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1 INTRODUCTION 

 

1.1 BACKGROUND 

 

The Ekurhuleni Metropolitan Municipality (EMM) requires precinct urban design plans to be 

prepared throughout Ekurhuleni Municipality.  The Wattville -Leeupan Precinct is one of the 

plans to be prepared to guide development in this area.   

 

An EMM Human Set tlements initiative for a residential development on erf 3130, Wattville, 

triggered the requirement for a precinct plan in this area as it was found to be of great value 

as it incorporates the Leeupan waterbody, the O.R. Tambo Narrative Centre  (linked to O .R. 

Tamboõs grave site), the Brakpan Airport , Leachville  / Dalpark Extention 3  residential township 

and commercial development emerging along Snake / Range  View Road.  In spatial terms, 

the Wattville -Leeupan precinct is located in the ôheartõ (seen in Figure 1) of the Ekurhuleni 

Metropolitan Municipal Boundary, and symbolically, this precinct  incorporates the ôheartõ of 

Oliver Reginald Tambo, as he lived in Wattville in the 1950õs when he was in the prime of his life, 

and became secretary general of the ANC then, and now he has been buried here with his 

wife Adelaide Tambo.   

 

 
Figure 1: Wattville -Leeupan Precinct in context  of the EMM Boundary  

 

 It was found that Leeupan /Leeuwpan has been spelled differently in the documentation that 

has been sourced about the site.  For the purposes of this document the precinct boundary is 

spelled Leeupan.  
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The precinct can be viewed as having a òprimary study areaó, a òsecondary study areaó and 

a òtertiary study areaó as shown in Figure 2.  This approach has been taken as there are m any 

factors outside the precinct boundary th at have  a  very significant impact  on the precinct .  For 

example, the Leeupan with its conservation properties is an asset to the region and could serve 

as regional park to Ekurhuleni.  The Carnival complex (comprising Carnival City , Carnival 

Junction  and Mall@Carnival) are economic drivers to the area and should be bolstered in order 

to add value to the area and the precinct.  

 

¶ òThe primary study areaó (red in the figure below) comprises the precinct boundary 

including the Brakpan Airport, Dalpark Ext, 6 and 13, Leachville Ext. 3; the Leeupan, 

Wattville  Erf 3130, the Dunswart Dumpsite and the railway reserve ; 

¶ òThe secondary study areaó (yellow)  incorporates the external land uses namely the 

Mall@Carnival; Carn vial City; O.R.  Tambo grave site; north of the Dunswart dumpsite 

and the rail reserve; portions of Carnival Junction proposed development;  

¶ òThe tertiary study areaó (green) is less detailed, but considers  the precinct in context 

of surrounding CBDs (Boksburg, Brakpan and Benoni) ; other economic drivers (Apex, 

Bokburg East); regional linkages (road and railways) ; undermining and so on.  

 

 
Figure 2: Study areas in and around the Wattville -Leeupan precinct:  

òThe primary study areaó (red); òThe secondary study areaó (yellow) and òThe tertiary study areaó (green) 
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1.2 AIM AND PURPOSE 

 

Most of the landholdings located within the precinct are government and municipal -owned.  

Therefore, the Municipality aims to use this unique opportunity of owning these landholdings 

and the preparation of this precinct to promote the spatial transformation, urban infill and 

consolidation in this portion of the Gauteng City Region.  

 

The objectives of the project are thus:  

  

¶ to give effect to the vision, goals and objectives of the municipal SDFs, the IDP, SPLUMA, 

and NDP;  

¶ to provide for the spatial transformation and consolidation of this municipal area, 

through facilitating the development of an efficient and effective spatial structure;  

¶ to prepare developmen t guidelines and performance criteria for development;  

¶ to provide for sustainable development in line with the norms and standards for 

environmental management;  

¶ to develop a framework for public and private sector investment ð capital investment 

programme . 

¶ to engage the interested and affected parties in a strategic planning process taking 

into account their views, concerns and interests; and  

¶ to promote inter -governmental relations by ensuring that all relevant stakeholders are 

consulted and participate ac tively in the planning process.  

 

1.3 PROFESSIONAL TEAM 

 

The professional team appointed to prepare this precinct plan are Durapi Consulting working 

in collaboration with GAPP Architects and Urban Designers, Index Pty Ltd (Wetland 

delineations), Chris Brooker a nd Associates (hydrological engineers), Seaton Tompson 

Associates (environmental specialists), and Terry Markman  Consultant ( transport and traffic 

planning ).  The professional team includes a strong bias towards hydrological and 

environmental specialists a s the Leeupan with its supporting riparian areas form a large portion 

of the precinct area.   

 

1.4 THE PLANNING PROCESS 

 

A detailed Status Quo analysis of the area has been conducted in order to get a clear 

understanding of the possibilities and the constraint s in the area.  

 

Development options  were then identified and prepared as a development concept and 

presented to the EMM technical departments in the form of a charrette .  An Aide Memoire  was 

then prepared for comment by the departments.  The next stage was  to  take these comments 

and prepare a draft Detailed Precinct Plan , which takes into account the movement system, 

the open space system, the activity pattern and the policies that support this.  This draft has 

been circulated for comment and the responses were considered in  the final p recinct plan.  
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1.5 PUBLIC PROCESS 

 

Collaboration is key to urban design, as it creates opportunity for the city to be designed with 

meaningful input by all stakeholders (The City of a 1000 Designers ð D. Crane, 1966).  Thus, a 

schedule of individual meetings and discussions with identified interested and affected parties 

has taken place.  This included discussions with landowners, residents, and business owners in 

the area.  Discussions with retailers (Mall@Carnival, Toyota, Hirschõs), school principals, the 

Brakpan Aeroclub, employees of th e O.R. Tambo Narrative Centre  were all involved.  

 

Additionally, an open day, on the 11 March 2017, created an opportunity for the draft Detailed 

Precinct Plan to be appraised in open forum.  The open day was advertised through:  

¶ Flyers being distributed in  local centres, such as schools and local retail centres in the 

area;  

¶ Advertising on the Ekurhuleni Metropolitan Municipalityõs website. A link from the main 

landing page provided a download facility for reports, submission of electronic 

comments (online f orm), submission of written comments (e -mail), links from other 

relevant websites ( i.e.: Planning Institute, etc) with a dedicated email address created 

to receive written comments;  

¶ Advertising in local newspapers, The Benoni City Times and Brakpan Herald,  over two 

consecutive weeks was undertaken;  

¶ Informing the local ward councillors for Brakpan, Boksburg and Benoni Customer Care 

Centres;  

¶ Bulk SMSs were sent to the Metro database;  

¶ Information on overall project placed on EMM Social Media Platforms, includi ng 

Facebook Page, advertising on Facebook local community groups such as 'the Benoni 

Community Group', 'I love Brakpan'; Twitter; LinkedIn.  

¶ Informing existing identified stakeholders in the area; and  

¶ Informing interested and affected community groups throu gh social media.  
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SITUATIONAL ANALYSIS  
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2 WATTVILLE ð LEEUPAN IN CONTEXT 

 

2.1 REGIONAL CONTEXT 

 

The Wattville -Leeupan precinct ( Figure 3) is situated within the mining belt, which has lent itself 

to disparate pockets of land being developed (see Figure 4), as a result of undermining.  The 

precinct is still, however, well located for urban development and in close proximity to 

economic opportunities, namely:  

¶ being located within Gautengõs eastern development corridor, which is supported by 

the N12, N17 highways and an extensive railway network;   

¶ surrounded by established towns such as Benoni in the north; Boksburg CBD to the west; 

and Brakpan to the east; and  

¶ successful industrial areas such as Boksburg East, Benoni South an d Apex;  

¶ an evolving node to the south in the form of Mall@Carnival and Carnival City;  

¶ the allocation of rights to the east of the site for commercial development including a 

Makro and a Build -it. 

 

These factors support the need for urban consolidation in a nd around the precinct.  

 

 
Figure 3: Wattville -Leeupan precinct in its regional context  
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Figure 4: Wattville -Leeupan precinct showing the undermined areas  
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2.2 LOCAL CONTEXT 

 

The òPrimary study areaó comprises Wattville -Leeupan precinct boundary, Figure 5 refers, 

stretches from Heidelberg  Rd / R23 in the east to the rail reserv e in the north (just north of New 

Kleinfontein Rd) after which it follows the borders of the Wattville and Tamboville townships in 

the west before linking with Glasgow Rd and Van  Dyk Rd/ M43 further west. Airport Rd forms 

the southern border and intersects  with the M43 in the west and the R23 in the east.  

 

There are external land uses that directly impact on the existing precinct, like the:  

¶ O.R. Tamboõs grave site linking to the Narrative Centre  in the precinct boundary;  

¶ Carnival complex  including the Mall @Carnival and Carnival City ; 

¶ new developments east of Rangeview / Snake Road;  

These have been considered and are incorporated as the òSecondary study areaó 

 

 
Figure 5: Wattville -Leeupan precinct in its local context  
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3 POLICY REVIEW 

 

3.1 GAUTENG SPATIAL DEVELOPMENT FRAMEWORK  

 

The Wattville -Leeupan Precinct Plan will focus on achieving sustainability, thereby aligning with 

the principles set out in the Gauteng Spatial Development Framework (GSDF).  

 

According to the GSDF (p.49), the  notion of the 'sustainable city' is a focus on achieving a life -

enhancing urban environment for all individuals and in which acceptable standards of living 

are met without compromising the ecological, cultural, social, economic, security or legal pre -

cond itions necessary for continued viability, both in the short and long terms. If this is to be 

achieved in the context of South African cities, then the following sustainable development 

principles are to be accounted for:  

 

Å A more compact urban form that dis courages dispersed low -density urban sprawl;  

Å The promotion of a diverse combination of land uses that enables a greater 

intensity of mixed -use development;  

Å A more complex urban system that initiates opportunity through diversity of activity 

patterns and br ings associated economic and employment opportunities through 

integrated development;  

Å The integration of the historically marginalised areas into the mainstream of urban 

life by correcting the existing distorted spatial patterns of the urban environment;  

Å Optimising the utilisation of existing service infrastructure and social amenities, 

particularly where spare capacity exists;  

Å Enabling accessibility to affordable and efficient means of public and private 

transportation, notably transportation with private  mobility being subsidiary;  

Å Furthering the development of employment opportunities and residential areas in 

close proximity to or integrated with each other;  

Å Promoting physical development based on ecologically sound principles that 

bring the natural envir onment and the urban system into a mutually reinforcing and 

integrated relationship; and  

Å Understanding the open space system of a city -region (its parks, nature reserves, 

sanctuaries, migration linkages, rivers and ridge systems, agricultural allotments 

an d farming areas) as an integral part of the city -region's morphology, economic 

makeup and a defining element of urban quality.  
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3.2 MUNICIPAL METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK 

 

The development of a precinct plan for the Wattville -Leeupan area  is located within a core 

support zone (nodes and corridors) of the MSDF development concept as seen  in Figure 6 and 

therefore consolidation of development is  supported in this area.  The precinct  is in 

accordance with the spatial objectives of EMM as specified in the MSDF, and refers to the 

following:  

 

¶ Create a single, uniform identity for EMM;  

¶ Develop a well -defined system of activity nodes;  

¶ Promote the devel opment of a sustainable compact urban structure;  

¶ Create a sustainable and functional open space network;  

¶ Optimise job creation capacity of the formal economy;  

¶ Integrate the disadvantaged communities into the urban fabric;  

¶ Actively promote sustainable publi c transport;  

¶ Promote access to social and municipal services through customer care areas (CCAs);  

¶ Identify the spatial impact of climate change;  

¶ Promote sustainable livelihoods development;  

¶ Promote sustainable development; and  

¶ Optimise the comparative advan tages of EMM.  

 

 
Figure 6: Wattville -Leeupan precinct boundary in context of the MSDFõs development concept 
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3.3 REGIONAL SPATIAL DEVELOPMENT FRAMEWORK: REGION D 

 

The precinct is located within Region D of the Regional Spatial Development Framework.  The 

role and function of Region D is discussed in the following table  (Table 1) of  the Regional Spatial 

Development Framework (RSDF) for Region D: 

 

 
Table 1: Role of Region D in the RSDF  

 

According to the RSDF for Region D, the site consists mainly of open space, a residential area 

and the Brakpan Airport . The south -eastern corner of the site provides for industrial uses; social 

and municipal infrastructure; mixed use development with a bias for business uses; and urban 

development. The northern border transects a proposed TOD node around the unused railwa y 

reserve, while the southern border is in close proximity to a Primary node, Mall@Carnival.  

 

The RSDF defines these uses as follows:  

 

¶ Urban development  means that residential use is the primary use in these areas along 

with supporting social uses. Urban development supports the high order uses which are 

demarcated in the RSDF.  

¶ A TOD node  entails a focused area around bus or train stations where a mix of uses are 

proposed.  

¶ A Primary node  entails a focused area of high order land uses in close proximity to the 

people of Ekurhuleni.  

¶ Mixed use ð Business entails a mix of land uses with the most prominent use being that 

of business.  

 

In terms of the RSDF little development potential is shown for this precinct and further 

investigation of the potential of the pan, Brakpan Airport, the residential area (Leachville) that 

is nestled between the two and the activity spine forming along Snake Road / Heidelberg Road  

will occur in the preparation of the precinct plan.  
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Figure 7: Wattville -Leeupan prec inct boundary in context of Region D of EMMõs RSDF (2015)  
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Figure 8: Extract from RSDF ð Region D (2015) 

 

 

 

 

 

 

 

 

 

  



  JUNE 2017 

Wattville -Leeupan Urban Design Precinct Plan        14 

3.4 LOCAL SPATIAL DEVELOPMENT FRAMEWORK: WATTVILLE ð LEEUPAN 

 

The entire Ekurhuleni Municipality was divided into LSDF areas, which considers planning on a 

local level.  Although the RSDF was recently approved, most LSDFõs are still operational.   The 

Wattville -Leeupan precinct is located within Area 51, which is sti ll applicable and shown in 

Figure 9.  

 

 
Figure 9: LSDF for Area 51  
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According to the LSDF, the Wattville -Leeupan study area  comprises the  following use zones 

which have specified land uses allocated to each zone:  

 

¶ Use Zone 1 ð Residential  

¶ Use Zone 2 ð Residential densification  

¶ Use Zone 4 ð Mall at Carnival Node  

¶ Use Zone 7 ð Airfield  

¶ Use Zone 8 ð Wattville Community Node  

¶ Use Zone 9 ð Neighbourhood activity nodes  

¶ Use Zone 10 ð Conservation area and open space  

 

The Spatial concept of the area broadly include s the following proposals:  

 

¶ Creation of a continuous , well maintained collector road network;  

¶ The linkage of Actonville acr oss the railway line for pedestrians;  

¶ Appropriate housing provision;  

¶ Development of a Tourism node linking Oliver Tambo Memorial and the envisaged 

Environmental and Tourism Centre at Leeupan; and  

¶ An activity spine along Rangeview/Heidelberg/Snake Road.  

 

Although activity is encouraged along Rangeview Road, access is limited and further road 

accessibility should be promoted to strengthen spine.  
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3.5 INSTITUTIONAL ARRANGEMENTS 

 

 
Figure 10: The Precinct is located in Ward 30 and 31 of the Municipality (2016)  

 

The precinct is located  within Ward 30 and 31 and  between Customer Care Areas Boksburg, 

Benoni and Brakpan.  Infrastructure is regionalised as per the old North, South and East regions. 

This is primarily the Eastern region.  Planning can become independent of the individual regions, 

and the precinct plan will ensure that planning will be integrated in this process.  

 

 
Figure 11: The Precinct is located in with in Boksburg, Benoni and Brakpanõs Customer Care Areas (2016)  
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4 SITUATIONAL ANALYSIS 

 

4.1 PROPERTY INFORMATION 

4.1.1 Property Descriptions  

 
Figure 12: Cadastral information for the precinct  

 

The precinct comprises sites located on the farm Rietfontein, Dalpark Extension 13 and 

Leachville.  

¶ The farm Rietfontein 115 -IR comprises the Brakpan Airport , O.R. Tambo Narrative Centre, 

the Leeupan and surrounds;  

¶ Dalpark Extension includes undeveloped sites in scatter pattern;  

¶ Leachville is a built up, predominantly residential township, with a watercourse 

traversing the township; and  

¶ the sites formin g the northern boundary include  the old Dunswart ash dump (that could 

be rehabilitated) and a rail reserve.  

 

There is development potential that would need to be further investigated, on the B rakpan 

Airport site  on  sites along Snake Road/Heidelberg road near Dalpark and the pan, and south 

of the pan between Leachville and the pan.  
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4.1.2 Servitudes  

 

Figure 13 shows the  servitudes in and around the precinct .  The Rand Waterboard  servitude 

traverses the precinct, forming the western boundar y to the north .  

  

 
Figure 13: Servitudes affecting the site  

 
 

4.1.3 Zoning  

 

The existing zoning  (Figure 14 refers) is similar to the proposed SDF except for:  

¶ urban development proposed along the western boundary of the Leeupan;  

¶ The ôtriangularõ portion of land near the airport that is zoned agricultural and proposed 

transport -related (airfield uses) in the RSDF; and  

¶ the existing medium density residential development along R23  which is proposed 

mixed -use on the RSDF.   
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Figure 14: Existing Zoning  
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4.1.4 Property Ownership  

 

 

Figure 15: Council / Government Owned land  

 

Sites located within the precinct are predominately publicly -owned, mostly by Ekurhuleni 

Metropolitan Municipality  as noted in  

 

Figure 15.  Portion 1/115 -IR, is owned by Transnet and R/84 -IR is owned by the Department of 

Public Works.  

 

Portion 68/ 115 -IR is owned by Iscor Ltd, now known as Arcelor Mittal Steel.  

 

Erven within D alpark Ext 13 and forming the area in and around the Leeupan (115/115 -IR, R1373, 

97/115 -IR, R1373/115-IR, 3101) have been identified as Strategic Land Parcels that will be 

discussed in the next section of this document.  

 

4.2 SOCIO-ECONOMIC ENVIRONMENT 

 

There a re informal settlements located within the residential areas of the study area. Within 

these areas, the level of education and employment is generally low and should be considered 

when making proposals for the development of the precinct so as to enhance t he state of the 

entire urban area.  

 

The emerging activity spine along Snake Road, that services Carnival City, Mall @ Carnival, and 

Dalpark Extension 13 as well as middle to upper income areas forming along the N17, and the 

interchange, presents economic potential and signifies that there is a diverse range of income 

groups within the area.  
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This area is unique in that there is a cross -over of socio -economic profiles and it becomes the 

perfect opportunity for the precinct to be developed to further tie thi s range of profile s 

together.  

4.3 TRANSPORTATION AND MOVEMENT 

 

4.3.1 Road Network  

 

4.3.1.1 Existing road network  

 

Regional Access  

 

The key regional west -east  linkages are as follows:  

¶ The N12, a class 1 road that runs about 7 km to the north of the Wattville -Leeupan 

precinct;  

¶ The N17, a class 1 road that runs about 500m to the south of the Wattville -Leeupan 

precinct;  

¶ The N12 and N17 form a strong west -east corridor with limited north -south linkages 

caused by the mining belt;  

¶ Jubilee Road/Airport Road/ Athlone Street  (M46), a class 2 road that is parallel to the 

N17 and runs along the southern boundary of the Wattville -Leeupan precinct; and  

¶ Van Dyk Road/North Boundary Road/Elsburg Road/Springs Road (R554), further south 

of the N17, is a class 2 road. It links Wadeville in the west to Springs in the east.  

 

The key regional north -south  linkages are as follows:  

¶ Atlas Road/Van Dyk Road/Barry Marais Road (M43) is a class 2 road that links the  

Katorus area (including Vosloorus, Katlehong, and Thokoza) in the south to job 

oppor tunities in the north. This road also bo rders O.R. Tambo Airport and links Kempton 

Park in the north. It runs along the western boundary of the Wattville precinct.  

¶ Snake Road/Range View Road/Heidelberg Road (R23), a class 2 road that links 

Heidelberg in th e south to Bronkhorstspruit in the north. It runs along the eastern 

boundary of the Wattville -Leeupan  precinct.  

 

 

Local Access  

 

The local access roads are as follows:  

¶ Glasgow Road, Abie Nyalunga Road, Tame Avenue are  class 4 road s, which runs west -

east (a djacent to the precinct and north of the Brakpan Airport ) and then north -south 

(adjacent to the precinct and west of Leeupan).  

¶ Dube Street is a class 4 road which runs west -east. It starts in Wattville in the west and 

links to Range View Road in the east and the n becomes New Kleinfontein Road.  

¶ Range View Road (R23) described above runs along the eastern boundary of the 

Wattville -Leeupan precinct . 

¶ Jubilee Road/Airport Road (M46) described above runs along the southern boundary 

of the Wattville -Leeupan preci nct . 

¶ Van Dyk Road (M43) described above runs along the western boundary of the 

Wattville -Leeupan precinct . 
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The Wattville -Leeupan  precinct has good access to the major road network as it is surrounded 

by class 2 roads on the west, south and east.  
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Figure 16: Existing road network - regional context  

 

 
 

Figure 17: Existing road network - local context  
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4.3.1.2 Gauteng Strategic Road Network (GSRN) road proposals  

 

Regional Access  

 

¶ PWV 13 links N3 near  the proposed  Tambo Springs Next Generation Logistics Hub (south)  

near  / N12 (north ) 

¶ PWV 15 links O.R. TAMBO International Airport (north) / Tambo Springs Next Generation 

Logistics Hub (south)  

¶ PWV 17 links Heidelberg  (south)  / Roodeplaat  (north)  

 

The follo wing K -routes, most of which are upgraded existing routes, will improve the road 

network in the vicinity of the Wattville -Leeupan precinct : 

 

¶ K110 ð a west -east route to the north of the precinct;  

¶ K118 ð a west -east route to the south of the precinct;  

¶ K132 ð a west -east route to the south of the precinct;  

¶ K155 ð a north -south route along Atlas Road/Van Dyk Road/Barry Marais Road (M43) 

immediately to the west of the precinct; and  

¶ K109 ð a north -south route along Snake Road/Range View Road/Heidelberg Road (R23 ) 

immediately to the east of the precinct.  

 

The Gauteng Department of Roads and Trans port are in the initial planning phase of the PWV 

15 (GPG, 2015 -2017) to support the Aerotopolis Vision. It  is thought that the first phase of the 

PWV 15 will be built in the next 3 years.  The true potential of this link will be to extend it to the 

N3 and so strengthen the north -south linkages.  This link will be of great value to the precinct 

and the municipa lity might well promote additional connections onto this road. However, the 

second phase between the N12 and N17 is of greater importance in the context of this 

precinct.  

 

.  
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Figure 18: Existing and proposed road network - regional context  

 

  

 

Figure 19: Existing and proposed road network - local context  
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Figure 20: Existing and proposed road network (Class 1 ð Class 3 road proposals) - local context  

Class1 ð N17 (Pink) and PWV routes (blue ); Class 2 (K-Routes ð green); Class 3/4 routes (orange)  

4.3.1.3 Further road proposals  

 

4.3.1.3.1 East-west route  

 

The main road proposal that will impact on the precinct is the proposed East -West route that 

runs from Van Dyk Road on the western boundary o f the precinct, along the northern boundary 

of the Brakpan Airport , between Leeupan and Leachville Extension 1, intersects with Range 

View Road (K109) and then runs north -east to connect into the future K163 .   

 

The intersection with Range  View Road has been partially completed and the preliminary 

design and the EIA have been approved for most of the route  (see Figure 21). The programme 

for the constru ction of the proposed East -West route according to the Traffic Impact Study is to 

construct the route during the last phase of the ôBadenhorst Estateõ. 

 

This east-west route has been  carefully considered in the preparation of detailed precinct plan 

where i t travers es the airport and Leeupan sites, to ensure that it adds the most value to the 

surrounding sites.  
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Figure 21: EIA approved road proposal affecting the precinct  

 

 
Figure 22: East-west route traversing the Wattville -Leeupan precinct  
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4.3.2 Public Transportation  

4.3.2.1 Railway network  

 

The existing line  to the north of the precinct , now disused, is a Transnet owned rail reserve. The 

track and the ballast have been stolen.  Reinstating this line could serve Actonville and Wattville 

and could accommodate two stations that could be located about 2km apart.   However, 

there are no plans to reinstate this railwayline.   It could, if not reinstated as a rail line, 

nevertheless be used as a public transport shuttle (local bus/ skytrain / tram) of sorts. This will be 

investigated further when unpacking the precinct framework.  

 

 
Figure 23: Railway that no longer exists that could be reinstated with supporting railway stations  
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4.3.2.2 IRPTN 

 

The Proposed IRPTNõs are reflected in Figure 24, but subject to further refinement as detailed 

transport studies are undertaken.  The proposed bus route forming the western boundary of the 

precinct links to a railway station and a taxi ran k in the north near Dunswart.  This will be positive 

for the future precinct strategy as it could serve development proposals near the Brakpan 

Airport.  A bus route could be considered along Range View Road, but has been discussed 

further in the sections t hat follow.    

 

 
Figure 24: IRPTN proposals subject to final review  
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4.4 ACTIVITY PATTERN 

4.4.1 Characteristics of existing development in the area  

 

The precinct is located within 5km of established towns Boksburg, Benoni, Brakpan and 

Actonville.  As it became more attractive to live in the suburbs and shopping centres became 

more appealing than shopping in the CBD, these towns dwindled as there was no longer a 

demand for a Central Business District. Whilst these towns still trade withi n reason, they offer less 

attractive addresses.  Reinvestment into these towns is of value as they are well established, 

promote non -motorised transport, are located along the railway and have existing 

infrastructure.  

 

The precinct is also surrounded by t hriving industrial areas, such as Boksburg East, Benoni South, 

Dunswart and Apex that are located along the railway line.  Many of the railway sidings serving 

these industrial areas are no longer in use and some lines have been removed completely.   

 

Existing activity patterns surrounding the precinct include the following:  

¶ North and west is Actonville, Wattville and Tamboville.  Actonville was established as an 

Indian group area in terms of the then Group Areas Act and communities in these areas 

have strug gled to integrate because of it.  The municipality has made attempts to 

integrate these communities, through planning links and development along the 

denuded railway reserve.   

¶ West of Brakpan Airport is land that was previously mined and a portion of the land is 

now used as a cemetery.  

¶ South is Mall @Carnival  (offering 72 000m 2 of retail)  and Carnival City and residential 

development  

¶ East is the newly built Makro, with a proposed Township Carnival Junction.  

¶ North and west is an informal settlement that wa s identified by Ekurhuleni Human 

Settlements Department as an informal settlement to be upgraded.  

 

Strengthening the linkage of the precinct to the surrounding towns and industrial areas, 

becomes key to its success.  The pan as a well -managed, beautiful ôurban parkõ, already 

identified as a regional park in terms of the EMM Biodiversity report, could become central to 

tying all these contrasting activity patterns together.   
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Figure 25: The precinct in context of surrounding key a ctivity patterns  

 

On a precinct level, the existing activity pattern includes ( Figure 26): 

¶ the O.R. Tambo  Narrative and environmental centre;  

¶ the Leeupan, which has experienced substantial public investment;  

¶ an activity spine forming along Snake Road / Range View Road  (see Figure 27); 

¶ the Brakpan Airport forming the western part of the precinct; and  

¶ informal settlements on the north -west boundary, where a housing development is  

currently underway by EMM Human Settlements to accommodate these settlements.  

 

 
Figure 26: Activity patterns occurring on the site  
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Figure 27: Development occurring along Range View Road  forming an activity spine  - predominantly ôbig-boxõ 

development   

 

4.4.2 Proposed Development in and around the precinct  

 

Urban planners within the area, Demacon (property market analysts)  that prepared the 

economic assessment for Carnival Junction and the municipality state that development 

around the Mall@Carnival has been growing rapidly and the demand for development along 

Range View Rd / Snake Rd / R23 has been  also been  growing.  

 

The surrounding development proposals include ( see Figure 28 and Figure 29): 

¶ Human Settlements developments: Apex, Rie tfontein, Van  Dyk Park X2, Van Eck Park 

and Leeupoort.  An insitu upgrade of Emandleni is also an EMM Human Settlements 

initiative.  

¶ Private developments: Carnival Junction and Ringpoort development (ANZAC) (PPP 

with Human Settlements).  

 

Only the areas that  directly affect the precinct will be discussed in more depth in this section.  
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Figure 28: Proposed developments occurring in the area  

 

 

 
Figure 29: Proposed developments occurring in the area ð local context  
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The RSDF, identifies the proposed Carnival Node  (refer to Figure 29) as medium to high density 

mixed use òtown centreó, built around and expanding upon the existing entertainment and 

shopping node  of Carnival City . The node will offer amenities and employment, and act as a 

place of congregation for people living in southern Ekurhuleni.  

 

 
Figure 30: Land use proposals f or the Carnival node, a medium to high density mixed -use ôtown centreõ developed 

around Carnival City (source RSDF for Region D, Fig 35)  

 

4.4.2.1 Private development proposals  

  

Carnival Junction / Badenhorst Estate  

  

As stated by Urban Dynamics, '  Carnival Junction  (Figure 31) was originally established under 

the provisions of the Development Facilitation Act, 1995. This land development area is 

commonly referred to as Carnival Junction, but the formal òtownshipó names are the nine (9) 

different òregistrationó phases namely Larrendale Extensions 4 and 5; Dalpark Extensions 19 to 

23 and Apex Extensions 8 and 10.    

  

As part of the township establishment process, the developer embarked on an extensive 

Environmental Impact Assessment and Urban Design process involving a multi -disciplinary team 

of professionals.   This process involved an analysis of both development demand and 

environmental supply for the land and sub -region in question and culminated in the 

preparation of a layout plan taking all environmental and spatial forming elements into 

consideration.    

 

An extensive Market Assessment Study completed for the Carnival Junction development 

initiative was prepared by Demacon in order to assess economic and demographic trends in 

the area and thus modelling the need outcome and e xtent of the proposed land uses.  There 

is a qualified need for a mix of land uses in the area in support of the growing Carnival City 

Regional Node that the Carnival Junction development forms part of:  
























































































































































































































































