
 
 

 
6.3.1 Park 1: Corner of Jellicoe and Bath Avenue (West of Total SA offices) 

 

 
 

Figure 6.3.1: Park Corner of Jellicoe and Bath Avenues 
 
 

• Park is well maintained by TOTAL 
• Parked is fence off with limited access, function and variety 
• Under utilised as the park is not suitably developed 
• Parked is located in a higher residential density area 
• Low ecological value 
• Disability accessibility is limited 

Not child friendly 
• No signage directing Rosebank residents or users to the park 
• Passive surveillance from adjacent TOTAL SA Building 
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6.3.2 Park 2 ROSEBANK PARK:  Sturdee Avenue – Located between Tyrwhitt and Bath 
Avenue 

 

 
 

Figure 6.3.2: Rosebank Park 
 
 

• Park with established trees and lawn 
• Permeable surfaces and indigenous trees have ecological value 
• Connected with walkway servitudes  
• Servitudes are under developed as described under 6.2.2 
• Maintenance limited to grass cutting  
• Memorial water feature not maintained 
• Pathways are damaged with limited disable access 
• No function lighting 
• No park furnishing i.e. benches, litterbins, signage, play equipment, bicycle racks 

etc.  
• No passive or active surveillance and no physical engagement between adjacent 

buildings and park – safety concerns  
• Limited variety of spaces or activities 
• Lacks sense of place 
• Potential to fulfil an important role in linked East-West civic park system leading 

from Rosebank Mall to the Library  
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6.3.3 Park 3 EWJ PARK:  Keys Avenue between Tyrwhitt and Bath Avenue 
 
 

 
 

Figure 6.3.3: EWJ Park 
 

• Sloped, grassed park with established exotic trees 
• Potential as a outdoor library facility/library garden 
• Permeable surfaces and indigenous trees have ecological value 
• Connected with walkway servitudes to the Rosebank Park 
• Servitudes are under developed as described under 6.2.2 
• Maintenance limited to grass cutting  
• Pathways are damaged with limited disable access 
• No function lighting 
• No park furnishing i.e. benches, litterbins, signage, play equipment, bicycle racks 

etc.  
• No passive or active surveillance and no physical engagement between adjacent 

buildings and park – safety concerns  
• Limited variety of spaces or activities 
• Lacks sense of place 
• Potential to fulfil an important role in linked East-West civic park system leading 

from Rosebank Mall to the Library  
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6.3.4 Place 1: Parking Square: Surface parking area between Rosebank Mall and Mutual 
Square  

 
 

 
 

Figure 6.3.4: Parking Square 
 

• Commercial heart of Rosebank 
• Well connected with open and closed malls on pedestrian level 
• Well defined with active commercial edges 
• Car dominated space  
• Lacks sense of place or design quality 
• Limited pedestrian mobility through the space 
• Has the potential to be the landmark space or external lobby for Rosebank that 

could draw more visitors to the node 
• Possible outdoor event space 

 
6.4 The Green Node 

 
In order to establish Rosebank as the Green node in Johannesburg the city and 
stakeholders will have to consider drawing up a “green strategy”. A green strategy plan 
will guide environmentally responsible development into the future as well as propose 
the implementation of measurable green management systems.  

 
6.4.1 Storm water management: 

 
• Storm water is a valuable natural resource as well as the lifeblood of urban rivers.  

 
• Pollution of water in the urban environment is on the increase and needs to be 

monitored on a neighbourhood level. Densification leads to critical mass and affordability 
of effective monitoring of the storm water system. 

 
• Attenuation is commonplace for new development within urban environments. 

Permeable paving material allowing sub-soil penetration as well as green roofs reduces 
the need for attenuation. 
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6.4.2 Waste management: 
 

Effective recycling systems can be centralised and managed to reduce the impact of 
waste on the environment. 
. 

6.4.3 Green transport: 
 

• Promotion of the use of public transport will reduce the use of private vehicles 
within and to the node 

• For this to succeed it is critical that the Rosebank node is walkable 
• Non-motorised transport could be used as an alternative mode with the node  
     

6.4.4  Walkability: 
 
Well designed pedestrian movement routes will encourage use and reduce the need for 
private vehicles. These routes need to be:  
 

• safe 
• correctly sized for volumes 
• accessible for disabled users 
• well lit at night 
• clear of clutter (inappropriate signage, exposed services, non mountable kerbs, 

dead trees etc) 
• well marked with designed way finding signage 
• made of high quality, durable surfaces 
• well connected to thus link movement systems  
• shaded with trees (indigenous species to be used in new development) 

 
6.4.5 Well developed green spaces 

 
Green spaces within urban areas should not only fulfil the needs of the users but should 
contribute to its bio-diversity and sustainability. Green spaces linked into systems or 
belts allow for greater variety and complexity. Rosebank provides a great opportunity for 
a central park corridor system by consolidating and connecting existing parks in an East-
West direction.  
 
Green spaces should be: 
 

• functional  
• designed in environmentally responsible manner 
• well connected 
• safe (passive and active surveillance) 
• robust and integrated with surrounding developments 
• well lit 
• well furnished with seating, litterbins, signage bicycle stands, play equipment 
• have public amenities i.e. ablution facilities 
• well managed and maintained 
• designed to allow for “around the clock” activities 

 
 
 



 
 

7 LAND USE AND MODE OF TRANSPORT GROWTH SCENARIOS  

 
7.1 Development Time Frames 

 
Three development time frames have been chosen to assess the existing and potential 
future trip generation for the Rosebank node. 
 

7.1.1 2006 (Base Year) Time Frame 
 
2006 was used as the base year to assess the existing trip generation in Rosebank. The 
main reason for selecting 2006 and not 2010 is that the Gautrain diversion affects trip-
making patterns in and around Rosebank. The diversion not only results in localised 
route changes (for example the re-routing of northbound traffic on Oxford via Bolton, 
Sturdee and Jellicoe), but also in the traffic volumes of longer distance, through traffic 
changing routes, i.e., avoiding Oxford Road altogether.   
 
The year 2006 was also chosen so that the theoretical trip generation model could be 
compared to and calibrated to the traffic count data that has been obtained for 
Rosebank, the majority of which was counted before the Gautrain diversion. Very little 
traffic counts were done after the Gautrain deviation started, for the reasons mentioned 
before. The majority of TIAs used the estimated pre-Gautrain travel patterns to assess 
the impact of new developments. 
 
The base year trip generation model therefore included estimates of all existing land use 
up to 2006, before the start of the Gautrain road diversions.  
 

7.1.2 2016 Time Frame 
 
In the 2016 development scenario, all the developments within the Rosebank “box” (the 
area bounded by Jellicoe, Oxford, Jan Smuts and Bolton) that were approved by the City 
between 2006 and 2010, were added. It was assumed that all these developments 
would be complete by 2016, i.e., within 5 years of the opening of the Gautrain in 
Rosebank in 2011. The development applications approved inside the “box” are 
indicated in Figure 7.1.1. 
 

7.1.3 2026 Time Frame 
 
In the 2026 development scenario, further residential densification and high intensity 
mixed land use that is envisaged to occur outside the Rosebank “box” were added.  
 
The proposals presented in the UDF, within a 1km radius of the station, was used as a 
basis for the assumptions. The sites assumed to be developed by 2026 are indicated in 
Figure 7.1.1 as well. 
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Figure 7.1.1. : Estimated Future Land Use



 
 

 

 
7.2 Land Use 

 
 

7.2.1 Existing Land Uses (2006) 
 
Figure 7.2.1 shows diagrammatically the process followed to calculate the trip 
generation for the existing land uses. More detail on the process is provided in the 
following section. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 7.2.1: Process for Trip Generation Calculations 
 
 
GIBB obtained zoning information for the different land uses from the zoning certificates 
from the Corporate GIS department of the City of Johannesburg. 
 
In addition, several of the more prominent properties within the Rosebank regional node 
have been selected and zoning certificates and site development plans, where available, 
were obtained from the City of Johannesburg Metropolitan Municipality’s records. 
 
For those particular erven with available zoning information (permitted use, coverage, 
FAR and height), this information was used to estimate the extent of the land use of 
these developments. Although some zoning information was obtained, we also assessed 
the land use of the erven. We considered whether the zoning rights were exercised. 
Where the zoning rights were not actually exercised, we made assumptions on current 
usage. 
 

Obtain Zoning Information from the City

Zoning Rights > Existing land use?

Assess Actual Land Use vs Zoning Rights 

Use Existing Land Use 
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For example the retirement village, Erf 224, has zoning rights for 12 storeys, which is not 
the existing land use. Thus, in similar instances we used knowledge of local conditions 
rather than the zoning rights granted to a particular site.  
 
For the developments that we could not obtain zoning information for, assumptions were 
made based on land use from local knowledge and or based on similar types of 
developments for which we did have information. In these instances, the areas of the 
individual sites were measured from the Cadastral data and then typical or average 
coverage and height applied. 
 
The assumptions made with regard the different land uses (residential, office, retail, hotel 
and other) are discussed in the following sections. 
 

7.2.2 Residential Land Use  
 
The following assumptions were made with regards the residential land use: 
 

• 3 – 5 storey buildings; 
• 50% coverage; 
• 80m2 unit size on average. This was verified to be the average from Deeds 

Office information on properties sold in Tyrwhitt Street 
• High/Middle Income 

 
7.2.3 Office Land Use  

 
The following assumptions were made with regards the office land use: 
 
• 5 storeys on average; 
• 50% coverage; 
• 15% non-usable floor area; 
 

7.2.4 Retail Land Use  
 
Information on the retail extent in ‘The Zone’ and ‘The Mall’ were obtained from TIAs, 
parking studies or zoning certificates. 
 
The retail component of ‘The Mews’ and the retail component on Jan Smuts was 
estimated using the following assumptions: 
 
• 3 storeys 
• 70% - 85% coverage 
• 15% non-usable area 
 

7.2.5 Hotel Land Use  
 
The various hotels within the Rosebank Box were contacted and enquiries were made 
regarding the number of rooms. 
 

7.2.6 Medical Land Use 
 
The number of rooms available at the Netcare Rosebank Hospital was obtained via 
telephone enquiry to the hospital. 
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The Centre for Sports Medicine and Sturdee House were also contacted, but were 
unable to provide the required info and were not included in the estimation. 
 

7.2.7 Schools 
 
St. Theresa Mercy School was contacted with regards the number of learners and 
teachers at the school. The number of learners obtained was then used in the estimates 
of the trip generated by the school. 
 

7.2.8 Community / Ancillary Land Uses 
 
The following land uses were not specifically considered in the AM and PM peak hour 
trip generation calculation, but is considered to have relatively low trip generation during 
the peak period: 
 

• Art Gallery 
• Library 
• Police Station 

 

 
7.3 Estimated Increase in Land Use by 2016 

 
The estimated land use for 2016 includes all known developments for which applications 
were approved between 2006 and 2010 within the Rosebank box. 
 

7.3.1 Residential Land Use  
 
The only known future residential developments approved between 2006 and 2010 are: 
 

• Erf 244 (Standard Bank); 93 Units, and 
• Portion 2 & 3 of Erf 63 (residential re-development on Tyrwhitt), 150 units. 

 
The extent of the developments (number of units) was obtained from the TIAs prepared 
by Arup Transport Planning. 
 
It was assumed that the existing residential units, the majority of which are 4 – 5 storeys, 
would likely remain in place in the short to medium term. 
 

7.3.2 Office and Retail Land Use 
 
The future office land use was obtained from the following sources: 
 
• TIAs from Arup Transport Planning 
• Rosebank Management District (RMD) 
• Assumptions based on knowledge of local conditions 
 
The following development TIAs were obtained from Arup Transport Planning: 
 
• Standard Bank, Erf 244  
• Rosebank Gardens, Erf 189  
• Portions 2 & 3 of Erf 63  
• The Galleria, Erf 221; 
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The assumed modal splits for the horizon years and corresponding passenger volumes 
are shown in Figures 7.6.3.2 to 7.6.3.4 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 7.6.3.2: Range of Modal Splits for the Moderate Public Transport Scenario 
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Figure 7.6.3.3: Range of Modal Splits for the High Public Transport Scenario 
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Figure 7.6.3.4: Range of Modal Splits for the High Public Transport Scenario 

 
If the various mode share scenarios are applied to the expected future year person trip 
demand, the number of private vehicles relative to the estimated base year private 
vehicle demand can be determined. This is indicated graphically in Figure 7.6.3.4A. 
 
The graphs indicate that in the 2016 scenario, the reduction from 53% to 50% and 47.5% 
respectively (i.e. a 6% and a 10% mode shift from car to public transport) will result in 
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traffic remaining at or reducing slightly below the base year levels. The car-friendly (low 
public transport use) scenario results in an increase from around 6000 to 7000 vehicles. 
 
However in the longer term (2026), the car-friendly (low public transport use) scenario 
results in an increase from around 6000 to between 10 000 and 11 000 vehicles, i.e. 
nearly double. Of course, if road capacity is not increased, it means that the demand will 
need to spread over a longer time period, increasing the length of the peak period. In the 
moderate and high public transport use scenarios, the increase in private vehicle 
demand is limited to a more manageable 7500 – 8500 vehicles (an increase of 25% - 
42%).  
 
It can be seen that even with a shift to public transport assumed, the additional vehicle 
trips as a result of the densification of the node will still be substantial and highlights the 
need for upgrading of key arterials such as Glenhove Road and Jan Smuts Avenue, 
irrespective of achieving a shift to more space-efficient modes. 
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Figure 7.6.3.4A: Estimated Range of Increase / Decrease to Private Vehicle Trips 
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Figures 7.6.3.5 shows the percentage decrease or increase in public transport supply 
needed to accommodate the increased demand, over the 2006 supply, for the three 
transport scenarios. The graphs clearly show that the number of public transport vehicles 
required to serve the increased number of passengers increases substantially, and this 
will require continued sustained investment in public transport by the City if a meaningful 
shift from private transport is to be attained. 
 
With low investments in public transportation, the current high levels of vehicle 
congestion are likely to get worse. It should be noted that the Taxi modal share assumed 
may be higher while that of buses may be lower. The split between future bus and taxi 
modes can only be estimated more accurately using the City’s demand model. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figures 7.6.3.5 Percentage Increase / Decrease in Transport Supply required over 
2006 for the 2016 and 2026 Horizon Years 




