
licence for a waste disposal facility is subject to the inclusion in the licence 
of any conditions contained in a decision issued by the Minister 
responsible for Water Affairs regarding any measures that the Minister 
considers necessary to protect a water resource as defined in the National 
Water Act (NWA). 
 

At this stage it is uncertain whether any Water Use Authorisation has been 
issued for the ash dump. Groundwater pollution is evident, and it is unclear 
whether any borehole monitoring took place.  
 
 
4.8.2.2 Way Forward 
 
The exact establishment date of the dump (and operational period) must 
be determined to ascertain the legislative context and legal way forward. 
Thereafter, consultation with GDARD and / or DEA is required to confirm 
whether a Waste Licence application has to be submitted to rehabilitate 
and close the site, as Section 20 of the ECA was repealed. The 
transitional provisions of the NEM:WA will have to be considered. 
 
Depending on when the ash dump was established, the undertaking of a 
Section 24G process may be required by the competent authority. A 
Directive or Pre-compliance notice issued in this regard may also require 
the submission of a rehabilitation plan to GDACE and / or the DEA. 
  
In addition, further consultation with the Regional DWS office is required to 
confirm the provisions of the NWA and process pertaining to the 
applicability of Section 21 Water Uses. 
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Diagram 85: Ash Dump Redevelopment and Park Upgrade
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4.9 INTRODUCTION OF AN ARTS AND CULTURE DISTRICT 
 
Refer to: 
Diagram 86: Defining an Arts and Culture District with a Series of 
Courtyards and Secondary Pedestrian Routes 
Diagram 87: Examples of Upgrades in Pretoria and Johannesburg 
 
It has been said that areas like Maboneng, Newtown, 44 Stanley in 
Auckland Park, Central 012, and the new initiative of Victoria Yards near 
Bertrams are ways of enhancing areas in decline, through small-impact 
developments that expand outwards. These initiatives often succeed 
because there is a leader driving them, they are strategically located, and 
they create safe, attractive, “trendy” places. 
 
A similar approach could be applied to the area between 2nd Avenue and 
4th Avenue in “Old Springs”. The buildings in this area are predominantly 
privately owned. There is a particularly high concentration of Art Deco and 
Moderne era heritage buildings, including two historic cinema buildings. 
The Springs Theatre is also located here.  
 
The site is compact, walkable and of a comfortable pedestrian scale, 
offering an opportunity for the development of a vibrant cultural precinct 
and associated heritage route, to raise the awareness of the built 
environment assets concentrated here. To encourage private sector 
development and upgrade in this area, the public environment and open 
spaces need to fulfil the following key anchor requirements:  
 

 Integrate the area  

 Function as a catalyst for new development 

 Provide a high quality, safe, and clean public environment  
 
The buildings are perimeter blocks with service lanes, and as a result the 
buildings form courtyards at the centre of the block, which could create a 
series of connections and special areas for small businesses, coffee 
shops, restaurants and safe places for children to play.   
 
This would require an incentive-based approach to development and 
upgrade of the buildings under private ownership.  

 
The envisaged approach is shown through a series of example images, 
which give an indication of the character of this district. 
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Diagram 86: Defining an Arts and Culture District with a Series of Courtyards and Secondary Pedestrian Routes
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Diagram 87: Examples of Upgrades in Pretoria and Johannesburg 
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4.10 THE AVENUES RESIDENTIAL AREAS IN TRANSITION 
 
As mentioned in the previous section, The Avenues has been 
experiencing pressure for change of use from single-dwelling residential to 
offices and increased densities. 
 
The following aspects are noted for consideration: 
 

 On-street parking should be supported in these areas, which is 
already happening along The Avenues.  

 Change in land-use from single dwelling residential to 
office / business should be supported, according to uses as laid 
out in the land use table. 

 Increase in dwelling unit densities should be supported. Existing 
densities are at approximately 20du/ha, with a proposed increase 
of up to 80du/ha supported. In essence this would support an 
increase from one to four dwelling units per site; 

 Consolidation of multiple erven could support increased densities 
beyond 80du/ha, subject to a decrease in applicable parking 
ratios.  
 
 

Exploring Residential Densification 

 
Diagram 88: Approaches to Densification 
 
The house sizes in Springs are 100-200m in extent, with erf sizes of 
~500m2, which is a similar neighbourhood character to the Louis Botha 
case study undertaken in the Strategic Area Framework (2016). This case 
study explored the way in which residential densification could occur in 
areas that have been targeted for higher-density residential, including the 
cost of the following: 

 A second dwelling;  

 Subdivision and new development; 

 Subdivision and new development; 

 Higher-density infill; 

 Consolidation and partial new development; and 

 Consolidation and new development.  
 
The favoured approaches for densification in the Louis Botha study were:  

 Large-scale precinct development; 

 Consolidation and redevelopment; and 

 Higher-density infill on underutilised land.  
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Diagram 88: Approaches to Densification  
Source: Louis Botha Draft SAF (2016) 
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Diagram 89: Monetary Costs to Densification and Density Responses   
Source: Louis Botha Draft SAF (2016) 
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In the case of Springs, densification has been occurring through: 
 

 Infill – secondary dwellings and tertiary dwellings; and 

 Consolidation and redevelopment, though only for other uses such 
as offices, small retail centres and showrooms along the busier 
roads and intersections. 

 
Because the Springs CBD is a smaller town than Louis Botha, which links 
Johannesburg CBD, Sandton, Houghton and Norwood, the approach to 
densification should be less intense, to keep the character of the “areas in 
transition”. Thus, the potential approach to densification could be:  
 

  Infill – secondary dwellings;  

 Consolidation and redevelopment for higher-density 2–3-storey 
buildings for some partial blocks or complete blocks; and  

 Higher-density infill with consideration of views of existing single-
storey dwelling units  

 
 

Parking Approaches to Support Change in Land Use and Residential 
Densification 

 
Any proposed changes in terms of land use and increased densities in 
these areas of transition, for business but not retail activities, will require 
adjustments to the CoE parking ratio requirements. 
 

Current CoE parking ratios as per the Town Planning Scheme (2014) are 
as follows: 
 

  Dwelling units and residential buildings require 1.5 parking spaces 
per 1–2-bedroom dwelling unit, and 2.5 parking spaces per 
dwelling unit with 3 or more bedrooms. 

 Offices require 4 parking spaces per 100m² of office space. 
 

In order to facilitate changes in these areas, these ratios would need to be 
reviewed. Considerations could include: 
 

 A decrease in parking ratio requirements, dependent on council 
approaches to parking. 

 Increase in and support of on-street parking for non-residential 
uses, quieter streets. Streets that could accommodate parking are 
1st, 2nd, 3rd, 4th, 5th, 6th near the Mall, and 8th Streets. 

 4–6m road widening to allow for on-street parking perpendicular to 
sidewalk, including a 2–3m pedestrian walkway to either side, tree 
planting as explored in the following diagram. Approaches to 
parking would need to be further unpacked with the relevant 
municipal department to achieve this on a property-by-property 
basis. 

 Municipal purchase of land parcels to accommodate shared 
parking facilities to meet required ratios. 
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Diagram 90: Approach to Parking 1st, 2nd, 3rd, 4th, 5th, 6th near the Mall, 8th Streets  
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4.11 PUBLIC ENVIRONMENT AND URBAN DESIGN DIRECTIVES 
 
Refer to Diagram 57: Development Framework – Built Form and Public 
Environment Plan  
 
Below are some general principles that apply to all aspects of the Springs 
CBD Precinct plan. These build on the Built Form and Public Environment 
Plan discussed in the previous section (3.15 PRECINCT BUILT FORM 
AND PUBLIC ENVIRONMENT FRAMEWORK). 
 
 
4.11.1 Public Realm 
 
The public realm comprises the streets, parks, green spaces, public 
squares and pedestrian paths (walkways and sidewalks) that are freely 
accessible to the general public. The public realm is the key element that 
enables and directs people in the utilisation (live, work, play and pray) of 
the Springs CBD urban environment and its activities and residential 
neighbourhoods.  
 
A high-quality public realm that is functional, landscaped, safe, clean, well 
lit and well managed in terms of maintenance and security is vital to 
establishing liveable and thriving urban places. 
 
Establishing and investing in quality public space generates tangible 
financial and socio-economic benefits. It stimulates the visitor, employment 
and residential economies, improves property values and attracts 
consumers for local businesses. This boosts economic activity, creates 
investor and development confidence and becomes a development 
catalyst by stimulating inward investment. 
 
Besides the management and maintenance aspects, there are three key 
elements that influence the public realm: 
 

 The buildings that enclose and define the space. By fronting 
directly onto the street and public space, they establish a street 
frontage and ensure active edges to the public space. This also 
concentrates pedestrian activity, encourages overlooking or 

natural policing of public areas and allows activity to spill outwards 
onto the sidewalk, all of which stimulates the vibrancy of the public 
environment. These qualities exist in the Springs CBD and should 
be maintained. 

 The character of the space itself. 

 How the users utilise the space. 
 
 
4.11.2 Public Squares, Edges, Gateways and Special Features 
 
The key elements within the public environment network of the Springs 
CBD Precinct, which support the envisaged urban character and 
placemaking, are: 
 

 Numerous public squares serve smaller areas within the Springs 
CBD Precinct. They provide the focal points of the sub-precincts in 
which they are located.  

 Active edges are to be maintained along the main pedestrian 
linkages and vehicular movement routes within the precinct. 

 The identified gateways signify the main entrances to the precinct. 
The gateway is an important element in placemaking and can 
include public art.  

 Landmarks are design features that act as focal points, meeting 
places, terminal points of vistas and elements of orientation. 
These are included as special features in the precinct plan and 
can be landmark sculptures, iconic buildings, and special or 
unique destination places. These are to be focal points of the 
identified gateways and public squares. For example, the station 
square would be the ideal place for significant works of public art. 

 
 
4.11.3 Main Pedestrian Network 
 
The pedestrian network consists of a series of pathways, which assist 
people to orientate themselves and lead them between key points and to 
the public spaces and facilities that make up the precinct. 
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As an established CBD, the rigid city-block configuration provides a highly 
pedestrianised environment through a system of pavements together with 
dedicated independent pedestrian routes.  
 
 
4.11.4 Parks, Recreation and Public Open Space 
 
The public realm includes parks, recreation areas and public open spaces. 
These soft and hard public spaces, allowing for active and passive 
recreation and leisure activities, are integrated and paired with the public 
squares in the precinct. The open space system includes: 
 

 Pioneer Park; 

 The retail core public spaces; 

 The ash dump; 

 The Springs Library / Art Gallery micro-park; 

 The small park fronting the Springs Theatre; 

 The square fronting the Springs train station; and 

 A series of neighbourhood parks and open squares. 
 
Integrated with this public open space system is the street network, 
complete with additional landscaping where appropriate. 
 
 
4.11.5 Street Furniture, Signage and Materials 
 
An integral component to establishing a quality and coherent public 
environment within the Springs CBD Precinct includes the street furniture, 
signage and materials. These not only determine the physical qualities but 
also inform the overall user experience. The UDP for the Springs CBD 
aims to establish a comfortable and stimulating public realm that 
encourages social interaction and creates a walkable environment. 
 
Specific design attention is to be given to: 
 

 Street furniture such as bins, bollards, benches and bus shelters. 

 Paving and landscaping, including sidewalks, parking lanes, road 
crossings, street trees, and road and rail reserves, etc. 

 Street lighting and accentuation of works of art, specific buildings, 
underpasses, etc. 

 Infrastructure such as manholes and inspection plates and ICT 
structures (e.g. cell phone masts). 

 Street typologies and sections, including traffic circles and 
intersections. 

 Signage for visitor information and direction as well as legal 
signage for traffic control. 

 
In all cases a standard template of designs is to be developed and in 
select cases unique artistic versions are to be designed, to turn these 
features into public works of art. 
 
 
4.11.6 Streetscapes 
 
The streets within the precinct are more than mere movement systems; 
they form an integral component of the public environment.  
 
Consequently, over and above those streets identified for priority upgrade, 
phased upgrade of the wider public environment is recommended. 
Pedestrian sidewalks, landscaping and trees, and the relationship of 
buildings to streets creates a unique sense of place, promotes walkability 
and access, and introduces efficiencies in the supply of services. These 
foundational qualities of a sound public environment exist in the Springs 
CBD, and should be maintained and enhanced. 
 
The principles of appropriate streetscapes are: 
 

 The use of consistent street section configurations for all 
categories of roads. 

 The use of a consistent palette of street furniture. 

 The planting of trees along all selected streets, creating avenues 
and an extensive canopy, forming a “green” network. 
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 Service locations coordinated by architects or urban designers and 
agreed by engineers. 

 
Typical street sections have been addressed in the preceding section on 
public environment upgrades. 
 
 
4.12 CONCLUSION 
 
The focus areas reveal specific projects that will catalyse developmental 
impetus in the precinct in the short to medium term. This is no means 
create an exhaustive list of all possible projects, but rather highlights key 
interventions that are seen as the projects most suitable for 
implementation by the CoE and supporting stakeholders in the Springs 
CBD Precinct. 
 
These more specific projects will be considered in greater detail in the 
precinct plan implementation strategy.  
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5 IMPLEMENTATION STRATEGY 
 
Refer to Diagram 91: Project Interventions 
 
 
5.1 INTRODUCTION 
 
The implementation strategy directs the development process into a series 
of actionable outcomes. These interventions will attract and enable 
resources and physical developments that will turn the spatial 
development plan into a physical reality. 
 
The implementation strategy consists of four parallel components: 
 

 Catalytic projects and interventions. 

 Supporting initiatives that promote ongoing development of the 
precinct plan. 

 Development coordination, facilitation and implementation. 

 Institutional and management structures that address urban 
management and operations. 

 
The above-mentioned are expanded in this section. 
 
The Springs CBD Precinct Plan implementation strategy will deliver: 
 

 Catalytic physical development projects; 

 Urban management and maintenance actions, and 

 Further development facilitation, set within a coordination 
programme including prioritisation, phasing, broad time frames, 
estimated costs and implementation agents. 

 
In addition, recommendations with regard to institutional arrangements are 
made to integrate the implementation strategy with overall service delivery 
and CoE development initiatives. 
 
 
 

5.2 COMPONENTS OF THE IMPLEMENTATION STRATEGY 
 

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

 Possible development phasing and time frames. 

 Preliminary costing and funding recommendations for proposed 
short-term projects and initiatives. 

 A description of required urban management arrangements that 
could be considered to guide implementation and establish 
ongoing management requirements, structures and procedures. 

 An outline of the procedures required to obtain the rights to 
develop the site to its full potential. 

 Identification of implementing agents (private or public – sphere of 
government or government agency or company) and possible 
partnerships. 

 Institutional arrangements and capacity required to implement 
projects. 

 
The final template for the implementation strategy was formulated in 
liaison with the City Planning Department. 
 
 
5.3 PROCESS 
 
The process undertaken in preparing the implementation strategy included 
the following steps: 
 

 Comment and input from the client on the implementation 
templates and project identification through bi-weekly meetings, 
comment by written input and discussions, and 

 Consideration of projects identified by stakeholders, through the 
comments received from the Open Day, in the form of discussions 
with interested and affected parties and their comment forms. 
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The result is an implementation strategy including identified projects, 
budgets and phasing approaches. 
 
 
5.4 CATALYTIC INTERVENTIONS AND KEY PROJECTS 
 
As mentioned previously, the main issue in the Springs CBD is 
degradation of the CBD with little by-law adherence, which is not the core 
ambit of the precinct plan. Therefore the management and operations 
must be prioritised for any of the projects identified in this section to be 
successfully managed. This will be addressed in more detail in the section 
that follows.   
 
The implementation of the Springs CBD Urban Design Precinct Plan will 
be largely through initiatives by the public (CoE) and the private sectors as 
they undertake specific interventions. These are either physical capital 
projects or further studies and investigations that plan and promote either 
projects and / or prepare land for development in accordance with the 
precinct plan. 
 
In the Springs CBD Precinct, most of the properties are owned by the 
private sector. For this reason, the implementation of public sector 
development initiatives as a tool to kick-start private sector support of the 
precinct is a key aspect to realising the outcomes of the precinct plan. For 
these to succeed, public resources are required and development 
coordination between various government departments and private entities 
is critical. 
 
In the case of the resource scarcity within the public sector, the selection 
of specific interventions is important. In this context, the allocation of the 
limited resources of the CoE must not only meet identified priority needs 
and shortfalls, but also promote and stimulate further public and private 
sector investment and development. This is a catalytic approach and has 
the potential to build a self-sustaining development momentum. The 
selected CoE priority interventions therefore need to be catalytic in nature.  
 
In the case of potential private sector catalytic interventions, the CoE’s role 
is potentially two-fold. The first is to provide oversight, ensuring adherence 
to the precinct plan. The second is to establish a developmental 

partnership in which both public and private sectors realise an initiative 
together. This is done through collaboration, negotiation, the granting of 
development rights and possible development incentives. 
 
 
5.4.1 Types of Interventions 
 
The CoE plays different roles in undertaking the specific projects for the 
precinct plan. These are:  
 
Design and deliver: These are capital projects that the CoE initiates, 
funds, design, implements and project manages, with complete control 
and jurisdiction over all the aspects of the project. In the operational phase 
the CoE may choose to manage projects internally, sell on or outsource to 
an external operator. 
 
Plan and promote: These projects require further detailed planning, 
investigation and design. Some can be undertaken internally within the 
CoE, and others need to be undertaken in partnership with external public 
agencies (for example Gauteng Province, Transnet) or the private sector. 
The CoE’s role is to ensure that detailed development and project plans 
are established and approved in accordance with the precinct plan, and 
undertake relevant actions as per the partnership / collaboration 
agreement. 
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Diagram 91: Project Interventions 
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5.5 CATALYTIC INTERVENTIONS 
 
A number of key catalytic interventions will initiate the development 
process. These projects can be implemented in any order as and when 
funding is secured, land acquisition processes are completed, legal 
procedures finalised, and they are incorporated into the IDP and CoE 
budgeting cycle. 
 
By their nature they are independent projects and do not rely on the 
completion of others before they can be started.  
 
The list is not comprehensive and will evolve over time. The proposed 
interventions cover the following sectors: 
 

 Public environment upgrade of main routes 

 Multimodal transport interchange upgrade 

 Upgrade of identified gateways and key public areas 

 Pioneer Park upgrade 
 
 
5.5.1 Design and Deliver – Key Capital Projects 
 
Refer to Diagram 92: Overview of Catalytic Interventions 
 
The catalytic projects equate to a significant investment encompassing 
various sectors: transport, housing, social facilities and engineering 
services. 
 
The following catalytic capital projects, which are to be designed and 
delivered by the CoE, have been identified: 
 
 
A1: Public Environment Upgrade of Main Routes 

 
Refer to Table 12: Catalytic Projects A1 – Public Environment Upgrade of 
Main Routes 
Refer to Diagram 93: Public Environment Upgrade of Main Routes – 
Impression 

Diagram 94: Public Environment Upgrade – Street Furniture Template 
 
The public environment upgrade defined by this intervention includes the 
upgrade of 2nd and 3rd Streets, and 4th and 5th Avenues. This includes the 
upgrade of pedestrian pavements and paths, incorporating good lighting, 
landscaping and furniture. The incorporation of public art should be 
considered where appropriate. Consideration should be given to the 
management of safety and security in these areas, as part of the upgrade 
process. 
 
Where applicable, adjacent buildings should maintain a direct active 
relationship with the movement routes, and the public environment should 
be upgraded to a high-quality, walkable space. This project will improve 
the public environment within the precinct and improve accessibility, 
legibility and movement. The intention is to enhance the existing 
businesses along these streets and encourage the building owners to 
upgrade their facades. Consideration should be given to informal trade; 
managing and relocating it to the multimodal transport traders’ facility 
should be considered as part of this process. 
 
 
A2: Multimodal Transport Facility Upgrade 

 
Refer to Diagram 95: Multimodal Transport Facility Impression 
 
The multimodal transport facility upgrade focuses on the upgrade and 
consolidation of the area surrounding the railway station and taxi rank into 
a fully functioning and integrated interchange, including rail, taxi, private 
vehicle, pedestrian, and the incorporation of an extended municipal bus 
network to serve the precinct.  
 
The project focuses on the upgrade of the public environment, including 
good lighting, landscaping, street furniture and signage, the formalising of 
traders’ spaces, including the necessary support and storage facilities, into 
a fully functioning traders’ market.  
 
Facilitation and management of these and any proposed economic 
activities, including those of the motor industry, and formalising and 
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expanding the existing automotive aftermarket functions should be 
considered as part of this intervention. 
 
A3: Upgrade of Identified Gateways and Key Public Areas 

 
Refer to Table 14: Catalytic Projects A3 – Upgrade of Identified Gateways 
and Key Public Areas 
Refer to Diagram 96: Upgrade of identified Gateways and Key Public 
Areas – Impression 
 
The project will focus on the enhancement of identified public gateways 
into the Springs CBD. These may be modest or elaborate interventions 
(similar to the gateways being implemented in Germiston) and may take 
various forms, including landscaping, public art, urban sculpture, a 
celebration of a building, or lighting as appropriate. A set of street furniture 
such as tree types (i.e. Celtis Africana / Wit Stinkhoud), signage, lighting, 
structural forms (geometry / materials), should be identified and used as 
part of the branding of all identified significant gateways within the 
Ekurhuleni Metropolitan. 
 
Each identified gateway should be dealt with individually, according to the 
specific appropriate intervention at that particular entryway or point of 
convergence. The locations of these gateway points are as follows: 
 

 The convergence of 2nd Street, 3rd Street and Springs West Road 
serves as the southern gateway to the precinct, deserves the 
appropriate attention. 

 The underpass at 5th Avenue on the western side of the precinct 
could serve as the gateway into the precinct from this side. 

 The underpass at 4th Avenue in Geduld forms the 
northwesternmost gateway into the precinct, together with the War 
Memorial site located within the precinct itself. 

 The approach into the Springs CBD Precinct from the east via 4th 
Avenue alongside Pioneer Park should be given due 
consideration. 

 
A pair of lesser gateways could be considered at a later stage, namely: 
 

 9th Road / Zig Zag Road to the southeast of the precinct. 

 5th Avenue’s eastern entryway into the precinct. 
 
As part of this upgrade, consideration should be given to the connection 
over 5th Avenue between the pair of malls, in order to better integrate the 
two shopping areas. 
 
 
A4: Pioneer Park Upgrade 

 
Refer to Diagram 97: Pioneer Park Upgrade Impression 
 
The upgrade of Pioneer Park will increase placemaking and introduce a 
diverse range of activities to the park, improving the community use of the 
site. The proposal includes an upgrade of paths and infrastructure, the 
inclusion of additional walkways and support facilities such as ablutions, 
braai facilities and picnic furniture. The existing structure will be upgraded 
for leasing as a café or restaurant facility.  
 
Part of the upgrading of Pioneer Park should include an investigation into 
the safety status of the old mine shaft located within the park. Any 
necessary actions to ensure the safety of the shaft should be incorporated 
as part of the upgrade process. 
 
This project includes a management component to oversee the 
organisation of events in the park. 
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Diagram 92: Overview of Catalytic Interventions
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Table 12: Catalytic Projects A1 – Public Environment Upgrade of 
Main Routes 

 

Project Number: A1 

Project Name: Public Environment Upgrade of Main Routes 

Project 
Description: 

Public environment upgrade of main movement 
routes through the precinct. Includes formal 
pedestrian paths, street lighting, street furniture, 
public art, signage and landscaping. 

Project Objective: Define the pedestrian network as a public 
environment asset to the precinct. Improve legibility 
within the precinct. 

Project Type: Capital intervention 

Location (refer to 
diagram): 

2nd and 3rd Streets, 4th and 5th Avenues 

Property 
Description: 

Road reserve of the abovementioned streets 

Property 
Ownership: 

CoE Roads and Transport 

Responsibility / 
Implementing 
Department: 

CoE Roads and Transport 

Estimated Cost/ 
Budget (R): 

R40 000 000 

Potential Funding 
Source: 

CoE Roads and Transport / Equitable Share (ES) 
/ property developer’s contribution 

Priority: High 

Time-Frame: Short-Term 

Timeline: Short-Term Short- / Medium-
Term 

Medium-
Term 

Programme 
Stages: 

Planning & 
Specification, 
Precinct, Road 
Master Plan, 
Geotechnical 
Site 
Investigation  

Specification 
Design / 
Approval /  Tender 

Construction 
Start 

Internal CoE Role Ward Councillor (Ward Committee), Line 

players/s: Departments (City Planning, Environmental 
Resource Management, Roads & Stormwater, 
Energy) 

Government Role-
players/s: 

Provincial Dept. of Roads and Transport 

SOE Role 
players/s: 

None 

Private Sector 
Role players/s: 

Chamber of Commerce, Business, Community and 
NGOs 

Risks / Shortfalls: Lack of funding may delay the project. 

Benefits: Improved public environment; improved legibility 
and connectivity. 

Notes: 
 

Link to Tourism, Cultural and Heritage Action Plan 
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Diagram 93: Public Environment Upgrade of Main Routes – Impression
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Diagram 94: Public Environment Upgrade – Street Furniture Template 
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Table 13: Catalytic Projects A2 – Multimodal Transport Facility 
upgrade 

 

Project 
Number: 

A2 

Project 
Name: 

Multimodal Transport Facility Upgrade 

Project 
Description: 

Upgrade of area surrounding Springs railway station and 
taxi rank into a fully functioning intermodal transport 
interchange, including the corresponding public 
environment – formal sidewalks, pedestrian crossings, 
street lighting, street furniture, signage and landscaping. 
Additional amenities include public ablutions, hawker 
stalls, a wash bay, a sheltered loading area, a holding 
area, fencing, water and electricity, access roads, and an 
administration office. 

Project 
Objective: 

Define the area as a multimodal transport interchange. to 
improve transport services within the precinct and 
associated economic benefits. 

Project Type: Capital intervention 

Location 
(refer to 
diagram): 

Spring central railway station 

Property 
Description: 

Springs railway station and immediate surrounds 

Property 
Ownership: 

CoE Roads and Transport 

Responsibilit
y / 
Implementin
g 
Department: 

CoE Roads and Transport 

Estimated 
Cost/ Budget 
(R): 

R120 000 000 

Potential 
Funding 
Source: 

Equitable Share (ES) / Public Transport Operations 
Grant  

Priority: High 

Time Frame: Short-Term 

Timeline: Short-Term Short- / Medium-Term Medium-
Term 

Programme 
Stages: 

Planning & 
Specification
, Precinct, 
Road Master 
Plan, 
Geotechnica
l Site 
Investigation  

Specification 
Design /  Approval /  Tend
er 

Constructio
n Start 

Internal CoE 
Role 
players/s: 

Ward Councillor (Ward Committee), Line Departments 
(City Planning, Environmental Resource Management, 
Roads & Stormwater, Energy) 

Government 
Role 
players/s: 

Provincial Dept. of Roads and Transport 

SOE Role 
players/s: 

PRASA 

Private 
Sector Role 
players/s: 

Taxi Associations, Chamber of Commerce, Business, 
Informal Trading Organisations, Community and NGOs 

Risks / 
Shortfalls: 

Lack of funding may delay the project. 

Benefits: Improved public transport, improved public environment; 
improved opportunity for community-owned SMMEs, 
legibility and connectivity. 

Notes: The parking facility is at capacity and spill-over parking 
takes place on the road reserve at 1st Street and 1st 
Avenue, which endangers pedestrians and causes 
congestion of traffic. The need for a further parking bay 
development has thus been identified to relieve the 
current parking issue at the taxi rank near the train 
station. 
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Diagram 95: Multimodal Transport Facility Impression 
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Table 14: Catalytic Projects A3 – Upgrade of Identified Gateways and 
Key Public Areas 

 

Project Number: A3 

Project Name: Upgrade of Identified Gateways and Key 
Public Areas 

Project Description: Enhancement of key movement gateways 
leading into the Springs CBD.  

Project Objective: Define the gateways as points of entry into a 
defined precinct, to improve legibility for users of 
the precinct. 

Project Type: Capital intervention 

Location (refer to 
diagram): 

Entry into the precinct at 2nd and 3rd Street, at 4th 
and 5th Avenue and pedestrian connection along 
5th Avenue 

Property Description: Road reserves and bridge underpasses as 
applicable 

Property Ownership: CoE Roads and Transport 

Responsibility / 
Implementing 
Department: 

CoE Roads and Transport 

Estimated Cost/ 
Budget (R): 

R4 000,000 

Potential Funding 
Source: 

CoE Roads and Transport 

Priority: Medium 

Time Frame: Medium-Term 

Timeline: Short-Term Short- / 
Medium-Term 

Medium-
Term 

Programme Stages:  Planning & 
Specification, 
Precinct, 
Road Master 
Plan, 
Geotechnical 
Site 
Investigation  

Specification 
Design /  
Approval / 
Tender 
Construction 
Start 

Internal CoE Role Ward Councillor (Ward Committee), Line 

players/s: Departments (City Planning, Environmental 
Resource Management, Roads & Stormwater, 
Energy) 

Government Role 
players/s: 

Provincial Dept. of Roads and Transport 

SOE Role players/s: None 

Private Sector Role 
players/s: 

Chamber of Commerce, Business, Community 
and NGOs 

Risks / Shortfalls: Lack of funding may delay the project. 

Benefits: Improved public environment; improved 
legibility, attract investment. 

Notes: Because each of the gateways will be treated on 
a case -by-case basis, an upgraded gateway 
could cost between R200 000 to R3 000 000 per 
gateway.  The estimated cost applied has thus 
been R1 000 000 per gateway. 
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Diagram 96: Upgrade of identified Gateways and Key Public Areas – Impression 
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Table 15: Catalytic Projects A4 – Pioneer Park Upgrade 
 

Project 
Number: 

A4 

Project Name: Pioneer Park Upgrade 

Project 
Description: 

Upgrade of Pioneer Park with improvements to the 
public environment, pathways, park furniture and 
lighting. Upgrade of existing building to house possible 
restaurant. Improve image, landscaping, and park 
maintenance. Create different use zones: trails, open-
air gym, picnic areas, café / restaurant, fountain and 
splash areas, etc. Host park events: music festivals, 
moonlight arts, flea markets, boot camp, soccer 
leagues, etc. 

Project 
Objective: 

To improve placemaking and expand on activities and 
use-value of the park. 

Project Type: Capital intervention 

Location (refer 
to diagram): 

Pioneer Park 

Property 
Description: 

Erf IR/128/00086 

Property 
Ownership: 

CoE 

Responsibility / 
Implementing 
Department: 

CoE Sport, Recreation, Arts and Culture 

Estimated 
Cost/ Budget 
(R): 

R15 000 000 

Potential 
Funding 
Source: 

CoE Sport, Recreation, Arts and Culture 

Priority: Medium 

Time Frame: Medium-Term 

Timeline: Short-
Term 

Short- / 
Medium-
Term 

Medium-Term 

Programme  Planning & Specification 

Stages: Specification, 
Precinct, 
Geotechnical 
Site 
Investigation  

Design /  Approval /  Tender 
Construction Start 

Internal CoE 
Role players/s: 

Ward Councillor (Ward Committee), Line Departments 
(City Planning, Environmental Resource Management, 
Roads & Stormwater, Energy) 

Government 
Role players/s: 

Environmental Affairs 

SOE Role-
players/s: 

None 

Private Sector 
Role players/s: 

Chamber of Commerce, Business, Community and 
NGOs 

Risks / 
Shortfalls: 

Lack of funding may delay the project. 

Benefits: Improved public environment, improved open space 
and recreation facilities, improved quality of life for 
residents, maximise interaction and efficient utilisation 
of space. 

Notes:  
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Diagram 97: Pioneer Park Upgrade Impression 
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5.5.2 Catalytic Capital Projects Overview – Implementation 
Programme and Cost Summary 

 
Refer to Table 16: Summary of Catalytic Design and Deliver Capital 
Projects – Implementation Programme Overview and Cost Summary 
 
The envisaged programme of catalytic capital projects requires a total 
estimated investment of R89 million over the short to medium term, split as 
follows: 
 

 Public environment upgrade of main routes: R40 000 000 

 Multimodal transport interchange upgrade: R30 000 000 

 Upgrade of identified gateways and key public areas: R4 000 000 

 Pioneer Park upgrade: R15 000 000 
 
The above is an estimate of capital budgets. It is envisaged that these will 
be adjusted as the precinct plan implementation strategy is incorporated 
into departmental programmes and associated budgetary cycles. 
 
The first two capital projects listed should be implemented as a minimum 
kick-start of the precinct plan implementation: 
 
This requires a total of R 70 000 000 capital budget in the short term. 
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Table 16: Summary of Catalytic Design and Deliver Capital Projects – Implementation Programme Overview and Cost Summary 

 

PROJECT NUMBER AND 
NAME 

REPORT 
REFERENCE 

RESPONSIBILITY 
(Department) 

RISKS / SHORTFALLS 
PRIORITY 
(High / Medium / Low) 

TIME FRAME 
(Short-Term; 
Medium-Term; 
Long-Term) 

COST 
ESTIMATE 
(R) 
 

A. Design and Deliver – Catalytic Capital Projects 

A1. Public environment 
upgrade of main routes 

Table 12 CoE Roads and Transport 
Lack of funding may delay the 
project. 

H S R40 million 

A2. Multimodal transport 
interchange 

Table 13 CoE Roads and Transport 
Lack of funding may delay the 
project 
Community consultation – delays. 

H S R30 million 

A3. Upgrade of gateways and 
key public areas 

Table 14 CoE Roads and Transport 
Lack of funding may delay the 
project. 
 

M M R4 million 

A4. Pioneer Park upgrade Table 15 CoE Human Settlements (DHS) 
Allocation / disputes of units; 
provincial funding delays. 

M M R15 million 

     TOTAL R89 million 
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5.5.3 Plan and Promote – Key Initiatives 
 
Refer to Table 17: Summary of Plan and Promote Key Initiatives 
Refer to Diagram 98: Plan and Promote Interventions 
 
A number of “plan and promote” interventions are identified. By their 
nature, they are independent projects and do not rely on the completion of 
others before they can be started.  
 
The list is not comprehensive and will evolve over time. The following Plan 
and Promote: Key Initiatives proposed are identified for short- and 
medium-term implementation, and include: 
 

 Retail core – development strategy and action plan 

 Tourism, cultural and heritage action plan 

 Redevelopment of the Springs ash dump 

 Economic diversification study 
 
 
B1: Retail Core – Development Strategy and Action Plan 

 
Refer to Diagram 99: Plan and Promote B1 – Retail Core Development 
Strategy and Action Plan 
 
This is a strategy for the intense upgrading of the public environment 
surrounding the Springs retail core, including the CoE-owned parking lots 
associated with the pair of malls.  
 
The proposal includes an upgrade of the open space surrounding the 
Springs Library and Art Gallery, and consideration of a linear market space 
incorporated into the Palm Springs Mall eastern parking lot.  
 
The intention is to kick-start the area as a desirable civic and shopping 
precinct. 
 
 

B2: Tourism, Cultural and Heritage Action Plan (Arts and Culture 
District) 

 
Refer to Diagram 100: Plan and Promote B2 – Tourism, Cultural and 
Heritage Action Plan 
 
A detailed design and site development plan will be prepared for the city 
blocks in the north of the precinct, the area between 2nd Avenue and 4th 
Avenue in “Old Springs”. The buildings in the area are predominantly 
privately owned. The area exhibits a particularly high concentration of Art 
Deco and Moderne era heritage buildings, including two historic cinema 
buildings. The Springs Theatre is also located in this area.  
 
The district is compact, walkable and of a comfortable pedestrian scale for 
the development of a vibrant cultural precinct and associated heritage 
route to raise awareness of the built environment assets concentrated in 
the area. To encourage private sector development and upgrade, the 
public environment and open spaces included need to comply with 
following key anchor requirements:  
 

 Integrate the area;  

 Function as a catalyst for new development; and 

 Provide a high-quality, safe and clean public environment.  
 
An upgrade of the public environment will provide the basis for an 
incentive-based approach to development and upgrade of the buildings 
under private ownership.  
 
A detailed framework for the area will need to be prepared, including a 
survey that highlights key heritage buildings and potential open space 
systems. Once the detailed design has been undertaken, the concept 
needs to be marketed to the private sector for possible development and 
maintenance through a public–private partnership. 
 
As part of this project, a heritage survey should be undertaken for the 
entire CBD, including Geduld and the Transnet landholding west of the 
railway. This should identify the buildings with architectural merit and 
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inform an accompanying business plan to identify economic opportunity 
and protect the rich architectural heritage of Springs. 
 
 
B3: Redevelopment of Springs Ash Dump 

 
Refer to Diagram 101: Plan and Promote B3 – Redevelopment of Springs 
Ash Dump 
 
The Springs ash dump site is a privately owned land parcel with 
development potential in the southeast of the precinct. It consists of a pair 
of sites, the larger to the south and a smaller triangular portion to the 
north, separated from the other by a road.  
 
Municipal support for development of this site could include the extension 
for 12th Street southwards to intersect with Zigzag Road (R51). 
Additionally, allowance for access off Zigzag Road northwards into the site 
would further unlock development potential.  
 
A partnership may be required to assist with the development of this site 
as it will be costly to rehabilitate but is a hazard to the public. The role of 
the municipality would be to assist with the granting of rights. The current 
zoning supports Business 1. The council could also assist with the 
environmental elements of rehabilitating the ash dump. The municipality 
could procure this land portion from the owner, for development into the 
park. Feasibility should be investigated as part of this proposal. 
 
In the short term, basic rehabilitation of the ash dump must be undertaken 
as it poses a health hazard to the public. 
 
 
B4: Economic Diversification Study 

 
A socio-economic assessment and economic feasibility study with the aim 
to expand and diversify the local economy of the precinct will explore the 
following issues: 
 

 Investigation into the expansion of existing retail facilities, or new 
compatible retail facilities that fulfil a broader base of retail variety 
in order to diversify the node. 

 Identification of the gaps in the market and potential unique retail 
offerings suited to the area, since retail cannot compete with 
existing regional malls.  

 Investigation into the expansion and / or introduction of skills 
development and vocational training. This could be linked to the 
development of a tertiary education facility and technical college 
(either public or private facility), or the expansion of the existing 
facility. 

 Investigation into the expansion and / or introduction of additional 
social facilities, as well as community arts and cultural 
development. 

 The establishment of SMMEs and the formalisation of the clothing 
sector, and possibly associated manufacturing and distribution. 

 
Once potential for future development has been confirmed, the feasibility 
needs to be marketed to the private sector for implementation and 
development support. 
 
 
B5: Safety and Security Strategy 

 
A safety and security strategy should be developed for implementation in 
the Springs CBD Precinct, to reduce crime in the area. 
 
Covered in detail in the following section, INSTITUTIONAL STRUCTURES 
AND BUSINESS PLANS, this could include: 
 

 The introduction of a series of CCTV cameras, with public–private 
partnership to position and control the cameras. 

 Local community groups to create neighbourhood watch 
programmes, and funding for the programmes. 

 Public–private partnership to tackle crime and grime, adopting the 
“broken window” approach, i.e. that cleanliness leads to safety.  
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 General approaches to by-law enforcement to address 
overcrowding of buildings and illicit activities in public areas. 

 
 
5.5.4 Summary of Plan and Promote Key Initiatives 
 
The summary programme highlights the priorities and indicative time 
frames for each of the above initiatives. Given the reliance on the 
establishment of partnerships related to these projects, and that the focus 
is on development promotion and facilitation of the particular initiatives, the 
associated budgets will be established in partnership through the detailed 
project planning stage.  
 
 

Table 17: Summary of Plan and Promote Key Initiatives 
 

PROJECT 
NUMBER AND 
NAME 

RESPONSIBILITY
: 
PARTNERSHIP 

PRIORITY 
(High /  Medium / Low
) 

TIME-
FRAME 
(Short-
Term; 
Medium
-Term; 
Long-
Term) 

    

B. Plan and Promote – Key Initiatives 

B1: Retail Core 
Development 
Strategy 

CoE and Pvt 
Sector 

H M 

B2: Tourism, 
Cultural and 
Heritage Action 
Plan  

CoE City Planning 
and Pvt Sector 

H M 

B3: 
Redevelopmen
t of the Springs 
Ash Dump  

CoE City Planning 
and Pvt Sector 

H-M M-L 

B4: Economic CoE Economic M L 

Diversification 
Study: 

Dev.,  

B5: Safety and 
Security 
Strategy 

CoE City Planning, 
Springs Chamber 
of Commerce and 
Pvt Sector 

M L 

 
 
 
 



GAPP Consortium                   SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  230 

 
 

Diagram 98: Plan and Promote Interventions
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Diagram 99: Plan and Promote B1 – Retail Core Development Strategy and Action Plan 



GAPP Consortium                   SPRINGS CENTRAL BUSINESS DISTRICT URBAN DESIGN PRECINCT PLAN 

  232 

 
 

Diagram 100: Plan and Promote B2 – Tourism, Cultural and Heritage Action Plan 
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Diagram 101: Plan and Promote B3 – Redevelopment of Springs Ash Dump 
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5.6 SUPPORTING INITIATIVES 
 
Beyond the key catalytic initiatives, a number of ideas and suggestions for 
value-add propositions for the precinct emerged from the stakeholder 
engagement process. Although these cannot be implemented in the short 
term, they must be kept in mind as part of the long-term vision of the 
precinct.  These include:  
 

 6th Avenue and 12th Street to be redesigned with scholar safety in 
mind (safe pedestrian movement). 

 A development strategy for the underutilised publicly owned land 
and buildings in the CBD, such as the Telkom buildings, the 
parking lots, the building framing the railway line (erf 1870, 
Springs), and the vacant landholdings in Selection Park abutting 
the railway line (erf 1496, Selection Park). 

 Facilitation of development (subject to economic feasibility) by 
private land owners of R/1 Selection Park and R/9/128-IR, subject 
to undermining investigation. 

 An approach to the way-leave system, which would need to be 
considered on strategic city-wide level: 

 If the way-leave is required for the municipal service 
access, then it must be managed appropriately, either 
fenced or activated for safety. 

 If the way-leave isn’t required then the approach could be 
to sell the way-leave area or lease it to the adjacent 
property owner. 

 There is potential for the way-leave system to be 
activated through pedestrian walkways, with formalised 
trading stores that connect to special places, such as 
restaurant courtyards. This would require an approach to 
attracting private investment through collaboration 
between the private and public sectors. 

 A uniform bulk contribution rate exists over the entire Ekurhuleni, 
despite property prices ranging significantly, which makes it 
difficult to develop in areas like Springs, with low property prices. 
This should be reviewed in terms of bulk contributions and town 

planning rights across the City of Ekurhuleni, to encourage 
development in certain areas. 

 
 
5.6.1 Heritage Survey 
 
A detailed heritage survey for a defined portion of the Springs CBD 
Precinct is recommended as a way of kick-starting precinct-wide 
preservation and urban regeneration by optimising the economic benefit 
inherent in the concentration of built environment heritage assets.  
 
This survey, with the necessary participation and approvals from the 
PHRA-G, will ensure that the buildings of heritage value are formally 
identified and documented, to determine the potential for regeneration and 
future development, with a clear understanding of the necessary legislative 
and policy-related work that will need to be undertaken prior to any 
redevelopment.  
 
 
5.6.2 Summary of Initiatives Promoting Ongoing Development 
 
The summary programme highlights the priorities and indicative time 
frames for each of the above initiatives that promote the ongoing 
development of the precinct. These initiatives support and promote the 
second phase of precinct development and are therefore longer-term 
projects and have a lower priority, as the immediate focus is on the 
implementation of the catalytic projects. The associated budgets will be 
established at the detailed project planning and approval stage. 
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5.7 DEVELOPMENT COORDINATION, FACILITATION AND 
IMPLEMENTATION AGENCY 

 
Refer to Diagram 102: Institutional Arrangements – Precinct Plan 
Custodian and Implementor 
 
As an established urban node, the implementation of the Springs CBD 
Urban Design Precinct Plan is reliant on the existing institutional capacity 
and expertise within the CoE. The precinct plan thus proposes the 
establishment of a custodian to ensure that initiatives are implemented in 
accordance with the vision of the precinct and the various projects are 
implemented, harnessing the CoE’s institutional capacity.   
 
An additional suggestion is the formation of a development agency to drive 
project implementation. 
 
 
5.7.1 Precinct Custodian and implementor 
 
The first step in establishing implementation capacity is the appointment of 
a custodian of the plan. This could be a municipal project champion or 
elected department (City Planning) or a group of people.  
 
The custodian’s tasks would include: 

 Ensuring the overall precinct plan is adhered to by all the role 
players and implementors. 

 Establishing an awareness and understanding of the project with 
internal departments and external stakeholders, particularly those 
who have not been involved in the planning stages. 

 Overseeing the implementation process.  

 Ensuring the various projects are rolled out. 

 Ensuring alignment between the various stakeholders, including 
private sector partners, to enable development processes to go 
ahead with the least friction and coordinating all the initiatives in a 
manner that allows for an efficient and effective outcome. 

 

The custodian may then choose to elect a series of working groups that 
constitute organisations, including relevant CoE departments, provincial 
and national government (as may be applicable), state-owned companies 
(PRASA, Transnet, Eskom, Telkom, etc.), business organisations, labour 
organisations and civil society organisations. These working groups may 
be assembled on an ad hoc basis to ensure that projects are rolled out 
and may include topics such as:   
 

 Traffic, transportation and NMT; 

 Environment, open space planning and landscape design; 

 Community involvement programmes; 

 Socio-economic, transformation and funding; and 

 Housing provision and approaches to hijacked buildings. 
 
An important aspect of introducing a custodian involves ensuring that all 
the initiatives are harmonised and dovetailed to meet the common precinct 
objectives. 
 
 
5.7.2 Establishing a CoE Development Agency for Urban Design 

Precinct Plan Implementation 
 
One way of realising the proposals of the Springs CBD Urban Design 
Precinct Plan is for the CoE to set up a separate and independent 
development agency that would be responsible for the implementation of 
specific projects within the Springs CBD Precinct. This mandate could be 
extended to all the precincts for which the CoE is preparing urban design 
precinct plans. 
 
 
Role of a Development Agency 

 

 Development agencies are entities owned and established by a 
sphere of government (local, provincial or national). They are 
typically considered publicly owned entities, with public 
accountability and responsibilities, but using private sector 
strategies. 
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 Their purpose is to take a coordinated approach to addressing the 
problems and opportunities in their targeted areas. A key focus is 
engaging and leveraging the public and private sectors in an 
agreed physical, social and economic development strategy and 
meeting clearly defined targets. This needs to take place within a 
broader context of a comprehensive framework or area-based 
plan. In this instance it would be the urban design precinct plan. 

 In order to promote effective execution of programmes / projects, 
the development agency provides a dedicated and focused 
institutional system and capacity that effectively implements 
identified projects and strategies, thereby giving focused attention 
to the growth, development and promotion of the local economy 
within the precinct. 

 A further rationale behind the development agency concept is that 
the normal administrative public processes within government are 
often ill-adjusted to efficiently and effectively undertake project 
management and physical implementation. It is even more 
complex where public and stakeholder coordination is 
continuously required. Hence, the development agency is 
dedicated to and focused on the function as implementing arm, 
enabling delivery of key projects. 

 Within this role it can also be the coordination body that sources 
external funding, technical assistance and additional capacity for 
project planning and implementation. 

 
 
Function of a Development Agency 

 
The function of the agency is development facilitation and project 
implementation. It is a wholly owned agency of the municipality that 
undertakes area-based initiatives in key precincts within the municipal 
administrative area. In many instances the agency reports to city planning 
and economic development departments. The development agency 
undertakes the following: 
 

 Promotes economic growth through the development and 
promotion of efficient business environments in defined 
geographic areas. 

 Manages urban regeneration projects. 

 Unlocks public and private sector investment in marginalised 
areas. 

 Undertakes area-based regeneration projects in areas that are not 
meeting their potential. 

 Promotes economic empowerment through the structuring and 
procurement of municipal / development agency developments. 

 Promotes productive partnerships and cooperation between all 
relevant stakeholders on area-based initiatives. 

 Maintains stakeholder relations and engages stakeholder 
consultation / facilitation to ensure participation and buy-in of 
stakeholders, including the local community. 

 Prepares project development plans for approval and undertakes 
their implementation. 

 Develops and implements best practice and organisational 
expertise in respect of area-based development management. 

 
 
The Relationship between Development Agencies and Municipalities 

 
A development agency is a state-owned company (SOC), in this instance 
a wholly owned agency of the municipality.  
 
The development agency secures its mandate from the policy and strategy 
framework provided by the municipality via a municipal contract and 
service delivery agreement. Typically, the performance requirements 
include community liaison and involvement in the delivery of projects and 
area-based management and interventions. 
 
Development agencies do not assume overall responsibility for all 
development within their area – that task remains the responsibility of the 
municipality that controls and coordinates the agency through its role as 
chair of the development forum. The municipality also remains responsible 
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for its statutory obligations, such as the approval of town planning 
applications and building plans, the enforcement of by-laws and the 
installation and maintenance of infrastructure services, etc. 
 
 
5.8 INSTITUTIONAL STRUCTURES AND BUSINESS PLANS 
 
 
5.8.1 Overview 
 
The CoE, through the development forum and based on the appropriate 
recommendation of the guiding plans discussed above, is to establish a 
number of supporting institutional structures, in addition to the proposed 
custodian and development agency, to advise and support it in its 
endeavours to implement the precinct plan. These structures could be 
rolled out for all the precinct plans. They are: 
 

 An infrastructure coordination task team; 

 A land legal task team; and 

 The Ekurhuleni Urban Design Advisory Committee (EUDAC). 
 
Each of these structures provides support to the custodian of the plan and 
suggested development agency. Members of each team can be drawn 
from existing municipal staff where there is capacity or from outside 
consultants to address different issues on an ad hoc basis. 
 
 
5.8.2 Infrastructure Coordination Task Team 
 
The infrastructure technical task team should be set up by the custodian to 
advise on specific technical issues that arise during the implementation 
process. This team has no decision-making powers but acts in an advisory 
capacity. Advice is primarily provided from within the CoE departments, to 
ensure municipal coordination of all engineering services infrastructure, 
traffic and transportation engineering, social services, economic 
development and environmental requirements. 
 

The technical task team role is to assess whether development proposals, 
public or private, are in accordance with the urban design precinct plan 
and are technically sound and comply with all municipal policy and 
legislation requirements. 
 
 
5.8.3 Land Legal Task Team 
 
The CoE should aim to resolve or assist in resolving all land legal matters 
pertaining to land that would accommodate catalytic projects and other key 
interventions.  
 
The purpose of this is to prepare land for public or private sector 
development initiatives. 
 
Land issues are straightforward if the CoE owns the land. However, where 
the land is in private ownership, the CoE will need to facilitate the 
development process by offering incentives or covering application costs. 
 
Whilst the CoE has control over the development process through the 
application of by-laws, building control and town planning processes, 
officials and politicians must be made aware of the existence and 
ambitions of the Springs CBD Urban Design Precinct Plan. Therefore, the 
CoE must adopt the precinct plan as formal council development policy. 
 
The intention is to ensure that private and public developments are of a 
standard that positively contributes to the efforts of the CoE in achieving 
the objectives of the precinct plan. 
 
The land legal team should comprise, at a minimum, town planners, land 
surveyors and conveyancing attorneys. 
 
 
5.8.4 Ekurhuleni Urban Design Advisory Committee (EUDAC) 
 
The CoE UDPF establishes the role of EUDAC as a mechanism for design 
review to ensure that development initiatives are in accordance with the 
UDPs and precinct plans. In so doing, the EUDAC will facilitate the 
realisation of quality urban environments within the CoE, through the 
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review of development plans and provision of expert advice and 
recommendations in line with the implementation of UDP proposals. At 
present EUDAC has an advisory status. 
 
The functions of EUDAC are to: 
 

 Scrutinise all plans / proposals selected through the application 
criteria process, identified within the CoE UDPF, that are of key 
significance to the CoE. 

 Provide a platform that allows the developers an opportunity to 
workshop their designs with a team of expert advisors. 

 Have a firm understanding of the CoE UDP visions and proposals, 
which will enable the committee to assist and advise developers 
through the design process. 

 Facilitate a prompt approval process by ensuring the development 
plans / applications are in line with the approved development and 
policy guidelines. 

 Make an informed decision that the development proposal is 
positively contributing to the area. If conflicting with the CoE UDP, 
then make a suitable recommendation to municipal officials as to 
why such a proposal has merit and should be considered. 

 Maintain consistency in quality and standards within the precinct 
and across the metro. 

 Ensure that development proposals align with the provisions of the 
CoE UDP. 

 
All development initiatives of the precinct are to be assessed and 
approved by EUDAC to ensure compliance with the precinct plan. 
 
 
5.9 GENERAL MUNICIPAL URBAN MANAGEMENT AND SRA  
 
The overall urban management and provision of services for the Springs 
CBD Precinct is a critical facet to successful development and 
implementation. The urban management is primarily the responsibility of 
the CoE in terms of its municipal mandate and functions. However, it is 
common for the private sector to be involved in this field, often through the 

establishment of Special Rating Areas (SRAs), which augment strained 
municipal services in a particular geographic area.  
 
 
 
5.9.1.1 General Municipal Urban Management 
 
The CoE UDP outlines the following general urban management strategies 
to be applied in the precinct: 
 

 Develop a branding strategy and place marketing: creating an 
identity for the precinct to assist with renewal of the area. 

 Create engagement and institutional arrangements to provide a 
program or strategy for ongoing maintenance, which may include 
incentives to private landowners, businesses, etc.; 

 Improve the way-leave system to control and coordinate 
applications and maintenance schedules and contracts.  

 Develop SRAs to enable landowners to contribute to the 
maintenance and management of the public realm. 

 Develop a plan for improved safety and security for users. 

 Coordinate and develop service level agreements for public realm 
maintenance if project is a private–public partnership or allocate 
budget within council operational budget to channel appropriate 
funding to identified precincts for ongoing maintenance. 

 Ensure by-laws and contraventions are enforced, and suitable 
policing of precincts is coordinated. The respective departments 
must be involved in the early stages of the development to 
understand and roll out a strategy for ongoing supervision and 
control. 

 Plan and cater for the informal sector and the appropriate 
management and control of the activities of traders, particularly 
with regard to public transport sites. 
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5.9.1.2 Special Ratings Area 
 
Increasingly, local authorities are finding themselves under pressure to 
provide basic services for their areas of jurisdiction but with limited 
resources. This trend has resulted in the onus for service provision and 
maintenance shifting, at least partially, to the private sector. 
 
The establishment of SRAS, previously known as Business Improvement 
Districts (BIDs) / City Improvement Districts (CIDs), has been one way for 
the private sector to raise funds to manage, secure and maintain areas 
such as the Johannesburg CBD, Rosebank and Sandton. These have had 
positive results. Their main focus has been to address “crime and grime” 
and they have resulted in cleaner and safer environments that are well 
managed and physically attractive. 
 
The SRA supplies supplementary management and maintenance services 
and possibly undertake limited upgrading works but operates within the 
limits of its authority. 
 
It is proposed that an SRA / BID be established by the current business 
community within the precinct to facilitate improved public environment 
maintenance, safety and security and improve the branding of the 
business cluster within the precinct. 
 
 
5.9.1.3 Other Urban Management Partnerships 
 
Additional groups could be set up as the project progresses to involve 
stakeholders and assist in development, management, maintenance and 
security efforts. These could include: 
 

 Community policing forum; 

 Residents’ associations; 

 Property owners’ forums; and 

 Business associations, including the informal sector. 
 
It is important that these groups work collaboratively and their actions and 
efforts are coordinated through participation in the development forum. 

 
 
5.9.1.4 Business Plan Preparation 
 
A precinct business plan should be prepared in support of the Springs 
CBD Precinct implementation strategy. This will ensure that all 
stakeholders, the Precinct custodian, the technical task team, the land 
legal team, the design review committee and the envisaged development 
agency have comprehensive information and plans to guide their decisions 
and actions in a coordinated manner, maximising the development impact. 
The business plan is included in the CoE hierarchy of plans. The business 
precinct plan consists of three interlinked sub-plans: 
 

 Management plan; 

 Financial plan; and 

 Marketing and communications plan. 
 
 
5.9.1.5 The Management Plan 
 
Management plans are crucial to the successful implementation of 
development projects. The CoE has a central role to play in shaping the 
way this occurs as well as providing the political and administrative climate 
to facilitate the process. 
 
It is therefore vital that a management plan is prepared and adopted by the 
CoE through the development coordination forum. It will provides the basis 
for managing the development process and ensuring the implementation 
plan of the Springs CBD Urban Design Precinct Plan is adhered to. A 
management plan should include: 
 

 An outline of the required management structure; 

 Chains of command, lines of communication, both internal and 
external, and reporting structures; 

 Decision-making powers and delegated authorities; 

 Monitoring, evaluation and reviewing requirements; 
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 Methods of coordinating the activities of municipal departments, 
services providers, other government departments, developers, 
etc.; 

 Methods to ensure alignment with CoE development policy (LSDF, 
RSDF, MSDF, IDP) and other municipal programmes and 
strategic initiatives; and 

 A performance management system. 
 
 
5.9.1.6 The Financial Plan 
 
The financial plan establishes procedures for managing and implementing 
the Springs CBD Urban Design Precinct Plan and ensures the feasibility of 
implemented projects. This plan should address:  
 

 The legislative framework; 

 Potential sources of income / funding (grants, subsidies, tariffs, 
service charges, etc); 

 Estimated expenditure (operating and capital); 

 Investments, loans and losses; 

 Assets and liabilities; 

 Costs of services; 

 Potential risks and benefits; 

 A capital investment programme; and 

 Business plans for specific projects. 
 
The components of the financial plan should be packaged in such a way 
that they can be seamlessly incorporated into the CoE IDP and budget. 
 
 
5.9.1.7 The Marketing and Communication Plan 
 
Marketing and communication are concerned with both internal and 
external communication and the plan will need to address both aspects. 
 

Internal communication ensures organisational harmony for those involved 
in the management and implementation of the urban design precinct plan. 
 
The internal communication plan will ensure staff are kept informed of 
project progress and decisions taken, information is disseminated 
timeously, awareness of duties and responsibilities is created, problems 
are detected and dealt with and a culture created in which informed 
decisions and effective action can be initiated promptly. 
 
External communication involves marketing, promotion and the garnering 
of support. This is to create awareness of the area and the development 
vision and its implementation plan, attract investment, limit opposition and 
boost confidence in the aims and abilities of the CoE to develop the 
precinct plan. 
 
 
5.9.2 Institutional Arrangements 
 
The Springs CBD Urban Design Precinct Plan proposes the establishment 
of an institutional structure that consists of the following components: 
 

 The Springs CBD development coordination forum, which will 
represent all public and private stakeholders, located in the 
precinct and with an interest in the development of the precinct, in 
the implementation of the plan. Its purpose will be to coordinate, 
obtain support for and give input into the precinct plan 
implementation programme and all the public and private 
developments. 

 The custodian and working groups will also be involved in the 
urban management of the precinct area through the establishment 
of a voluntary SRA. 

 CoE will establish an implementation capacity in the form of a 
dedicated Springs CBD development agency. This will focus on 
the implementation of CoE initiatives and projects, undertake 
specific feasibility studies and prepare business plans, as 
mandated by the CoE. 

 The development agency will be guided on project implementation 
by the EUDAC, which will assess the project plans and initiatives 
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as per its mandate, as well as assist in the approval of 
developments. 

 The implementation programme and its projects will also receive 
inputs from the infrastructure coordination task team and the land 
legal task team to be established by the CoE. 

 The urban management and operations for the precinct will be 
undertaken as per the municipal mandate and in partnership with 
the voluntary SRA. 

 
The institutional arrangements seek to build capacity and structure 
improved coordination to achieve an integrated precinct plan development. 
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Diagram 102: Institutional Arrangements – Precinct Plan Custodian and Implementor 
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5.10 CONCLUSION: PRIORITY ACTIONS 
 
The priority actions for the implementation of the Springs CBD Urban 
Design Precinct Plan are determined by the classification of high-priority 
and short-term time frame initiatives and capital projects. These include: 
 

 A. Design and Deliver: Catalytic capital projects 

 A1. Public environment upgrade of main routes 

 A2. Multimodal transport facility 

 A3. Upgrade of gateways and key public areas 

 A4: Pioneer Park upgrade 
 

 B. Plan and Promote: Key initiatives 

 B1: Retail core development strategy and action plan 

 B2: Tourism, cultural and heritage action plan 

 B3: Ash dump redevelopment 

 B4: Economic diversification study 
 
The total estimated budget for the high-priority and short-term time frame 
is estimated at R89 000 000. This is divided as follows: 
 

 Public environment upgrade of main routes: R40 000 000 

 Multimodal transport facility: R30 000 000 

 Upgrade of gateways and key public areas: R4 000 000 

 Pioneer Park upgrade: R15 000 000 
 
These initiatives are deemed necessary to kick-start the development 
process and drive the momentum for implementation. 
 
These capital projects also meet the vision for the precinct, which was 
generally supported by the public and interested parties (including the 
authorities), at the Open Day. The catalytic capital projects and initiatives 
will: 
 

 Attract investment into the area; 

 Create job opportunities; and 

 Improve the quality of life and uplift the community. 
 
The implementation strategy is to be incorporated into the next budgetary 
cycle and be included into the next round of IDP review. 
 
 
5.11 ENABLING DEVELOPMENT AND MEETING COMMUNITY 

NEEDS 
 
The proposals of the precinct plan meet a variety of development 
objectives that direct the work and functions of both the public and private 
sector, and in particular those of the CoE to execute its developmental 
mandate. This includes: 
 

 Establishing a specific development direction for the Springs CBD 
Precinct, to achieve the desired rejuvenation of the precinct. 

 Enabling the upgrade of key elements of the Springs CBD public 
environment to the collective benefit of the precinct. 

 Enabling the redevelopment and improvement to the Springs 
Station area into a fully functioning multimodal transport facility, 
together with the associated economic activity. 

 Fostering business development across a number of sectors, 
including incorporation of informal trade with improved linear 
market facilities where appropriate. 

 Upgrading of parks and recreation facilities to better serve 
community needs. 

 Upgrading and improving engineering infrastructure services to 
overcome existing backlogs and support the precinct development 
plan. 

 
The Springs CBD Urban Design Precinct Plan also makes proposals that 
address needs as expressed by the broader Springs community through 
various consultation processes. The plan offers proposals that specifically 
address: 
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 Retail in the Springs CBD: the role of the malls and the impact of 
the recently open Springs Mall. 

 The quality of open spaces in the Springs CBD Precinct. 

 Management issues such as crime, litter, illicit activities, hijacked 
buildings, unmanaged informal trading that exists in and affects 
the CBD. 

 Promotion of local economic development. 

 The role of the station as a transport interchange and quality 
public space. 
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