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The aim is to prepare an Urban Design Precinct Plan for the Thiteng
Bus Rapid Transit (BRT) Precinct, which 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 development strategy for the site. It serves as the
primary spatial development and management plan, which identifies
projects and directs budgetary resources for short-, medium- and long-
term actions and projects.

The current status quo analysis is intended to provide an analytical basis
for this plan, identifying key issues and findings that underpin future
planning and intervention.

The precinct is located in Thembisa on the northwest corner of Ekurhuleni,
approximately eight kilometres from Midrand.

The precinct is bordered generally by Slovo Road, Benjamin Ntlhane Drive
and Robert Mathekga Drive Street on the west, the railway line on the
south and the open space and Dove Street on the east. Andrew Mapheto
Drive is a major arterial running northi south through the precinct. The
precinct includes residential suburbs and community facilities and a large
area of open space that contains two major river courses. Thembisa Plaza
Shopping Centre is on the southern edge of the precinct. This
encompasses an area of approximately 64.3 ha.

The existing spatial status quo assessment outcomes are as follows:

A The precinct is located 14 km from OR Tambo International
Airport, 8 km from Midrand and 5 km from Modderfontein.

A The regional land uses include residential, business and
industrial;

Work opportunities exist in the region in terms of industrial and
business areas. The region is well served with key facilities and
activities including: regional centres, industrial areas and nodes.
The precinct is well connected northi south by Andrew Mapheto
Drive and westi east by Benjamin Ntlhane Drive. These two roads
connect regionally to the R21 in the east and Modderfontein Road
in the southwest.

There are a number of proposed routes in the region that, when
constructed, will greatly increase easti west connectivity. These
include the PWVS5, approximately 5 kms to the north, and the K60,
which connects to Andrew Mapheto Drive to the south of the
precinct.

The precinct is well connected in terms of rail, linking onto the
Johannesburgi Pretoria (southi north) line, with stations at Leralla,
Limindlela, Thembisa and Oakmoor. These rail stations, within
Region B, rank among the 20 busiest stations in Gauteng
(passengers boarding and alighting). Leralla Station has been
earmarked for upgrade.

A secondary node is proposed in the region at Leralla Station
adjacent to Thembisa Plaza. This is a mixed-use node of retail,
residential, commercial and associated facilities.

There are two watercourses running through the site, which are
part of the regional open space system and are environmentally
sensitive.

There is a retail node and taxi rank in the centre of the precinct
that requires environmental improvements.

The residential areas are subject to overcrowding due to the
construction of shacks for rent. This needs urgent attention from a
safety point of view.

The public environment in most areas requires upgrading.

The precinct is not affected by dolomite or mining.

The precinct and surrounding suburbs generally consist of low-
density residential suburbs. However, these suburbs have been
densified by the addition of numerous shacks on the private
properties.

Thembisa Plaza is located immediately south of the precinct.

The Development Concept outlines a broad strategy that builds on the
strengths and opportunities in the precinct and catchment area. It provides
a broad framework for structuring future growth and development
interventions and provides a basis for the more detailed Development
Framework that follows. The vision and concept is at both regional and
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local scale, with the regional scale providing a context for the local
precinct.

Given that the precinct is an established residential suburb of Thembisa,
the Development Concept aims to protect, regenerate and enhance
what is already there, rather than propose elaborate changes to a
functioning urban structure. However, the BRT corridor currently being
implemented along Andrew Mapheto Drive will affect the future of the
precinct. The BRT corridor is proposed in the RSDF and will provide a
mixed-use, high-density corridor, giving access to the precinct and to the
surrounding developments.

The Development Framework provides for improvements to the urban
environment and economy of the precinct as well as attracting private
sector investment to the precinct.

The Framework elaborates on the following:

Land Use and Activity Pattern Framework

Roads and Movement Framework

Open Space and Natural Environment Framework
Built Form and Public Environment Framework
Urban Design Directives and Guidelines

I I > > >

From the Development Framework, Focus Areas have been defined,
which provides more detail for the priority areas and become the basis for
the selected short-term priority projects.

The Focus Areas are:

A The Activity Spine, the Thiteng BRT Station, the Multimodal
Transport Facility and the Sports Fields and Community Hub;
and

A A consolidation and upgrade of the retail centres, including
surrounding public environment, opportunities for residential
above retail within the core, and higher-density residential
development.

These catalytic projects are the first stage of the Focus Areas and will
become the catalyst for further CoE work at a later stage, for private sector
developments or upgrades, and for provincial departmentséfunding.

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

A Public environment upgrade of the BRT core, taxi rank, and along
~ the activity spine of Benjamin Ntlhane Drive;

A Development of a Community Sports and Recreation Complex;
~and

A Multimodal Transport Facility.

In addition, Plan, Promote and Support projects have been identified.
These will require further detailed planning, investigation, design and
ongoing support, which can be undertaken internally within the CoE or the
private sector.

The plan, promote and support interventions are identified for short- and
medium-term implementation:

Enhancement of the activity spine of Benjamin Ntlhane Drive;
Supporting development and densification along the BRT corridor;
and

Development of secondary node adjacent to and including
Thembisa Plaza.

> DI

In terms of urban management, the main issues and problems are:
degradation of the Thiteng town centre, by-law and land use compliance
(specifically overcrowding on the residential sites with informal dwellings)
and ongoing maintenance of the infrastructure and management
challenges around informal trading ad taxis. These issues are not the core
ambit of the precinct plan but have an impact on the residents, people who
work in the precinct and visitors. Management of the precinct to overcome
these issues is essential.
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The overall management and provision of services for the precinct is
critical to successful development and implementation of the precinct plan.
The urban management is primarily the responsibility of the CoE in terms
of its municipal mandate and functions. However, it is common for the
private sector to involve itself in this field, often through forums,
augmenting strained municipal services in a particular geographic area.

In addition, a citywide Development Agency should be established to
drive the implementation of projects within the various precincts of the
CoE.

The responsibility of the Development Agency would be:

A Oversee the implementation process of the Design and Deliver
i projects;

A Ensure these projects are rolled out;

A Enable alignment between stakeholders, including private sector

plans, to allow development processes to go ahead with the least
friction, coordinating all initiatives in a manner that allows for an
efficient and effective outcome.




GAPP Consortium

Thiteng BRT Station Urban Design Precinct Plan

The initiative of formulating urban design precinct plans for various areas
throughout the City of Ekurhuleni takes its lead from the Ekurhuleni MSDF,
which states that, to remedy the challenges associated with our current
urban configuration, a fvision-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 t hie
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.6 ( MSDF 2015)

The GAPP Consortium was appointed by the City of Ekurhuleni (CoE)
to assist the City Planning Department with the drafting of a number of
urban design precinct plans.

The Consortium comprises the following professional firms:

A GAPP Architects and Urban Designers (Pty) Ltd
A Royal Haskoning DHV (Pty) Ltd
A Kayamandi Urban Economists (Pty) Ltd

This chapter outlines the study aims, approach, why a precinct plan is
required, the boundary of the study area and the structure of the report.

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

development and management plan, which identifies projects and directs
budgetary resources.

The precinct planning forms a componentof t he Co0oE® s
The precinct plan aims to build on the existing national, regional and local
policies as well as 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.

m zIms,yprecigqt plap sheuwd beiged agy § qorpreog ﬁq)artkeiofnr%fqgence and

as a point of departure for decision-making by the municipality,
government and the private sector.

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

The precinct plan is therefore regarded as a framework to guide the
development of the precinct. It should be robust enough to establish a
direction for the future, instil confidence and elicit critical development and
project responses. At the same time, it should remain flexible enough to
allow change through time, recognise new ideas and respond to varying
market demands, government legislation and adapting economies.

The precinct plans prepared for CoE provide a framework for short-,
medium- and long-term actions and projects.

The precinct plan identifies the key catalytic projects, such as major
infrastructure, open space and public environment upgrade projects or key
facilities / uses, all of which lend force to its implementation. The identified

package
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projects should adhere to the preci nctthapcbrdamdww majar bvieri courses.nThembisarPlaza rShoppihg s i g n

codes, which encompass three-dimensional visualisation and precedent
examples.

These projects
tangible way within the precinct and aid the establishment of a liveable
environment that is clean, safe and well managed. This type of
development is managed as an incremental process over time and the
projects become the catalysts for private sector investment and
development.

The precinct plan is required to realise the resources and programmes for
implementation. The components include:

Identification of the catalytic projects:

Project programme and phasing;
Preparation of associated budgets;

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

Identification of further detailed planning to obtain development
rights; and

Establishment of public-private partnerships.

T > I
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The Thiteng BRT Station Precinct Boundary is defined as follows and
illustrated in Diagram 1: Precinct Boundary:

A Located in Thembisa on the northwest corner of Ekurhuleni,

~ approximately 8 km from Midrand.

A The precinct is bordered generally by Slovo Road, Benjamin
Ntlhane Drive and Robert Mathekga Drive Street on the west, the
railway line on the south and the open space and Dove Street on
the east. Andrew Mapheto Drive is a major arterial running northi
south through the precinct. The precinct includes residential
suburbs and community facilities and large areas of open space

Centre is on the southern edge of the precinct.

This encompasses an area of approximately 64.3 ha.

r e adsiasdeurban esignGQotafisdrsa pol i ci

The report is structured in sections:

A Executive Summary

Introduction

Regional Context

The Precinct Status Quo Analysis:

U Physical components and characteristics 7 transport and
movement, natural environment, built form precinct
characteristics, land use activities, zoning, social facilities,
economic assessment and infrastructure services

U Policies, plans and projects that impact upon the precinct i
review of the applicable metropolitan hierarchy of plans, the
Urban Design Policy, and key projects and initiatives
considered in the region

U Context and Status Quo Consolidation: outlining the outcomes
from the analysis and identifying the structuring elements as

) well as related issues and opportunities
A Precinct Development Vision and Concept:
U Regional Concept Development: movement and connectivity
(northi south and easti west connections); proposed primary
nodes; proposed secondary neighbourhood nodes; proposed
station nodes (TODSs); and consolidated regional development
strategy
U Precinct Development Concept/Refined Development
Concept: local precinct context; dolomite conditions; existing
land use activities; proposed movement network; proposed
railway transport development; proposed secondary
neighbourhood node; proposed TOD nodes; consolidated

> > 3>




GAPP Consortium

Thiteng BRT Station Urban Design Precinct Plan

nodal structure; potential public transport system; proposed
land parcels and consolidated development concept

A Development Framework Precinct Plan:

i

Preparation of the detailed Precinct Development Framework;
including roads, land use and activities, open space and
environment, urban design guidelines, infrastructure and
socio-economic plans

A Focus areas:

i
i
i
i

Activity spine along Benjamin Ntlhane Drive
Thiteng BRT Station

Multimodal Transport Facility

Community Core: sports fields and community hub

A Implementation Strategy:

u
i

i

i

Catalytic Interventions and Key Projects

Plan, Promote and Support initiatives that promote ongoing
development of the precinct plan

Development Coordination, Facilitation and Implementation
Agency

General municipal urban management and Business
Improvement District and partnerships

Annexure 1:

i

Roads and Transport Context and Status Quo

Annexure 2:

i

Environmental Context and Status Quo

Annexure 3:

i
i

Economic Assessment Context and Status Quo
Socio-economic Development Plan

Annexure 4:

il

Infrastructure and Services Context and Status Quo
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Refer to Diagram 1: Precinct Boundary

The precinct is located in Thembisa, which is a township in the northwest
of Ekurhuleni, north of Kempton Park CBD.

The precinct is located in Region B, which is situated within the
northwestern section of the CoE. The City of Tshwane forms the northern
boundary of the region and the City of Johannesburg forms the western
boundary of Region B. The region is made up of the areas of Thembisa, a
portion of Kempton Park, Edenvale, Bedfordview, Olifantsfontein / Clayville
and Bredell Agricultural Holdings. Region C is to the east and Region A is
to the south. Region A is important as it contains work opportunities in
Kempton Park, Boksburg, Germiston and Bedfordview.

The CoE Metropolitan Spatial Development Framework (MSDF) (2015)
and Regional Spatial Development Framework (RSDF Region D) (2015)
identify the precinct as a residential area with a secondary node
developing on its southern boundary adjacent to the Thembisa Plaza.
Andrew Mapheto Drive is proposed as a major BRT route providing future
access to work opportunities and facilities in the region.

In this section, the following components of the regional context and status
quo are assessed:

A Historical overview of Thembisa
A Understanding the precinct in its regional context in terms of:
U the location of the site and its extent
U the general land uses, activities and key facilities in the region
U the existing movement system and local roads, as well as
related proposals
U the existing public transport network, as well as proposed
improvements
the open space systems and natural features of the region
U the constraints on development

HN -

Refer to Diagram 2: History of Thembisa

Thembisa is a large township situated to the north of Kempton Park, under
the Ekurhuleni Municipality. It was established in 1957 when people were
resettled from Alexandra and other areas in Edenvale, Kempton Park,
Midrand and Germiston. The name Thembisa comes from the Xhosa word
dembisad meaning Opromiseo. bldck settessnoe
Johannesburg were being evicted. When the township was created it was
a beacon of hope for those who were suddenly homeless.

about
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The name Thembisais a Nguni word meaning promise and hope was later misspelled as TEMBISA

Thembisa has a rich history associated
with the struggle, with many people
sacrificing their lives for the betterment of
all people in the Republic of South Africa,
such as Andrew Mapheto.

Andrew Mapheto was born on the 21st of October
1958, in Soweto, Molapo section. His father was
Reverend Makgale Phineas Mapheto, who was the
minister in charge of the Sophiatown Branch of
Kgopotso Apostolic Faith Church and a member of
the ANC and Communist Party.

He was captured in 1979 and later was charged for
High Treason and sentenced to fifteen years to
Robben Island in the famous Pietermaritzburg
Treason Trial.

He was released in 1990. He was the co-founder of
the ANC branch in Thembisa and was elected
chairperson.

October 1995, two months after his return, he
passed away in a car accident just outside of
Sasolburg. He was just 37 years old.

Images: Andrew Mapheto

Diagram 2: History of Thembisa
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Refer to Diagram 3: Regional Location

Refer to Diagram 4: Regional Context i Existing Regional Land Uses
Refer to Diagram 5: Regional Context i Key Facilities and Activities
Diagram 5: Regional Context i Public Transport

Refer to Diagram 7: Regional Context i Existing and Proposed Rail and
Road Network

Refer to Diagram 8: Regional Context i Open Space and Environment

The precinct is located near the urban economy of Johannesburg,
Midrand, Modderfontein, Kempton Park, Boksburg, Germiston and other
major urban centres, and therefore is integrated into the urban system. In
addition, the precinct is located in close proximity to OR Tambo
International Airport and to the Grand Central Airport. The precinct is well
located at the centre of economic activity.
A The precinct is located within 14 km of OR Tambo International
Airport, 8 km from Midrand and 5 km from Modderfontein.
The regional land uses include residential, business and
industrial.
The precinct and surrounding suburbs consist of generally
low-density residential suburbs.
Thembisa Plaza and Leralla Station are located immediately
south of the precinct.
Work opportunities exist in the region in terms of industrial and
business areas. These are to the west, north and south of the
precinct.
The region is well served with key facilities and activities.
The following regional centres, industrial areas and nodes are
within a 10 km radius:

U Thembisa CBD
Kempton Park
Midrand
Olifantsfontein / Clayville
the R21 development corridor

> > >
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A

A

U Longmeadow and Modderfontein

U Thembisa Plaza
Regionally, Thiteng is well connected in the urban system, served
by the regional connectors Andrew Mapheto and Benjamin
Ntlhane Drive.
There are a number of proposed routes in the region that, when
constructed, will greatly increase the easti west connectivity of the
precinct. These include the PWV5 approximately 5 km to the
north and the K60, which connects to Andrew Mapheto Drive
south of the precinct.
The precinct is well connected in terms of rail, linking to the
Johannesburgi Pretoria line (running north-south), with stations at
Leralla, Limindlela, Thembisa and Oakmoor. These rail stations in
Region B rank among the 20 busiest stations in Gauteng
(passengers boarding and alighting). Leralla Station has been
earmarked for upgrade.
There is a rail connection proposed to the north that will connect
to Ivory Park and will increase accessibility in the region.
There are two watercourses running through the site that are part
of the regional open space system and are environmentally
sensitive. These are to the northwest and east of the study area.
The open spaces on the east and west are environmentally
sensitive and will require protection.
The precinct is not affected by dolomite or mining.

The region enjoys the good urban fundamentals of public transport in the
form of the railway network, access to work opportunities and regional
road connections to other urban centres. The precinct is in a very central
location to other centres and industrial areas in the region.

10
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Refer to Diagram 9: Regional Context i Institutional and Precinct
Boundaries

The precinct is located in Region B in Ekurhuleni Municipality, which is one
of six regions within the municipality. They are planning regions, each with
its own RSDF. The precinct is located in Ward 10, with a small portion in
ward 9, as indicated on Diagram 9: Regional Context i Institutional and
Precinct Boundaries. The wards elect a councillor to represent them on the
Council. The Customer Service Centre is located in Thembisa to the
northeast of the precinct.

The boundary of the study area is indicated in Section 1 and includes
residential suburbs, two large open spaces on river courses, schools, a
local centre and a taxi rank with associated facilities. It is bordered
generally by the railway line in the south, the two major open spaces on
the west and east and Thembisa Plaza Shopping Centre on the south.

This encompasses an area of approximately 64.29 ha.

The precinct boundary was determined because of the new BRT station
being built along Andrew Mapheto Drive, with the intention of using the
station to elicit social and economic value for the community in proximity to
the station.
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In this section, the following components of the existing study area are

investigated and assessed:

> >

I >

Existing zoning and legal status;

Existing ownership patterns, considering public and private
ownership;

Existing land uses and key activities within the precinct;
Existing physical characteristics;

Existing heritage and built environment;

Existing and proposed roads and movement system;
Existing open space and environment; and

Existing socio-economic conditions.

Refer to Diagram 10: Land Use Zoning

The following zoning categories are applicable to the precinct:

A

> >

paPg

dResidential 16for residential dwelling erven makes up the majority
of the precinct. Business in the centre on Benjamin Ntlhane Drive
i s z oBousindss ZHat the intersection with Andrew Mapheto
Drive.

Community facilities are distributed within the d&esidential 16
precincts, including schools and creches.

The two river courses and adjacent land are zoned as
@Agricultured

The Thiteng taxi rank site is zoned for &ocial Services6 .
Thembisa Plaza to the south of the precinct is zoned for ®Business
26

Zoning amendments may be allowed in certain areas in terms of the
precinct plan outcomes.

The land use has been calculated on the building footprints, giving a sense
of intensity. The results of this assessment are reflected in the table below:

Table 1: Land Use Breakdown (Building-Based)

RESIDENTIAL

TOTAL NO TOTAL FLOOR POPULATION

LAND USE / ZONING BUILDINGS /UNITS  AREA (m2) (3.5 PP/ UNIT)
CLINIC 4 1910
MAIN BUILDING 1 1571
OTHER BUILDINGS 3 339
COMMERCIAL 15 3470
BUILDINGS 11 990
OFFICE 4 2480
INDUSTRIAL 33 3918
MANUFACTURING 20 2844
OFFICES 4 153
OTHER BUILDINGS 1 262
WAREHOUSES 8 659
INSTITUTIONS 45 12649
CLINIC 8 1589
COMMUNITY HALL 4 1058
SCHOOL 33 10002
RESIDENTIAL 1322 73365

ADDITIONS 5 245 18
CARPORT 5 65
GARAGE 148 4162

MAIN BUILDING 520 44546 1820
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RESIDENTIAL

TOTAL NO TOTAL FLOOR POPULATION

LAND USE / ZONING BUILDINGS /UNITS  AREA (m2) (3.5 PP/ UNIT)
OTHER BUILDINGS 594 22210 1188
TOWN HOUSE 50 2137 175
TOTAL 1386 95312 3201

Because of the complexity of additional backrooms, it is difficult to get
a true reflection of the existing density. If the backroom areas include
two people living in them and the main house includes 3.5 people then
the density is 50 people / ha and 5 335 people per km2. The gross
density is 32 du/ ha (if removing the 24 ha of open space from the
calculation). The net density is approximately 60 du / ha.

The open space identified as part of the open space system has been
calculated as 24 ha, with some areas that could be reviewed for
development potential.

The precinct consists mainly of established residential areas. Owners have
added a number of buildings and shacks to their properties, which are
rented to produce income. This has created higher densities, and much of
the site is occupied by both formal and informal buildings.

The densification caused by additional structures exists throughout the
precinct, including in the newer housing areas to the south of Doctor
Agostinho Neto Road. The main issue is health and safety due to the high
coverage of the sites and the danger of fire.

There are two schools in the precincti St
north of Andrew Mapheto Drive and Sphiwe Primary School in the centre
of the precinct.

A key feature of the precinct is the extensive open space on the east and
west of the precinct.

Gemmabs Primary

Thembisa Plaza is an important landmark adjacent to the precinct.

Refer to Diagram 13: Land Use and Key Activities

The precinct and immediate surrounds is served by a diverse mix of land
uses and a range of activities, including:

A Community facilities: schools, créche, clinic, library, community

~hall, and numerous churches;

A Administrative facilities: licensing services and Customer Care
Centres in Thembisa CBD; and

A Public transport facilities, including the Thiteng taxi rank and the
Leralla railway station.

Refer to Diagram 12: Land Ownership

A Large portions of the precinct are under private ownership.

A The CoE owns a number of sites within and surrounding the
precinct. These include the large open space associated with the
river courses and the two school sites and a number of smaller
sites in the general vicinity of Andrew Mapheto Drive.

Refer to Diagram 14: Servitudes

School to the

The precinct is not encumbered by major servitudes. A powerline
servitude traverses the wetland delineation.
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There are a number of heritage and tourist facilities in Region B but none
within the precinct.

The key findings from the spatial overview include:

> >

paPg

The precinct is located on the western edge of Ekurhuleni and is
therefore central to the Gaut eng City Regi ands
well as the major centres and work opportunities within
Ekurhuleni.

Many of the landholdings in the precinct are privately owned.
However, there are several large tracts of land in CoE ownership,
including the two major open spaces along the river courses,
which are constrained by new development.

There is a strong, well-defined urban structure due to the road
grid offering access throughout the precinct, as well as a retalil
centre and Thiteng taxi rank located central to the precinct.

The dwellings in the precinct include additions and attached
backyard dwellings. The streets and public environment in these
suburbs are paved but have few or no street trees or grass
verges.

The public environment of streets is poor, with a lack of
maintained and formalised sidewalks and street trees.

Ad hoc signage is present with very little consideration for the
quality of the public environment.

Crime and grime exist.

The taxi rank is vast in size, fenced and unappealing.

ur ban

system
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. CoE owns a majority of the
vacantland in the precinct.
+  This land is predominantly
the spruit, which lies to the
east and west of the site.
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Diagram 14: Servitudes
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