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Figure 28: Capacity Analysis Base Year Scenario Figure 29: Capacity Analysis 2016 Scenario 
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Figure 30: Level of Service (AM Peak) Figure 31: Level of Service (PM Peak) 
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2.4.3 Traffic Volume Growth Rates 
 

A calculation was done on the percentage traffic growth as observed at each of the intersections within the precinct area. These growth rates are shown in Figur 
32 & 33 on the following page.  

It was not foreseen that any significant further growth in the traffic would take place on the road network as there are very limited opportunity for capacity 
enhancements without expropriation or extraordinary capital expenditure.  A forward-looking growth rate of 3% was therefore adopted (the same background 
traffic growth rates used in Johannesburg) for the purpose of traffic forecasts. Following on the discussion in the Traffic Volumes heading of this report, the limited 

growth rate assumed must be interpreted with caution.   

The real growth however, will continue to take place and its effects will manifest in the way of peak spreading, rat-running, or ideally in switching modes to public 

transport as mentioned before. 
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Figure 32: Traffic Growth Rates (AM Peak) Figure 33: Traffic Growth Rates (PM Peak) 
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2.4.4 The stabilisation of the City of Johannesburg Traffic Signal System 
 

A project driven by the Johannesburg Roads Agency (JRA) is currently underway which 
entails a comprehensive plan to stabilise the Johannesburg traffic signal system. The JRA’s 
plans do not only cover maintenance issues such as traffic signal outages, but looks at 
issues such as traffic responsive or intelligent traffic signal systems.  

A programme of optimisation of major traffic signal corridors is currently underway and will 
continue leading up to the 2010 Soccer World Cup. Only two signals within the Rosebank 

Precinct will be affected as shown in Figure 34 on the right. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 34: Traffic signals earmarked for improvement 
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2.4.5 Travel Demand Management Measures and Intelligent Transport Systems (ITS) 
 

Travel Demand Management (TDM) 

Travel Demand Management measures are a range of tools that are designed to moderate the intensity in the demand for travel and the use of the road 
network by private vehicles and to support increased use of public transport modes. TDM measures will therefore protect the significant investment in Rosebank 
and allow new development to take place. Furthermore, TDM measures will give commuters resources and incentives to reduce their private vehicle trips thereby 
reducing congestion. Various travel demand management measures are currently being investigated and highlighted within the Rosebank Urban Development 
Framework 20066. For TDM suitability and implementation in Rosebank, examples include ride share programs, shared parking, pedestrian and cycle 
improvements, shuttle services, complete road closures over weekends, etc.  

Additional TDM issues that would require further investigation for the purpose of increasing the transit capacity to and from Rosebank (and thereby ensuring 
further densification and development potential) includes: 

� The development of a precinct specific parking policy for Rosebank (parking master-plan) which includes certain parking restrictions and the 
management of parking through parking pricing; 

� Strict adherence to land-use policies in the approval of new development as suggested elsewhere in this document which include the encouragement 
of land-use mixing and the placing of restrictions and servitudes to ensure pedestrian permeability where required for public transport usage; 

� Introducing High Occupancy Vehicle (HOV) lanes with traffic signals prioritised for HOV’s; 

� Inner City Distribution System operating along designated routes and stops aligned with the Gautrain modal interchange and other public transport 
initiatives.  

Intelligent Transport Systems (ITS) 

The use of ITS solutions is a method of optimising the utilisation of existing infrastructure and facilities through the development and implementation of innovative 
measures that relies on the latest trends in technology.  ITS is an extremely wide field and includes issues such as the use of CCTV cameras, traffic responsive 
signalling systems, variable (changeable) message signs (such as the signs used as scoreboards at big stadia), real-time traffic information feedback to users, and 

many others.  

For the Rosebank area, it has been suggested in the draft Rosebank Urban Development Framework 2006 that systems such as SCOOT be investigated.  SCOOT is 

a traffic responsive control system which dynamically controls and adjusts traffic signals based on live input feeds from the road itself.  It has been proven 
successful in areas such as Cape Town, Port Elizabeth and East London. Currently, the JRA is busy with the installation and refinement of SCOOT on Riviera Road in 
the vicinity of Oxford Road. 

                                                             
6
 Rosebank Urban Development Framework, 2006. Kagiso Urban Management, Arup Transport Planning. 
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The South African National Roads Agency Limited (SANRAL) has recently installed a system of CCTV cameras and variable message signs (VMS) along the N1 

between Johannesburg and Tshwane. Negotiations are underway to extend and link this system into Johannesburg and possibly into the Rosebank area as well. 

2.4.6 Parking 
 

Parking provision for the Rosebank Station is currently being investigated by the GRRL. The Rosebank Urban Development Framework, 2006, identifies public 
parking facilities concentrated in upper Rosebank as indicated in Figure 35 below. There are very few facilities within the lower half of the node. Secured 
undercover paid parking facilities are provided in the Rosebank precinct as follows: 

� Mall of Rosebank – 1900 spaces 

� The Galleria – 850 spaces 

� The Firs – 600 spaces 

� The Zone – 500 spaces 

� Baker Square – 160 spaces 

� Admirals Court – 140 spaces 

Approximately 100 bays of on-street parking around the commercial core are situated on the following streets: 

� Bath between Biermann and Baker Street 

� Baker Street between Bath and Oxford 

� Cradock between Tyrwhitt and Biermann 

Some of the undercover secured parking facilities are underutilised due to their relative distance from services and amenities. The layout of on-street parking 
should also be addressed in certain areas. On-street parking is currently creating a problem where areas of conflict occur between high volume pedestrian use 
and vehicles. On-street parking close to stop-controlled intersections can also obstruct the visibility for turning traffic.  
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Figure 35: Existing Parking within the Rosebank Study Area 
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2.4.7 The Problem with Current Methodologies 
 

Trip Rates and Parking Ratios 

The proposed trip generation rates are based on surveys that were conducted as early as 1980 and which has subsequently been updated in the early 1990’s. 
Since 1993, no new data has been incorporated.  The parking standards are even older and are based on rates that were determined in the mid-1980s. 

Practitioners that are active in the field of traffic engineering and transportation planning have been struggling with the strict application of these rules since the 
prescribed rates are perceived by many, not to have been keeping abreast of the latest development trends and realities.   

Consultants have undertaken updated parking rate surveys for the City of Tshwane7, and other methods have been applied for the estimation of typical trip 
generation rates e.g. the extrapolation of data from the household survey that was conducted in 2002 for Gauteng that contained information on: 

� Employment Status, 

� Household Income, and 

� Number of individuals by mode of transport to school or work. 

For the purpose of this framework document, samples of current prescribed rates that are relevant to the types of development expected in the GRRL precincts 
are given in Table 2 below.  

 

 

 

 

 

 

 

 

                                                             
7
 Typical Parking Rates, ITS, 2000 
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Table 2: Current Trip Generation & Parking Rates 

 

 

 

 

 

 

Land Use Unit Recommended Trip Generation Rates No of Parking Bays 

Period Rate Modal Split 

Residential Unit 
(Low income) 

Per Dwelling AM/PM 0,5 65:35 Min: 1,00  
Max: 2,00 
Visitors: 0,5 

Residential Unit 
(Medium income) 

Per Dwelling AM/PM 1,1 75:25 Min: 1,25  
Max: 3,00 
Visitors: 0,5 

Residential Unit 
(High income) 

Per Dwelling AM/PM 1,5 75:25 Min: 1,50  
Max: 4,00 
Visitors: 0,5 

Residential Unit 
(Cluster housing) 

Per Dwelling AM/PM 1,1 75:25 Min: 1,00  
Max: 2,00 
Visitors: 0,5 

Hotel Occupied Room 
Employee 
100m2 

AM/PM 
 
AM/PM 

0,7 
 
1,4 

55:45 
 
55:45 

1 
 
1 

General Offices 100m2 
 
 
Employee 

AM/PM 
 
 
AM/PM 

4,0-14,2 person 
3,3 person 

75:25 
 
 
Varies 

Min: 2,50 
Max: 4,00 

Shopping Centre 100m2 PM 224,5* 
GLA-0,34 

50:50 Min: 5,00 
Max: 7,00 



 

 

 
64 

PART 3: STATUS QUO 2007 

 

Within the new GRRL transportation framework, these rates can no longer be applied directly without taking cognisance of a number of other factors that are 
discussed later in this framework document. 

Public Transport, Pedestrians and Traffic Safety 

A cause of concern for many practitioners is the lack of proper guidelines related to the incorporation and treatment of public transport trips, pedestrian traffic, 
traffic safety and the use of person trips as opposed to vehicle trips.  At the time of the development of these manuals, the emphasis in the transportation sector 
did not have the same focus as in recent times.  Concepts such as Transit Orientated Development (TOD), Mixed Use Development (MUD) and new urbanism 

were still in its infancy and had no apparent application in the South African context. 

The type of developments covered by these manuals was also restricted to the list of land-uses that were surveyed for these documents. In more recent times, 
new types of developments with revolutionary new land-use mixes have become more prevalent and many instances exist where the direct application of the 
guidelines is insufficient and inaccurate. 

A Roads Masterplan 

The absence of a roads masterplan further complicates matters as it is often left to the discretion of the applicant to argue for against the provision of access on 
certain roads, since the hierarchy and level of access allowed on roads are often unknown and needs to be estimated as part of the impact investigation. This 
results in the structure and function of the roadway not being protected over time causing various inconsistencies and continuity problems.   

Supportive of the roads masterplan, a transport model for the precinct would be required. The use and constant updating of such model will ensure that the 
cumulative effect of new applications be taken into account collectively. The consideration of traffic impact in isolation from one development to the next often 

leads to the overlooking of important effects that are caused by the cumulative effects of a number of applications. 
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3. Development Profile 
 

The development profile aims to provide a brief overview of development within the Rosebank study area. This will be done by discussing the land use within the 
study area, zoning, building height, and municipal owned land.  

3.1 Land Use 
 

The Rosebank study area is characterised by a wide range of land uses. However the predominant land uses are business, residential, social facilities and open 
space. Of the above mentioned land uses, residential and business cover the largest part of the study area, this can be contributed to the Rosebank CBD which 
consist of predominantly business uses and the surrounding suburbs such as Dunkeld with its residential character. It is acknowledged that Rosebank node has 
different functional areas within itself, some of these functional areas has predominantly residential and others commercial land uses etc. As such, the character 

of these functional areas needs to be preserved and protected.  

3.1.1 Business 
 

The Rosebank Study Area contains some of the most valuable retail and office space within Gauteng. This can be contributed to Rosebank function as a 
Regional node within the broader Gauteng Region. The study area also serves as a well functioning business node with the Rosebank Box or CBD containing a 
mix of land uses such as retail, offices, community facilities, and high density residential uses. Unfortunately the mix of land uses is not mixed vertically but rather 
horizontally, thus creating buildings characterised by single uses within a building. The land use mix is thus found in a grouping of several buildings surrounding 
each-other rather than mixed vertically within the same building.  

3.1.2 Residential 
 

The Rosebank Study Area is characterised by low residential densities with a small component of high density residential uses. The residential land use is 
characterised by a wide range of Residential typologies found within the study area. These typologies consist of low density single residential units, High Density 
Residential Flats, and cluster developments. The low density residential areas can be found on the periphery of the study area in the south, east, north and west 
such as Dunkeld, Melrose, Melrose Estate, Saxonwold, Parktown North, and Houghton Estate. High density Residential Flats are located along the western side of 
Tyrwhitt Avenue and within the rest of the Box in the form of Hotels. High density cluster developments can be found in the northern part of the study area near 
Illovo, and some areas within the study area.  

To summarise the Rosebank Study Area is characterised by a general low residential density with some scattered high density residential flats and cluster 
developments. However, this low residential density does not support the required residential densities for public transport to function appropriately. By increasing 
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the residential densities within the study area public transport initiatives such as the BRT and Gautrain can be supported and will be able to function optimally 

within the Study Area. 

3.1.3 Vacant Land 
 

The Rosebank Study Area is intensely developed, with some vacant parcels of land remaining. These vacant parcels of land are either in the process of 

redevelopment or are being prepared for future development.  Infill development tends to be the trend, as sites are being redeveloped to suit the needs of the 

market or to redevelop properties into high density more intensive land uses.  

3.1.4 Social Facilities 
 

The Rosebank Study Area has a reasonably well developed social facility infrastructure network that provides educational, health, and public safety amenities. 
Table 3 below indicates the existing social facilities within the Rosebank Study Area. Figure 36 illustrates the location of these social facilities within the Rosebank 

Study Area.  

Table 3: Existing Social Facilities in Rosebank Study Area 

EXISTING SOCIAL FACILITIES IN RSOEBANK STUDY AREA 

AREA HEALTH EDUCATION COMMUNITY 

Clinic Hospital School Tertiary Sport 
Fields 

Open 
Space 

Police 
Station 

Fire Station Post Office Library 

Rosebank 2 0 2 1 2 3 1 1 2 1 

Dunkeld 0 0 1 0 0 0 0 0 0 0 

Dunkeld West 0 0 0 0 0 1 0 0 0 0 

Saxonworld 0 0 0 0 1 1 0 0 0 0 

Melrose 0 0 2 0 1 0 0 0 0 0 

Melrose 
Estate 

0 0 1 0 1 1 0 0 0 0 

Birdhaven 0 0 0 0 1 1 0 0 0 0 

Houghton 
Estate 

0 0 0 0 1 0 0 0 0 0 

TOTAL 2 0 6 1 7 7 1 1 2 1 
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The Rosebank Study Area has a wide range of educational facilities ranging from primary schools to tertiary education facilities (Damelin). The Rosebank Study 
Area has a total of 6 schools and 1 tertiary institution. The schools in the Study Area are well known and attract learners from a far wider area than Rosebank, 
making them a unique feature within the area.  

Two health care facilities can be found within the Study Area, these serve those who can not afford the services of a hospital or those who choose to make use 
of private facilities. The Hospital is Rosewood which is not open to the public, and the other is Rosebank Clinic. Some of the services offered by the clinic are child 

health, reproductive health, sexually transmitted infection treatments, TB awareness and treatments, and HIV/AIDS counselling.  

In addition the Study Area contains a number of other social facilities such as, a library, two post offices, one fire station and one police station, and a number of 

open spaces as well as sport fields.  

During the public engagement sessions that were conducted as part of the public participation process, it was mentioned by several key role players and 
officials that the existing social facilities are out of date and have to be upgraded in the future in order to keep up with development trends and the needs of the 
public. The Police Station is clearly too small and does not cover the whole study area. This is a major concern to the area of Rosebank and any increase in 
development needs adequate policing in order to provide a sufficient service to the public. With the increase in density that is proposed additional police 
stations or mobile police stations will have to be provided in order to cover the whole study area. To ensure that Rosebank stays a safe haven for residents and 

business alike, the safety and security measures and policing must be improved significantly.  

The Fire station is also deemed to be lacking the necessary capacity to cover the whole Study Area. It has problems in providing space for its vehicles.  Thus the 

fire station should also be upgraded or another fire station should be built within the study area to increase the fire coverage within the Rosebank Study Area.  

The Library has been identified as a problem with it lacking the necessary capacity to cater for the needs of the public. The general consensus is that the Library 
needs to be upgraded or relocated to a better location where it can be equipped with all the latest technology needed to provide the best possible service to 
the public. Libraries play an important role in the education of people and give the public the opportunity to access information and gain knowledge.  

The clinics in Rosebank have to be upgraded and made more accessible to the public. This will improve the health of those who cannot afford the services of 
Hospitals.  

The area does not have a community centre, thus the need for such a facility is very strong. Such a facility can provide more than one activity, and should be 
considered as it can serve the public better with a wider range of facilities located in one building.  

There are three main public open green spaces in the node. These are owned by the City of Johannesburg or by private companies. 8The council owned parks 
need urgent attention and are not well kept. The upgrading of these existing parks is essential to maintain the current availability of open space in the study area. 
Open Space is a scarce resource in the study area and should be protected and well maintained.  

 

 

                                                             
8
 Kagiso, draft Rosebank Urban Development Framework, 2006 
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Figure 36: Location of Existing Social Facilities in Rosebank 
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As a result of the increase in the densities within the Rosebank study area a simulation exercise was conducted to determine the community facility needs within 
the study area. Certain assumptions were made as the population for the Rosebank study area was calculated.  As a result of the Study area boundary it made it 
very difficult to determine the exact population size for the study area through using the current demarcated ward boundaries. Thus in order to simplify the 

matter a calculation was done by using the average household size of 2.3 people per household as provided by Statistics South Africa. 

The amount of dwelling units within the study area was calculated and then the average household size was multiplied with that figure in order to come up with 
the population for the study area. The estimated population was used to calculate the social facility needs within the Study Area. This was done by using the 
standards found in Behrens & Watson (1996:144). These standards provide the minimum population size required to provide various social facilities.  

For the purpose of making it easier to comprehend the Rosebank Study Area was divided into 22 Zones, of which each zone was used to calculate the 
population and then the social facility needs. Figure 37 shows the 22 Zones and Table 4 indicates the Standards used to calculate the social facility needs as put 

forth in Behrens & Watson (1996:114).  

Table 4: Social Facility Provision Standards 

SOCIAL FACILITY STANDARDS DU/FAC POP/FAC HA/FAC 

EDUCATION 

Crèche 900 5000 0.013 

Primary School 600 3300 0.500 

Secondary School 1200 6600 1.000 

    

HEALTH    

Mobile Clinic 900 5000 NA 

Clinic 900 5000 0.200 

Day-Hospital 1800 10000 0.500 

Community Hospital 14500 80000 1.500 

    

COMMUNITY    

Mobile Library 350 2000 NA 

Library 1800 10000 0.013 

Community Centre 4000 22000 0.500 

Sports Stadium 9000 55000 3.000 

Place of Worship NA NA 0.150 

    

PUBLIC    

Mobile Post Office 2000 11000 NA 

Post Office 2000 11000 NA 

Mobile Police Station 4500 25000 NA 
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Police Station 4500 25000 0.300 

Fire Station 11000 60000 1.200 

Community Info Centre 4000 22000 NA 

    

AMENITIES    

Sports Fields 1400 7700 0.600 

Public Open Space 182 1000 0.050 

    

Source: Behrens & Watson (1996:114) 

The standards mentioned in the Table 4 above was then used to determine the social facility needs in the Rosebank Study Area for each of the Zones as 

illustrated in Figure 37 below and then to calculate the total social facility needs for the Rosebank Study Area is shown in Table 5 Below. 

Table 5: Total Social Facility Needs for Rosebank Study Area 

TOTAL SOCIAL FACILITY NEEDS 

TOTAL ESTIMATED POPULATION 9466.43 

EDUCATION 

Crèche 1 

Primary School 2 

Secondary School 1 

HEALTH 

Mobile clinic 1 

Clinic 1 

Day hospital 0 

Community hospital 0 

SOCIAL  

Mobile library 4 

Library 0 

Community Centre 0 

Sports stadium 0 

PUBLIC SERVICE  

Mobile post office 0 

Post office 0 

Mobile police station 0 

Police station 0 

Fire station 0 
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Community information centre 0 

AMENITIES 

Sports field 1 

Public open space 9 

TOTAL 20 

 

It is estimated that the Rosebank Study Area has the following social facility needs according to the future population. 4 Education facilities are required, 1 
crèche, 2 primary schools, and 1 secondary school. These figures are only estimates and could differ depending on the actual population size of the Rosebank 
Study Area. Furthermore, the Study Area needs 2 more health facilities, 1 mobile clinic, and 1 clinic.  

In terms of social amenities 4 Libraries are needed which seems to be a lot taking into consideration the 1 library which is currently provided for in the Study Area. 
Other amenities such as sport fields only require 1 additional facility whilst 9 public open spaces are required. This figure is reasonably accurate considering the 
lack of open space within the Study Area.  It should be added that with the increase in the densities of the Study Area sufficient public open spaces should be 
provided in order to cater for the needs f the area.  
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Figure 37: Rosebank Study Area Calculation Zones 
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3.2 Heritage Sites 
 

Rosebank Study Area is home to a range of very unique heritage sites, which have to be taken into account when developing the area. Such properties which 
have historic value should by all means be preserved and made open to the public as tourist attractions. This will ensure that the Study Area maintains its historic 
value, which gives any area a certain level of significance. It is very important that these heritage sites be protected by enforcing the strictures of the South 
African Heritage Act.  

3.3 Council Owned Land 
 

Currently most of the properties within the Rosebank Study Area are privately owned, with only a few properties owned by the City of Joburg Council. Most of the 
Council owned land is being used a public open space (Parks), recreational areas or form storm- water servitudes. None of this council owned properties are 
vacant properties suitable for redevelopment, and should thus be well maintained to ensure that they are used by the public and that they add value to the 
surrounding environment of the Study Area. Refer to Figure 38 below.  

3.4 Zoning 
 

The Study Area boasts a wide range of zonings which apply to the various properties located within the Study Area boundary. The primary zoning within the Study 
Area is Residential 1 which covers most of the study area. The other zonings found in the Study Area are Business 1-4, Special, Institutional, and Educational. 
Business zonings are mostly found within the Rosebank Box/CBD where the most businesses and retail facilities are located.  

The Rosebank CBD/Box is also where all the social facility zonings are located, this mostly applies to the educational, health, and public safety facilities found in 
the CBD/Box.  

3.5 Building Height 
 

The building height within the Study Area is very important as it relates directly to the densities found in the Study Area. Together these two factors contribute to 
the functioning of any public transport systems. As a result of the diverse land use within the Rosebank Study Area, there is a significant difference in the building 
heights. The low density residential areas currently have a height of between 1 and 3 storeys which is relatively low compared to the High Density 10 to 20 storey 
buildings which can be found in the Rosebank CBD/Box. Other areas which have medium densities have a building height which ranges from 6 to 10 storeys.  

A density assessment was undertaken as part of a Gautrain Rapid Rail Link – Station Functional Area Guidelines document by the City of Johannesburg 
Metropolitan Municipality. The outcome for a 1 km² (100ha) around the Rosebank Station is contained in Table 6 below. 
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Figure 38: Council Owned Land 
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Table 6: Gautrain Density Assessment for Rosebank 

LAND USE STATUS QUO 

Total Area (m²) Current Mix (%) Average Height 

Residential 97,484 12.9 1.9 

Offices 257,005 34.1 3 

Retail 106,565 14.1 1.5 

Industry 0 0.0 - 

Community Facilities 53,844 7.1 2.1 

Recreation/Parks 3,222 0.4 - 

Hotel/Conference 92,574 12.3 7.3 

Transport/Parking 140,166 18.6 2 

Vacant 2,709 0.4 - 

TOTAL 753,569 100  

 

From Table 6 above it can be deduced that the average height reveals that height densities are relatively low. The hotel and conference facilities have an 
average of 7.3 storeys whereas the residential has an average of 1.9 storeys. 
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3.6 Property Market 
 

Rosebank has been experiencing a decline in land values during 2006, but land values are almost sure to pick up with the construction of the GRRL Station in 
Rosebank. Table 7 below indicates that the land values in the area increased from June 2004 to June 2005 and declined the next year in June 2006. The land 
value with improvements has also followed the same trend. The office yields in the new development have slowed down from an average of 8.5% in June 2004 
and June 2005 to an average of 7.25 in June 2006. However, the transaction value has increased over the period from June 2004 and June 2005 to June 2006. 

The latter could be attributed to the more sudden take-up of the development rights and building works 

Table 7: Property information for period June 2004- June 2006 

Field Jun-04 Jun-05 Jun-06 

Municipal land value (R) R 255,139,000 R 559,474,000 R 461,509,000 

Municipal land value with improvements (R) R 1,487,847,000 R 1,487,847,000 R 937,654,000 

Initial yield Office (%) 11.0 - 15.0 11.0 - 15.0 8.8 - 9.5 

Initial yield Retail (%) 8.5 8.5 7.2 

Number of  transactions - built 19 11 38 

Transactions value (R) R 601,130,312 R 95,542,600 R 865,539,054 

Building plan approvals: 

b) Value (R) R 1,444,500 R 22,500 R 883,900 

c) Number 10 0 8 

CoJ Corporate GIS: Economic Node Report 
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Table 8: Office Grade 

 

 

 

 

 

 

CoJ Corporate GIS: Economic Node Report 

Table 8 above shows a slow down in the grade A offices from June 2004 to June 2006. The opposite is true with the grade B offices. A slight increase has been 
recorded in the grade b offices in the same period. The vacancy rate in all the grades offices has generally decreased over the period June 2004 to June 2006, 
with grade A offices boosting the lease vacancy rate overall with a 0.06% vacancy rate and the grade B offices with the highest vacancy rate of 0.16%. In 
general the vacancy rate in the Rosebank node is relatively low. 

According to an Economic Node report9, Rosebank has a strong retail and social infrastructure, but is split into two clear halves: namely the Rosebank node 
adjacent to Jan Smuts Avenue, and the Rosebank node bordered by Oxford Road. The former is mainly concentrated along Jan Smuts Avenue and its 
intersection with Seventh Avenue, and includes Constantia Centre. Office tenants here include British Airways and TA Bank. The retail cluster formed by The Mall 
of Rosebank, the Zone @ Rosebank, The Firs and the African Craft Market, anchors the latter precinct. Office tenants located in this side of the node include 
Times Media Limited, Total, JHI Real Estate, and Sasol. The report stated further that tourism forms a visible component of the node’s land uses, with The Don, the 
Rosebank Hotel, The Grace and The Hyatt all located in Rosebank. Medical facilities can be found at Rosebank Clinic and along Sturdee Avenue, and the 
suburb still has a fairly substantial residential component – to which new additional developments and refurbishments are being added.  

Concerns raised in recent years regarding urban degeneration in Rosebank - particularly with regards to ageing buildings and the threat of crime and grime – 
have largely been addressed through the establishment of the Rosebank Management District10.  

According to the nodal report the Rosebank Management District has made a positive impact by preventing further deterioration and in fact helping to attract 
new investment. The proposed Gautrain station precinct is estimated to increase the development bulk from the current 760 000m² to over 1000 000m², the bulk 

of which is likely to be for residential (over 150 000m² of additional bulk or approximately 1700 additional units) and offices (over 80 000m² of additional bulk).  

                                                             
9
 CoJ, Economic Development Unit, 2006 

10
 CoJ Economic Development Unit, 2006 

Field Category Jun-04 Jun-05 Jun-06 

Build form GLA m(m²) Office Grade - A 156,853 112,260 112,260 

Build form GLA m(m²) Office Grade - B 134,798 180,816 187,116 

Build form GLA m(m²) Office Grade - C 21,100 21,100 21,100 

Build form GLA m(m²) Office Grade - P - - - 

Vacancy rate % Office Grade - A 14 0.11 0.06 

Vacancy rate % Office Grade - B 18 0.17 0.16 

Vacancy rate % Office Grade - C 14 0.13 0.14 
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During this period some fairly significant disruptions can be expected. Institutional property players such as Investec and Redefine are making their move. 
Investec has purchased the Park Hyatt Hotel and The Firs with plans to integrate with Old Mutual developments to the south. More activity is set to follow. The old 
post office building in Rosebank was sold and plans are to convert it into a boutique hotel. 

In terms of the City’s SDF, Rosebank is classified as a Regional node that serves specific sub-regional areas or large districts. It is proposed that the Rosebank node 
be referred to as regional node. The City of Johannesburg’s Nodes (including Rosebank) are recognisable as Regional beads within the urban structure. (Insert a 

map showing the beads) 

The City’s SDF further states that the design approach should focus on integrating various parts of the Rosebank node in one cohesive whole, as well as 

integrating the node within its surrounding environment through adequate pedestrian linkages. 

The Rosebank Urban Development Framework11 (Rosebank UDF) compiled a status of existing built stock or gross leasable area per land use classification. Refer 

to Table 9 below. 

Table 9: Estimated Gross Leasable Land Use in Rosebank 

CURRENT LAND USES ESTIMATE OF GROSS LEASABLE AREA/BUILT STOCK (m2) 

Office 421,965 

Retail 228,548 

Residential 83,931 

Public Facilities and Services 39,344 

Entertainment / Hospitality 35,506 

New Development or Redevelopment of Land 16,093 

Other 231 

TOTAL 825,618 

 

                                                             
11

 Rosebank Draft Urban Development Framework, 2006. Kagiso Urban Management, Arup Transport Planning. 
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4. Infrastructure 
 

Comments regarding the state of infrastructure in the study area have been compiled from a CoJ report called Density Programme, June 2007. The 
methodology used included the identification of three scenarios per node with a high / medium / low potential increase in units based on the re-engineering of 
the blocks and properties defined within and around RSDF nodal boundaries. 

The City’s infrastructure providers were requested to provide general comments on the above density proposals in terms of capacity implications and projects 
underway. Although the study was only done for increased densities, it does provide a general statement regarding infrastructure in the node. More detailed 
modelling will have to be done if the recommendations in this document are supported. Revised comments are still to be received from the various service 

departments. 

4.1 Water and Sanitation 
 

According to Section 2 of the Draft Spatial Development Framework (2007:12) some of the areas such as Parktown surrounding the study area are experiencing 
inadequate water mains capacity. However, Johannesburg water commented that R13 million for Parktown/Dunkeld Water District has been committed over 
the next 5 years. The draft RSDF Region B section 2 (2007:9) says that some of the areas that fall within the Rosebank Study Area currently experience water 
reticulation deficits. This may cause a problem in the near future if the current water infrastructure is not upgraded within the next 5 years as planned by Joburg 

Water.  

Johannesburg Water also indicated that no funds were committed to sewer as current facilities can meet proposed demand in terms of the RSDF densities. Refer 

to Figure 39 below. 

Sanitation infrastructure in the Rosebank study area will have to be assessed in order to determine whether the area can accommodate an increase in both 
residential and commercial densities in the near future. The study area has already been experiencing some sewer leakages, which clearly indicates that the 
infrastructure is under pressure in the down stream areas. The bulk service infrastructure will have to be improved.  

The primary stormwater conduits within the Rosebank study area appear to be of ample capacity to handle recurring flows. The topography of the area aids the 
runoff capabilities of the study area and disperses runoff quickly into established water courses, which have sufficient capacity to carry the runoff water. 
However, further densification within the study area will dramatically affect the existing drainage system. With the increase in density the water reticulation system 
will have to be improved in order to cater for increased densities.  
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Figure 39: Rosebank Available Water Infrastructure 
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4.2 Electricity 
 

The Rosebank study area is supplied with electricity from City Power. The area 
is well serviced with bulk and reticulation infrastructure, but with the increase in 
densities the reliability of the current infrastructure will be affected.  The 
proposed RSDF densities in Rosebank will amount to +/-50MVA in terms of 
comments received from City Power. There is one substation in the area of 
Rosebank but it cannot handle the proposed additional load in the area. To 
accommodate this load City Power will have to build a new substation. From 
the rough calculations that were done the cost of this substation came to the 
region of R80mil. To support the substation City Power will have to lay a cable 
from Delta Substation, which is +/- 12km away, and a backup cable from 
Cydna Substation, which is another +/- 9km away. The substation will consist of 
three transformers with two transformers supplying the load and one 
transformer serving as a backup. Street lighting is provided but will need more 
frequent maintenance. 

Figure 40 on the right indicates the current electricity usage within the 
Rosebank Study area. The Rosebank Study area is indicated by the Red circle, 
and shows that the study area is currently using between 75 and 100 % of the 

available capacity.  

 

 

 

 

 

 

 

 

Figure 40: Electricity Bulk Infrastructure 
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5. Public Participation  
 

It is essential to obtain the buy-in into the Urban Development Framework for Rosebank. To achieve this Akanya Development Solutions consulted with relevant 

stakeholders (Ward Councillors, Gautrain Mayoral Committee, Residents Associations, Interested Parties, and Council Departments.). In order to ensure that 

relevant and accurate needs inputs were obtained, the public participation process targeted specific stakeholders that have a good understanding of the 

nature of the study area (Rosebank), and the necessary experience and exposure to UDF planning principles.  

The engagement process that was followed in this UDF is put out in Figure 41 below.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 41: Engagement Process Followed 



 

 

 
83 

PART 3: STATUS QUO 2007 

The process was initiated by the initial information gathering and assessment process, where the required information needed for a first draft plan was done. This 

process was concluded through the submission of the first draft UDF, which had to circulate to all the identified stakeholders (for comments. The process was then 

followed by setting up several engagement sessions where information regarding the first draft document was shared and sufficient time was allowed for the 

stakeholders to give feedback and comments.  

Further discussion sessions were held with all the technical departments regarding the technical information and details of the plan. The various ward councillors 

and affected communities were consulted and were engaged with in discussions. Various developers and business organisations were also part of this discussion 

sessions to share information with them and get their inputs.  

A Second information sharing session was held where all of the relevant stakeholders ward councillors, and affected parties were once again consulted and 

information was shared regarding the UDF. During these information sharing exercises any changes which has been made to the plans were discussed and 

comments /concerns from the stakeholders were taken into consideration.   

During the whole participation process, there were certain generic concerns or issues that were raised by the stakeholders. These issues are: 

� The current availability of service infrastructure does not have the necessary available capacity to accommodate future densification or development 

within the area. 

� The existing parks and social facilities are not capable of servicing any increase in densities. 

� The environment has such rich heritage value with all its trees; this must be retained and managed. 

After the engagement process has been completed all the comments and issues that were raised were interpreted and the necessary changes were made in 

the plans in order for the plans to be representative and address the needs of the community and all affected parties.  

 


