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PRECINCT VISION

The Precinct Plan, demonstrated 
in the development vision 
above is based on the following 
strategic goals:
 
•	To Re-urbanise to achieve 

sustainable urban 
integration;

•	To Re-industrialise to 
promote job creation and 
economic growth;

•	To Re-generate to achieve 
environmental wellbeing 
and investment;

•	To Re-mobilise to promote 
social empowerment; 

•	And to Re-govern to achieve 
effective cooperative 
governance.
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FOCUS AREASCIVIC PRECINCT

BOKSBURG LAKE

FOCUS AREAS

PUBLIC ENVIRONMENT RESPONSE

The public environment (addressed 
in image on the right), 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. Key components of 
the urban design precinct plan include:

•	Directives for achieving the 
desired built form and place-
making, including details around 
street pavement materiality 
and character, lighting, seating, 
planting and landscaping, 
and placement of public art;

•	Landmarks within the precinct, 
contributing to the desired 
character and quality of place. 
These include the Boksburg town 
centre, and the public open 
space system with its pedestrian 
ways, local parks and piazzas; 

•	The open space and natural 
environment contributes to the 
character of the precinct and its 
public realm, such as tree-lined 
streets and boulevards, landscaped 
pedestrian ways, parkways, and 
local parks and public squares.

TO VOSLOORUS

Leeupoort
Connect to

SITE LOCATION - REGIONAL CONTEXT

KEY FINDINGS: LOCAL CONTEXT AND STATUS QUO

The Boksburg CBD Precinct lies at the intersection of two 
key	 regional	 development	 “Corridors”,	 the	 first	 being	
the north-south corridor connecting Vosloorus and 
the Aerotropolis, and the second being the east-west 
corridor aligned along the railway line and old road 
network, placing it within an important spatial growth and 
transformation area. The current pattern of development 
within and around the Boksburg CBD Precinct includes:

•	 The mining belt that has historically formed the 
backbone of development within the region;

•	 Rail and road infrastructure;
•	 Urban settlement, historically tied into the mining 

industry;
•	 Well-defined	 retail	 core	 and	 higher	 intensity	

development.
LEEUWPOORT

LEEUWPAN

CONCEPT DEVELOPMENT- ACTIVITIES AND LAND PARCELS

LOCAL CONCEPT DEVELOPMENT

REGIONAL CONCEPT DEVELOPMENT
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DEVELOPMENT FRAMEWORK

The purpose of the Development 
Framework is to guide spatial, social, 
economic, environmental and 
infrastructural input, as well as to provide 
a consolidated document that records 
the vision and development plan for the 
precinct. This precinct plan should be used 
as a common source of reference and as 
a point of departure for decision-making 
by the municipality, government and the 
private sector.  It serves as the primary 
spatial development and management 
plan,	which	identifies	projects	and	directs	
budgetary resources. The Development 
Framework includes the following plans 
and guidelines:

•	Land Use and Activity Pattern 
Framework;

•	Roads and Movement Framework;
•	Open Space and Natural Environment 

Framework (image bottom left);
•	Built Form and Public Environment 

Framework (image top right);
•	Urban Design Directives and Guidelines. 

The Built Form and Public Environment 
Framework (image top right), illustrates 
how the built form and public environment 
contributes to a sense of identity to 
the precinct. This is achieved through 
the buildings’ response to the urban 
environment, ideally framing the public 
environment, comprising of streets, 
parks, green spaces, public squares and 
pedestrian paths. The public environment 
is the key element that enables people in 
the utilisation (live, work, play) of the urban 
environment, supporting activities and 
residential neighbourhoods.

BOKSBURG LAKE

The envisaged environment for Boksburg Lake (image 
above) include:

•	Enhance	the	ground	floor	activity	in	the	buildings	that	
face onto the Boksburg Lake and street framing the 
Lake, this would include restaurants, convenience 
shops,	offices,	public	amenities	and	residential	building	
accesses into the park;

•	Establish safety by design, enabling and maximising 
natural / passive surveillance in the public environment, 
promoting higher density development on Boksburg’s 
Lake perimeter, with windows and balconies facing 
onto the lake and streets, and new areas of activity on 
blank facades such as the parking areas and the library;

•	Introducing spaces for activities to occur in the park 
such as restaurants, an amphitheatre, a community 
centre, areas for games such as chess, table tennis, 
volleyball and basketball;

•	A broad walkway around the lake should be introduced 
for the public, tourists, and should cater for the elderly 
and people with disabilities, that link to the main 
pedestrian network linking key installations, public 
transport and the retail core;

•	Integrate the retail and business core with the civic 
precinct through improved vehicular and pedestrian 
access, and allowing for public areas such as the 
Boksburg Cenotaph Park to be freely accessed. 
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FOCUS AREAS 

The purpose of the Focus Areas and Design Directives is to 
describe and specify the development proposals at a more 
detailed	level	providing	opportunities	for	specific	short-term	
projects.	The	following	focus	areas	have	been	defined	for	
Boksburg Precinct as priority focus areas:

1. CBD Core and Civic Precinct: consolidation and 
upgrade of the inner core of the CBD, including 
surrounding public environment and opportunities for 
residential above retail within the core, and higher 
density residential development;

2. Boksburg Lake: Upgrade as a major public open space 
amenity that links to the Civic Centre;

3. Upgrade of the public environment to the Main Roads 
highlighted;

4. Prince George Park: The redevelopment of underutilised 
land including opportunities for higher density residential 
development	and	the	retention	of	sports	fields	that	can	
serve the community.

5. CBD West (West of the Boksburg Lake near the Boksburg 
Bowling green) the adjacent residential area and 
heritage precinct;

6. Boksburg East Transit Orientated Development: The 
long-term development of a mixed use node with the 
focus of TOD at the railway station;

7. Tambo Memorial Hospital: Potential redevelopment of 
the hospital site if it is relocated, or the upgrade of the 
existing facility to an expanded hospital.

The development concept is structured around three 
broad dynamics namely:

•	 The Integration Corridor: that seeks to connect 
opportunities around the Aerotropolis strategy, with 
areas of the city to the south. Opportunities within 
this corridor include human settlement projects and 
delivering infrastructure to support urban growth and 
consolidation;

•	 The Opportunity Corridor: which runs in an east-west 
direction and is aligned with planned developments 
along the mining belt;

•	 The Environmental Corridor: focused on the Elsburg 
hydrological system that provides opportunity for 
expanding and connecting natural and urban open 
space environments.

LOCAL CONTEXT KEY FINDINGS

The boundary of the Boksburg CBD 
Precinct represents a functional planning 
area	defined	by	a	core	 (the	CBD	Core),	
areas directly supporting the core, and 
low density residential, with supporting 
public amenities.

Key	findings	regarding	transport	and	roads	
include:
•	 The area has good access to the 

highway and regional road network. 
However, new roads are proposed by 
the Gauteng Department of Roads 
and Transport which will considerably        

improve accessibility in the region 
and within the precinct;

•	 The	road	grid	configuration	within	the	
precinct is good and provides for easy 
pedestrian movement;

•	 The undeveloped land near Boksburg 
East Station provides an opportunity 
for an intermodal transport oriented 
development hub;

•	 There are sidewalks for pedestrians 
within the inner core CBD however 
these require widening and a public 
environment upgrade. 

The	following	key	findings	emerge	from	

the assessment of land use, activity              
patterns and the open space system  
within the Boksburg CBD Precinct: 
•	 Well	 defined	 retail	 core	 and	 higher	

intensity development that should be 
retained and expanded;

•	 Business and service-oriented activities 
concentrated in the CBD areas east 
and west of the core;

•	 Open space resources are comprised 
of natural vegetated areas with 
ecological functions, as well as 
built-up spaces that provide a civic 
function, such as squares.

The development concept is premised 
around four key strategies that form 
the basis for deriving a more detailed 
development framework:

Protect: 
•	 The Retail core by keeping trade 

related	retail	activity	on	ground	floor;
•	 The interface between Boksburg Lake 

and the CBD core;
•	 Protect and integrate existing cultural 

and heritage resources. 

Connect: 
•	 Key connections such as the north 

south routes that provide the links 
between the two national routes (N12 
and N17);

•	 Reinforce east-west links, the current 
R29 (Main Reef Road) provides the 
main regional connector in this regard, 
supplemented by the proposed K110;

•	 Identify future internal and visual 
connections, as growth and change 
unfolds. Ensure continuity of the open 
space network.

Invest: 
•	 In public environment upgrades,  

edges and gateways;
•	 Urban Management to elicit 

development responses.

Grow:  
•	 Unlock potential growth areas within 

the Boksburg Precinct and  identify 
specific	spatial	and	policy	measures	
that will ensure alignment of future 
growth with the principles and intent 
of the precinct plan as a whole. 



Boksburg Lake public 
environment upgrade

Public environment upgrade of 
key routes

Civic precint upgrade Prince George New Residential 
Development

Boksburg CBD West, Council 
Owned Land Adjustment to 

Bowling Green and Boksburg Lake

Boksburg East Station TOD 
opportunity

Tambo Memorial Hospital

Stormwater management plan
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4 PRINCE GEORGE PARK
CBD WEST

BOKSBURG EAST STATION TOD

FOCUS AREAS CONTINUED

Where viable, retention of vertically integrated mixed-use development 
promoted, with retail at ground floor and residential or offices above. Where 
land uses change, pedestrian access and activity at ground floor is 
promoted, with passive surveillance at all levels of the building. Where 
possible, the introduction of pedestrian-oriented streets, with existing 
on-street parking retained and promoted in designated areas. Ground floor 
land use within the defined core area prioritised for retail activity.

Business Purposes, Shops, Offices, 
Hotels, Restaurants, Conference 
Centres, Medical Consulting Rooms.

Dwelling Units (greater than 85 du / ha) 

Dwelling House, Dwelling Units,  Home 
Enterprises, Offices, Medical Consulting 
Rooms, Guest Houses; Medium-density 
Residential (residential densities of 60 
to 120 du / ha is recommended, with 
due regard for compatibility with the 
amenity of the surrounding area and the 
interface with abutting properties)

Dwelling units.

Densities of 85 du / ha  and higher is 
recommended, with due regard for 
compatibility with the amenity of the 
surrounding area and the interface with 
abutting properties

Dwelling Units 

Densities of 60 to 120 du / ha is 
recommended, with due regard for 
compatibility with the amenity of the 
surrounding area and the interface with 
abutting properties.

Dwelling House 
Should proposals for densification be 
received, it will be evaluated in 
accordance with relevant densification 
criteria in the MSDF.

Parks, Gardens, Botanical Gardens, 
Conservation Areas, Open Spaces, 
Public Squares, Play Parks, Social 
Halls, Sport and Recreation Clubs, 
Sports Grounds, Swimming Pools

Railway Purposes and Railway 
Stations, Transport Centres, Taxi 
Ranks, Intermodal Transport Facilities, 
Parking Garages, Rest Rooms and 
Public Amenities

Zoological Gardens, Art Galleries, Restaurants, 
Formal Trading Stalls, Restrooms and Public 
Conveniences, Stormwater Retention and 
Attenuation Ponds, Rest Rooms and Public 
Amenities

Guest Houses, Places of Instruction, Child Care 
Facilities

Old Age Homes, Retirement Villages, Guest 
Houses, Places of Instruction, Child Care Facilities, 
Places of Public Worship, Social Halls

Residential Buildings, Retirement Villages, Old Age 
Homes, Hotels, Guest Houses, Places of 
Instruction, Places of Education, Child Care 
Facilities, Places of Public Worship, Social Halls.

Places of Public Worship, Places of Instruction, 
Child Care Facilities.

Restaurants, Service Industries, Business Purposes, 
Institutions, Places of Public Worship, Art Galleries, 
Libraries, Social Halls, Home Care Facilities, Places of 
Instruction, Place of Education, Child Care Facilities

Limited retail can be considered on merit, provided it 
is ancillary and subordinate to the lawful dominant 
use, in respect of both its nature and extent, to the 
satisfaction of the municipality

Retirement Villages, Old Age Homes, Guest 
Houses, Places of Instruction, Places of 
Education, Child Care Facilities, Places of Public 
Worship, Social Halls, Gymnasiums, Clinics, 
Hospitals, Institutions, Places of Entertainment, 
Showrooms, Motor Dealers, Filling Stations, 
Fitment Centres, Car Wash, Motor Workshops, 
Service Industries, Plant Nurseries

Formal Trading, Car Wash 

Institutions, Places of Instruction, 
Places of Education, Child Care 
Facilities, Art Galleries, Museums, 
Places of Public Worship, Monasteries, 
Convents, Social Halls, Libraries, 
Sports and Recreation Clubs and 
Sports Grounds

Police Stations, Law Courts, Fire 
Stations, Clinics, Hospitals, Medical 
Consulting Rooms, Other Municipal 
and Government Purposes, 
Institutions, Places of Education, 
Libraries, Art Galleries, Museums, 
Social Halls, Old Age Homes, Social 
and Public Services

Local business and small enterprise activities operated from residential 
premises, shared residential and home business activity, dwelling house 
with small business operating from dwelling house.

Complete conversion: entire property functioning as local business or 
increased residential densities.

Sharing of facilities, namely halls and sports facilities on school sites, is 
promoted and, where possible, the clustering of social infrastructure is 
promoted to maximise existing infrastructure.

In cases, buildings may have heritage status, and these should be celebrated 
and preserved.

Consolidation of social and public activities within the urban core into a 
community cluster. Sharing of facilities (including parking) and the 
clustering of social infrastructure is promoted to enhance the core of the 
CBD.

Facilities to have a public interface with the public environment (streets and 
public spaces), balconies and windows facing onto the public environment; 
quality wide sidewalks with high-quality landscaping (trees of stature and 
shrubbery); safe, clean and managed public spaces, with improved 
pedestrian connections between existing facilities.

Promotion of high-density residential, active ground floor, the street 
becoming part of the public life, quality shared open spaces.

High-density, with a public piazza in front of the railway station and allowing 
for a local market, and transport interchange with the bulk of the retail in 
the CBD Core, and smaller public open spaces with a residential interface 
(i.e. visually permeable fencing on street frontages, balconies / porticoes 
facing onto the open spaces and the street, and active edges, where 
possible, at ground floor), an improved public environment through 
landscaping and introduction of street trees along the streets, with 
improved sidewalks and managed and a maintained open space system, 
parallel to the railway line, with a formalised pedestrian connection into the 
CBD Core.

Medium- to high-density to be designed to have a public interface with the 
street, neighbouring shops, and public open spaces (i.e. visually permeable 
fencing on street frontages, balconies / porticoes facing onto the open 
spaces and the street, and active edges, where possible, at ground floor) 
and with improved public environment through landscaping and introduction 
of street trees, with improved sidewalks and a maintained open space 
system, parallel to the railway line.

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, supported by local 
community facilities.

Boksburg Lake as public amenity. Identified pedestrian-oriented streets and 
public squares, supporting an increase in residential – inclusive, safe, small 
pocket parks, neighbourhood parks, public squares and piazzas, connected 
by a quality, safe, managed pedestrian network that links key areas within 
the precinct.

Transport hubs with a quality public environment of public spaces, quality 
streets, trading facilities in the form of markets and supporting facilities 
such as ablutions, bathhouses and overnight storage space. Strong 
emphasis on pedestrian connections, the quality and safety of the public 
environment, and by-law enforcement.
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Other uses would also be considered provided it is compatible 
with the nature and character of the surrounding land uses and it 
does not compromise the development intent for the subject area

Other Possible Land Uses For 
Consideration On MeritPreferred Land Use ActivitiesStatement of Intent
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The sports needs provided at PG Park are required to be 
accommodated in Boksburg City Stadium before development of 
this site can be released for development.
High-density Residential is supported on condition that a 
generous park, including small-scale sports fields and residential, 
is provided, which would create a broad socio-economic profile in 
the CBD and consolidate sports facilities at Boksburg Stadium.

Development for mixed use would be permitted on condition that 
the parking needs for the existing users are met through the 
new development.

Sites have been identified as development opportunities for civic 
functions (Public, Social, Institutional buildings). Other business 
uses would be permitted if they align with the character of the 
Civic Precinct. All buildings abutting the lake must be designed to 
have a relationship with the lake.  

The existing residential buildings along Oak and North Avenues 
are beginning to respond with boutique offerings such as 
restaurants, art galleries, home industry, coffee shops, etc. With 
the wide streets, trees of stature, easy access from regional 
roads and rail, buildings showing architectural merit (potential 
heritage buildings), and proximity to the college and hospital, it 
is recommend that home enterprise in the form of activity 
spines along North and Oak Streets is supported, with a safe 
public thoroughfare reinstated through Boksburg College. Very 
strict control over number of people employed, building 
coverage, parking / loading, noise, smells, hazards and 
unsightly development is required as part of the SDP.

Guest houses, boutique hotels, crèches, orphanages, retirement 
homes, frail care, small home enterprises (art galleries, home 
industry, restaurants, coffee shops, etc.), would be permitted in 
Plantation on merit with the local authority, and very strict control 
over number of people employed, building coverage, parking / 
loading, noise, smells, hazards and unsightly development.  

Retail, entertainment, business, commercial and industrial are 
not permitted in this area. Management association would assist 
with addressing this responsibly and maintaining the quality of 
the environment, and strict by-law enforcement is required.

This area is in close proximity (within a 5-minute walk) to the 
railway station, and policy shows support for higher-density 
residential. Because of the potential heritage value and the 
unique village-type character, the existing low-density residential 
will be retained. This allows for medium-density residential to 
occur on the fringes of plantation, and development is beginning 
to respond in this way. Should the municipality find that an 
increased demand for medium- to high-density residential is 
occurring, then a detailed plan should be undertaken to express 
how densification will occur responsibly to retain the existing 
character of the area.

To assist this area in transition, a heritage survey and proposal 
for the entire area should be undertaken.

The Tambo Memorial Hospital could potentially be reinstated 
elsewhere (precinct plan promotes the hospital being retained). 
Should the hospital be moved, then alternative land uses would 
be supported, such as public amenities, institutions, medium- to 
high-density residential. Uses would be dependent on a 
heritage survey.

Potential new development around the station, and vertically 
integrated mixed use, with local shops (retaining the main 
services to the CBD Core) at ground floor and residential and 
offices above should be promoted.

The intersection of Rondebult and Leeuwpoort Roads is 
strategically located and forms a gateway into the CBD.  
Underutilised areas in the road reserve exist and should be 
reviewed for development for land uses such as business and 
medium- to high-density residential. If this is not possible, sites 
could be reviewed for a landscaping feature as part of the 
gateway into the CBD.    

Business and medium- to high-density would be supported on 
merit with CoE planning. An 8 m-wide landscaping strip (with 
trees of stature) and public thoroughfare would be required 
from the edge of the railway line and main roads.  

Sites to be 
reviewed for 
development

Potential TOD

Tambo 
Memorial 
Hospital

Plantation

Civic Precinct

Existing 
Public 
Parking 
Courts

Prince 
George Park
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FOCUS AREAS AND DESIGN DIRECTIVES IMPLEMENTATION STRATEGY

PROPOSED LAND USE PLAN

preparation of land for development 
in accordance with the precinct plan.     
Increasingly, local authorities are 
finding	 themselves	 under	 pressure	 to	
provide basic services for their areas 
of jurisdiction with limited resources. 
This trend has resulted in the onus for 
service provision and maintenance 
shifting, at least partially, to the private 
sector (demonstrated in the action 
table above). There may be a need 
to bolster the CoE Management of 
the precinct by the establishment 
of Community Forums or similar 
community organisations working 
closely with the Local Authority.

IMPLEMENTATION STRATEGY

The implementation strategy directs 
the development process into a 
series of actionable outcomes. These 
interventions aim to enable resources 
and physical developments which 
turn the spatial development plan into 
a physical reality. The implementation 
of the precinct plan will be largely 
through initiatives by the public (CoE) 
and the private sectors that undertake 
specific	interventions.	These	are	either	
physical capital projects or further 
studies and investigations that plan 
and promote projects, or involve the 

LAND USE PLAN

The land use and activity pattern represents the 
types of land uses and activities that should be 
supported within the Boksburg CBD precinct.  
Whilst much of the land use pattern exists at the 
moment, given the established nature of the 
precinct, the precinct plan proposes changes 
of use in certain instances, and introduces new 
activities where possible and applicable.

The Boksburg CBD is dynamic and functions as a 
vertically integrated precinct.  Much of the CBD 
is zoned Business 1, which has no restrictions to 
height.		This	allows	for	additional	floor	area	within	
the CBD, which the precinct plan supports.

There	 is	 latent	 floor	 area	 available	 on	 vacant	
sites, additional storeys that can be added in the 
CBD	permitting	retail,	offices,	and	residential	

The	 increase	 in	 density	 and	 floor	 area	 would	
put pressure on the existing physical and social 
infrastructure, and provision of these services 
such as engineering services, schools and parks, 
would need to be carefully considered when 
accommodating this change on an incremental 
basis.  
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and parks as the focus of community life;
•	 Positive edges — promote positive building edge 

conditions between new and existing, built and 
natural, and a clear transition between public, semi-
public, semi-private and private;

•	 Security by design — safety and security should 
be achieved by design. The creation of “live street 
edges”, achieved through careful planning of land

DESIGN DIRECTIVES

The urban design directives reinforce and support the 
urban structure of the precinct through the following:
•	 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. Place-making 
and the public realm — creating a high quality and 
vibrant public realm by designing streets, squares

use, will create an environment in which residents and 
occupants can watch over one another;

•	 A human-scaled height is promoted. Where new 
buildings are introduced, a development scale with a 
set-back at 4 storeys;

•	 Heritage— sites of historical importance should 
be incorporated sensitively into the urban design 
framework.


