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SECTION 1:

INTRODUCTION

1.1
The Background
Landowners, community stakeholders and investors having realised that no coherent spatial
framework guides the future development of the Parktown Commercial Precinct. In its aim to
create a coherent vision they have embarked on a programme to prepare a Spatial Development and Design Framework for the Parktown Business Precinct. The Urban Development and
Design Framework Document forms an important segment towards achieving this goal.
The development strategy and program for the urban renewal of the Parktown Commercial
Precinct Study Area is being produced by Ludwig Hansen Architects and Urban Designers in
collaboraiton with Paragon Architects, the Parktown and Heritage Trust Joint Planning Committee, investors, landowners groups, Parktown School for Boys and the University of the Witwatersrand.
The aim is to produce a framework to guide renewal, which considers the future identity of the
area, fully utilise its potential, regenerate and reuse existing buildings, expand the range of
development opportunities, improve the quality of the public open spaces, maximise accessibility, improve the green infrastructure and utilize and celebrate heritage buildings to their full
potential.

1.3

Structure of the Document

The document is structured in the following way;
• Section 2 outlines the broad spatial challenges and problems facing the Parktown
Commercial Precinct
• Section 3 identifies the main contextual informants relating to the Parktown Study
Area which need to inform design at all scales.
• Section 4 focuses on intention. It identifies the primary sources giving direction to
the plan and the desired performance qualities
• Section 5 describes the concept at the scale of Parktown Precinct and its immediate
environs and focuses addresses spatial implications of principles
• Section 6 Focuses on implementation examples and interpretations of principles,
urban conditions and public open space elements (Future work: not yet part of the
Document)
• Section 7 provides some visual perspectives of the concepts of the Parktown Commercial Precinct (Future work: not yet part of the Document)
1.4

Aims and Objectives

A further aim includes the possible establishment of a City Improvement District (CID) for the
area. The aim is for the Urban Design and Development Framework to become the basis for
discussion and eventual future formalisation of the CID.

•

1.2
Brief and Approach
The brief calls for the articulation of a development and design framework. Implicit in this are a
number of realizations about the nature of plan.
• The plan needs to be comprehensive, understandable and applicable to the specific
needs of the Parktown Commercial Precinct. Perhaps the greatest certainty facing inner
city areas in South Africa today is uncertainty and change. In the face of this, the plan
needs to be strong enough to give firm direction to spatial decision-making but, at the
same time, flexible enough to accommodate change.

•

• The primary elements of the plan should be the elements of public structure: green
space, movement of all modes, shared public facilities (meeting places, recreation areas, display spaces), hard open space and squares.

•

• The plan should reflect a consistency of thought across scales. It requires a ‘package
of plans’ approach, with each larger scale providing the fixes for successively smaller
scales. Connecting scales and integrating variety of activities land uses and needs is
an important part of the challenge.

•

•
•
•
•

•

Create a coherent, holistic vision, with easily understood principles which can guide the
Parktown Commercial Precinct.
Establish a clear understanding of what the public environment looks like and how that
can be translated into a sense of identity.
To create a unique space, within an environment where a large variety of people will
meet, network and prosper.
To create an environment that is both safe and secure for tenants and visitors alike.
To explore re-development flexibility: ensuring a structure that can respond to changing
markets and requirements.
To create an environment that promotes ease of movement and access for both vehicular and pedestrian traffic.
Provide codes and regulations which guide the framework within which developers can
expand their own vision.
The framework identifies lead projects and phasing methods to ensure a holistic approach through the lifespan of the redevelopment process of Parktown’s Commercial
Centre
Provide a practical and easily understood framework document, that can act as marketing document.

• The call for an urban design framework reflects a concern with the quality of the public space: all public space should be viewed as social space and should be made in a
way which enhances dignity (in the sense that they should be humanly-scaled, defined,
enclosed and surveyed).
• The plan should overtly recognize its normative basis. If there is broad agreement
about the qualities that the plan is seeking to promote, the planning process is transformed from opinion to argument: if people disagree with an argument about how to
promote particular qualities, but agree about the importance of the qualities, it will behove them to replace the first argument with a better one. In this way, planning becomes
more participatory.
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SECTION 2: 		

THE PROBLEM

Some Spatial Challenges

2.1

A spatial survey of the Parktown Business Precinct reveals a number of problems. These
include:
•

A lack of a shared vision about the Commercial Centre of Parktown ;

•

Mono-functional development approach., A lack of structural and spatial clarity;

•

Heritage Area. Opportunities of historical structure and quality ignored in current development.

•

Inappropriate architectural references. No reference to urban scale, environmental
constraints or heritage

•

An ad hoc, incremental development, a lack of structural and spatial clarity;

•

Poor quality of public space, resulting from non-defined space or interest in the common spaces; Little concern with the making of common space

•

Large amounts of ‘dead-edges’,

•

Unfriendly environments for pedestrians/visitors - lack of orientation;

•

Poor Vehicular access - Parking and delivery.

•

Poorly integrated buildings and spaces;

•

Short term attitude to building, infrastructure + landscape

•

No consistent spatial logic

2.2

Figure 1: Street as parking areas - no pedestrian zones

Figure 2: Dead Street edges

Figure 3: No ownership of streets and common spaces

Figure 4: Gateway intersection to Parktown Precinct

Figure 5: Dead edges and no pedestrian walkways/lights etc.

Figure 6: Empire Rd edge - Hard mobility route

Figure 7: Monofunctional use and form = poor architecture

Figure 8: Leavy character town character

The Core Problem

While the above ‘problems’ can be identified, at the heart of the matter is the fact that the
spatial environment of the Parktown Business Precinct is very poor. There are three particular manifestations of this.
•
•
•
•
•

Firstly, it is almost impossible to discover a consistent spatial logic and vision which
has guided the structural and functional organization of this section of Parktown since
the removal of the historical residences.
Secondly, there has been little concern with the making of public space. Buildings are
created as isolated, individual objects and the spaces between buildings have been
poorly conceived and therefore occupied for the most part by parking.
Thirdly, the quality of building (reflected frequently in the detailing) reflects a prevailing short-term philosophy and the ever increasing commercial view of building structures. Buildings act as isolated freestanding objects ignorant of their neighbours or
the greater Parktown.

Ludwig Hansen Architects and Urban Designers
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SECTION 3:		

CONTEXTUAL IINFORMANTS

3.1
Introduction to the Informants and Constraints
The primary contextual informants are based upon available desktop information, cadastral
data and aerial images. The aim of the contextual informants and constraints, is to provide an
understanding of the spatial responses found in the Design and Development Framework. The
analysis of informants and constraints also provides a spatial representation of what is available
and then identify the potential/ possibilities and gaps of the Parktown Commercial Precinct. To
date the study has not been surveyed in great detail. Information regarding current land-uses,
zoning, bulk, topography, green structure, heritage and movement needs further investigation.
As most important outcome of the Design and Development Framework is the continuous buyin of stakeholders. Hereby the mapping of the future spatial plan for Parktown is not only an
response to existing informants, but also a response to the mission and vision of the various
and varied stakeholders, investors and community orginisations. These have been voiced in
limited consultation and are discussed as desired performance qualities which together with the
informants form the underlying basis for the spatial argument. These spatial values should be
expanded to ensure broad buy-in and consensus.

Figure 7: Detail Study Area - Parktown Commercial Precinct and possible future CID Area
Ludwig Hansen Architects and Urban Designers

3.2
Study Area
The Parktown Commercial Precinct is strategically located to the north of the Inner City of
Johannesburg, served by prominent arterials and public transport routes. It offers convenient
access to the M1 Freeway and some of the most important connector street in Johannesburg,
including Jan Smuts, Empire and Oxford Rd. The Planned BRT public transport system will follow along Empire Rd and possibly Victoria Ave. offering in turn direct access to the Gautrain
Station in Braamfontein, less than 1km away.
The area is of prominent historical importance, showcasing not only some important architectural buildings, but the street fabric is mostly intact. The area is also host to important academic
institutions including the University of the Witwatersrand and Parktown High School for Boys. A
variety of important investors, corporates and tenants have made the area their home.
Community leaders, land owners and institutions have also proposed the establishment of a
City Improvement District (CID) which would follow the boundaries of the study area.
The physical boundaries of the study area/CID are therefore:
Northern Edge: intersection of Victoria Ave., St Davids Place, and M1 Freeway
Eastern Edge: Victoria Avenue, Pieter Roos Park and Wits Education Campus.
Southern Edge: Empire Road
Western Edge: M1 Freeway
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SECTION 4:		

GIVING DIRECTION

The mapping of the future spatial plan for the Parktown Commercial Precinct is not only an response to existing informants, but also a response to the mission and vision as it is articulated
by the various stakeholders. A discussion about the future vision for the study area as well its
impact on the rest of Parktown is not as yet complete, but input from community, institutions
and some of the landowners are represented in this document.
This section therefor focuses on direction: in it, the values and desired qualities that underpin the plan are made explicit. This is necessary so that the proposals can be evaluated at
two levels; at the level of what it is attempting to achieve and at the level of how it pursues
these objectives.
4.1
The Approach
The central issue is what issues and concerns should drive the plan. Clearly, the vision
of Parktown and the spatial directions should be complementary and synergistic. Equally
clearly, spatial issues in their own right need to be taken into account.

4.3 Performance Qualities
The plan must optimally integrate a range of performance qualities. These include:
4.3.1 Equity of Access
A concern with equity does not imply that everything should be the same. Rather, it refers
to equity of access: all people should have the opportunity to access a broadly equivalent
set of opportunities. Spatially, equity of access implies commitment to a movement system
anchored by the lowest common denominator: people on foot. Spatially, it requires:
•
•
•
•
•

The promotion of principles of universal access;
A commitment to a balanced movement network.
A commitment to the promotion of pedestrian, non-motorized transport and public
transport over private vehicular movement;
The promotion of pedestrian priority;
Developing a non-obtrusive parking strategy.

Direction has been derived from three major sources.
• The informants and constraints
• Interrogating the vision of the Parktown Commercial Precinct, in order to explore
the spatial implication. This vision should provide the highest order of direction.
• Identifying the desirable performance qualities which the Parktown stakeholders
should be seeking to achieve. Again, these performance qualities have spatial implications which are overtly identified.

4.3.2 Integration
The issue of promoting integration in a society historically obsessed with separation is an
important considerations on numerous levels;

The method employed, therefore, seeks to elevate planning and design from opinion to argument. It seeks sufficient consensus at two levels:
• about the desired norms
• about the spatial implications of these

• Encourage programmes which engage with the city (City Improvement Districts,
Parks and Recreation, Transport and movement interventions;

The sources which have informed the concept are:
4.2
The Parktown Commercial Precinct Vision
The Vision for the Parktown Commercial Precinct should be a culmination of discussions
with the various stakeholders, governance structure of the Johannesburg Council, and the
normative qualities and elements of ‘good city’. This task has as yet not been effectively
concluded and is thus open for discussion. From the limited discussion the following aspects
have already been highlighted and which have a number of spatial implications:
•
•
•
•
•
•
•
•
•
•
•

A places with clear and distinct character
Greater variety and longer term use.
Quality public spaces. Stronger interaction between buildings and streets.
Parktown as urban area that offers and exploits balanced movement network,
exploiting its extensive rail infrastructure to its full potential.
Increased residential offering
Increased focus on pedestrians and the introduction of bicycles paths
An desirable destination for business, commerce, recreation and living in Johannesburg.
Safety and Security.
Parktown as green area - leafy character
Place with exemplary contemporary architecture
Celebrate its architectural history.

Integration within the City and surrounding neighbourhoods
If the Parktown Commercial Precinct is to be relevant and wants to re-invent itself,
integration between it and the surrounding areas of the city is of great significance. A
number of spatial ideas could contribute to this.

• Establish clear spatial links surrounding neighbourhoods, via a network of easily
accessible spaces and streets by improving pedestrian routes and improve connections to public transport stops;
• Promotion of a greater mix of uses and functions which attract visitors over a
longer period and from further away;
• Create heritage walks;
• Create places of public display, sharing and pride.
Integration of Modes of Movement
The Parktown Commercial Precinct is already well served by vehicular connections. It
is essential for all modes of transport to be considered most notably public transport.
Ideas that should be tested include:
•

Tying the area more directly with the city-wide BRT and rail systems.

•

Investigate privately operated links to Gautrain Station in Braamfontein

•

Invest in a balanced movement network that enables all its visitors and staff
equal access to all parts of the Parktown Commercial Precinct, with the pedestrian as common denominator.

05
Ludwig Hansen Architects and Urban Designers

•

Investigate the implementation of bicycle routes and paths in consultation with
WITS University and current public transport innitiatives.

•

Investigate the proper inclusions of mini-bus taxi’s in terms of holding and
ranking facilities. Provide proper commuter amenities as a large portion of

4.3.3 Safety and Security
Unfortunately, issues of safety and security impact on all dimensions of life in South Africa
today and Parktown is no exception to this.
While crime and violence are primarily social and economic issues, spatial design can impact
significantly on the propensity for it to occur. Design factors that can assist include: creating
a clear hierarchy of pedestrian networks; good lighting associated with this hierarchy; the
promotion of surveillance or ‘eyes over space’; the removal of dead-edges; ensuring buildings face tge street; removing cluttering vegetation; and the use of security devices such as
cameras along major pedestrian passages.

4.3.6 Sustainability
The Parktown Commercial District should play a leadership role in demonstrating sustainable practices in its own development. One dimension of this is efficiency of land utilization.
Currently the spatial model allows only for two elements: (1) Freestanding commercial buildings;(2) Surface Parking. It is necessary to correct this and to create a much more urban
model.
4.3.7 Flexibility
This concern relates primarily to the nature of plan. The challenge is to create a spatial
framework which is strong enough to give clear direction but which is minimalist, in that it
can accommodate growth and change. The plan, then, cannot be driven by programme: it
must be based on structure and space.

4.3.4 Place-Making
Any plan for the Parktown Commercial Precinct must take into account place-making: the
creation of a sense of spatial uniqueness and identity. Central to this is the provision of a
series of spaces that encourage informal gathering and meeting. Spatially, the issue is using buildings, walls, planting and other elements to create defined, pleasant public spaces.
The spatial implication of this include working with the interface of buildings with public spaces; ensuring active land-uses along edges; expanding on the heritage; use of landmarks;
and the appropriate use of trees and planting.
It should be a basic right of all inhabitants and visitors to meet in dignified public spaces
which are ‘owned’ by all, regardless of personal circumstances. Spatially, the emphasis
should be on creating dignified places for informal meeting: using all new buildings and objects to define and make space; using selective, powerful landscaping in different ways to
define place, to create shade and shelter and to reinforce structural informants.
4.3.5 Heritage
The Parktown Study Areas has a number of buildings and places of heritage value. All heritage elements should be respected. Spatial responses to heritage should include:
•

Use new development to frame and celebrate buildings and objects of value;

•

Respect the visual settings of buildings and objects of value;

•

Promote the idea of a heritage trail to view buildings and spaces of historical value;

•

Respect the historical street pattern, trees and vistas.

•

Consider elements, materials and spaces that are in memory of the cultural heritage
of Parktown.
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SECTION 5. THE CONCEPT: PROVIDING A SPATIAL LOGIC

Principle 01:

Integration

Regional and Local Connections
Establishing a Hierarchy of Movement
Visual Connectivity and Orientation
Accessibility for al Users
Public Transport as Focus
Pedestrian Prioritisation

Promoting a Civic and
		Town Character
Principle 02:

Establishing Community
Identity
Civic space as identity

Invest in the Public
		Open Spaces
Principle 03:

Place Making
Integrated Public Open Spaces
Defined Public Open Space:
Perimeter Blocks
Edge Definition
Active Edges

Principle 04:

Enable Greater Variety

Principle 05:

Place Bound Architecture

Implication of Greater Variety
Zoning, Land Use and Ownership
Increasing the housing opportunities

Context relevant
Heritage reference
Environmental responsiveness

V I S I O N

DESIGN & DEVELOPMENT MATRIX
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5.1 Principle 01: Integration
‘The most successful urban environments are those that have the best global integration and strong interaction with surrounding communities.’

5.1.1 Regional Connections
Increased development sustainability dependents on physical mobility - it implies accessibility, appropriate connections, availability of public transport and links to locations of desired
activities. The scale of the Parktown Commercial Precinct implies multiple regional connections.
The study area has strong movement linkages to its surrounding context, to the broader
region, and the inner city of Johannesburg. This offers great potential for Parktown’ commercial Precinct due to its well established integration in the larger Gauteng economy.
In order to provide future sustainable growth and establishing an enabling environment for
continuing urban development, the following proposals are to be followed to entrench a Regional integrated Mobility network:
•
•
•
•
•

Improved connections off the M1 Freeway;
Integration and proper links to BRT Stops on Victoria Ave and along Empire Road;
Establish a direct link Gautrain Stations in Braamfontein and Rosebank if BRT
system not completed.
Connect to the expanding Johannesburg BRT Network
Consider the positioning of Mini-taxi and bus transport stops

5.1.2 Local Connections
The Parktown internal movement network was originally planned to as residential neighbourhood, and many of the streets cannot accommodate the high traffic demand generated by
high density commercial development. Traffic impacts and access to various development
portions within the precinct need to be undertaken to ensure long term viability.
The narrow streets, for example Girton Rd, are a reminder of the areas original character.
These street should be dealt with care, not to loose their intimate nature. The original street
pattern for the most is still intact, and no changes to alignment and access to be allowed.
Streets which have been internalised in Wits to be respected as heritage structuring elements.

Figure 8: Integrated Network of movement on Regional and Local scale

To allow improved local connectivity the following principles to be followed;
•
•
•
•
•

Promote Developments, focused on public transport opportunities
Provide a choice of transport opportunities(taxis, mini busses, metro busses, cycling and pedestrian). Exclusion leads to an unresolved solution and eye-sores.
Development of pedestrian orientated street. Create a walkable town
Work with public transport, do not ignore.
Provide linkages between all modes of transport/ mobility
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Figure 9: Integration of Commercial Precint with the greater Parktown Area and the City
Ludwig Hansen Architects and Urban Designers
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5.1.3 Visual Connectivity and Orientation
Improving access and connectivity is not only dependent on physical connectivity. Visual
connection, making people aware of the Parktown Commercial Precinct, promoting a greater
sense of identity and pride needs to be highlighted. To use Parktown’s potential to the full,
awareness of physical patterns of use must complement one another. This is particularly
important to the outsider, who needs to grasp the Precinct quickly, locate it and understand
its relation to the rest of the city.
Emphasis is placed on the method and route a visitor to the Parktown Commercial Precinct
will follow. The hierarchical importance in the gateways and the immediate public space,
which front them, ease orientation.
A highly imaginable - apparent, legible or visible - city or building is well distinct, remarkable;
it would invite the eye and the ear to greater attention participation. The current Parktown
suffers, because it is unmarked with little elements of distinction to ensure its legibility. In
the past emphasis was placed on those buildings and those urban space that enjoyed public reference. City Hall and the Civic Squares where celebrated, whilst surrounding context
conformed to its place within a larger whole.
The urban design framework proposes to realign the urban fabric to those elements which
deserve celebration;
• At the intersection of St Andrews and St Davids Place;
• Landmark intersections
• At both ends of Girton Rd
Land mark structures to be placed at gateways to the precinct. Landmark structures should
enhance the sense of arrival and enhance legibility and orientation. Landmarks should be integrated into those buildings which occupy the land parcels nearest to the above mentioned
locations and not be free standing objects in the form of advertising pylons.
Positioning of these would be at;
• The Parktown off-ramp leading from M1 Freeway.
• The intersection St. Andrews and Victoria Ave.
• The Intersection Empire and Victoria Ave.

5.1.4 A Balanced Movement Network: Establishing a hierarchy
“It is on foot that one can be most intimately involved with the urban environment; with
shops, residential, landmarks, the natural and landscaped environment and most importantly with other people.”

The relationship between the structure of the urban grid and movement densities are referred to as the principle of ‘natural movement’. Those streets with the highest integration
attract the highest level of ‘natural movement’ and would in turn reflect the most active street
edges and most desirable spaces within the urban environment. The Framework proposes
a clearer distinction between various streets, distinguishing and respecting the varied urban
users the city wants to attract. Hereby the following hierarchy is proposed
• St Andrews Rd is the regional connector, and is most important route of access. No
entrances off this street should be allowed. Buildings should face unto the street.
• Location of public transport stops, taxi holding and ranking amenities to be investigated.
• Empire Rd and Victoria Ave. are both important regional roads carrying public transport and large volumes of vehicular traffic. Landparcel edges to these streets should
be as park lanes or landscaped edges, which can act as buffers to noise.
• St Davids Place should be changes into the Parktown High Street. Its intersection
with St. Andrews Rd is the gateway to the precinct. This is the most public of streets
and buildings facing onto it should have the highest degree of permeability.
• Girton Road is the smallest scale road within, and its current character should not be
changed. It remains a town/village street with pedestrian enjoying priority.
• The integration of a cycling route to be investigated, especially with the large number
of students commuting between the Parktown and Braamfontein Campuses of Wits.

Legibility and a sense of orientation is further enhanced by the change in urban furniture
-lighting, benches signage etc - as well as the surface treatment of the pavements and the
street intersections. At night the quality and quantity of light within the Parktown Precicnt
becomes an important announcer of the development. Visitors should become immediately
conscious of the fact that they are entering the area by the different light quality.

Figure 9: Integrated Landmark Structures to announce Precinct
Ludwig Hansen Architects and Urban Designers

Figure 10: Hierarchy of Streets.
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5.1.5 Pedestrian Prioritisation
Every fine street is one that invites leisurely, safe walking. There have to be walkways that
permit people to walk at varying paces, with neither sense of crowding, nor of being alone
and that they are safe. To encourage pedestrian traffic streets must:
• Provide safe street-crossing points
• Raised street crossing allows for the traffic to be slowed down
• Make crossing points visually prominent
• Minimise street widths at crossings
• Introduce elements that reduce vehicle speeds
• Cater for handicapped people.

5.2 Principle 02:

Promoting a Civic and Town Character

“Creative, active individuals can only grow in an urban environment which emphasises social exchange. Each subculture needs a centre for its public life: a place
where you can go to see people, and to be seen.”
			Christopher Alexander

5.2.1 Establishing Community
The framework promotes the idea that we grow to learn who we are chiefly through contact
with others. Members of the community hold the collective personality of the whole. With
sustained connections and continued conversations, participants in communities, regardless
of degree of inclusion, develop emotional bonds, intellectual pathways and better abilities for
problem solving. Successive and sustained exchange with the community helped to remove
tensions and stresses of isolation, enabling creative avenues that otherwise would have
stayed impassable. It is only through the creation of places for this continued exchange that
our civic spaces and sense of identity can be established.
5.2.2 Identity
Parktown has, despite loosing a greater portion of its heritage to development, still a distinctive character, which is embodied in its park like quality. The first phase of commercial developments in the 1980’s also promoted the idea of office structures within a park environment.
It is due to increased vehicular use, and parking requirements that the park character slowly
eroded. Now the character is increasingly vehicular dominated streets and large parking lots
between property boundaries and buildings.
The framework proposes that the emphasis on the green character; the quality of the shared
spaces, were people can walk with lea sure; buildings that engage with the street not unlike
the verandah spaces of old be reintroduced.
5.2.3 Civic Space as identity
So what should be considered to ensure a greater sense of civicness. Why is it deemed
important that we regenerate civic space rather than purely focus on the requirements of
commercial developments
To answer this, the Framework takes the position that the public realm in Parktown has two
roles; firstly it is the dwelling place of our shared life; and secondly it is the physical manifestation of what the Parktown stand for. When we degrade the public realm we will automatically degrade the quality of our civic life and what Parktown wants to promote.
The quality of our public environment and the ability to create spaces which are worth caring
about comes from a culture of civic design, a body of knowledge, method and skill utilised
over centuries, which architects, planners and civic authorities over the last fifty years have
thrown into the garbage, because they thought that we do not need these principles anymore.

Figure 11-13: Streets with a balanced movement structure accommodating public transport, vehicles and pedestrians
Ludwig Hansen Architects and Urban Designers

Consequently, we can see the result in Parktown clearly. We have created an environment
were the emphasis has moved from the public to the private. We have ensured that a greater
part of Parktown’ Commercial Precinct is not worth caring about. We have created streets,
squares and public spaces not worth looking after. The streets have become vehicular conduits and parking spaces only. The precinct has forgotten that a greater portion of our society
has no private means of transport to begin with and is indicative and also typical how we
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value our public environment and more importantly the people who use them. If you plan
cities for cars and traffic, you get cars and traffic. If you plan for people and places, you get
people and places.
5.2.4 Towards an improved Parktown Character
The following characteristics should be pursued to improve the current identity and character
of the Parktown Commercial District
• Introduce a Public Square at the centre as focal point - possibly at St Davids Place
south of St.Andrews Rd.
• Inroduce a greater variety of land uses to ensure longer term use.
• Allow greater mixture of finer grain uses around this public square. Large footprint
land use not allowed - Large foorprint retail outlets as an example
• Public transport routes to be kept along the edges, but well connected to the precinct. St.Andrew’s to be considered as bus and mini-taxi stop.
• A variety of smaller parks placed in various places in the precinct. Surrounding
these parks or small squares could be coffee shops or a restaurant .
• Larger Parks and green areas on the edges in the form of the Pieter Roos Park.
Connection to the park to be strengthened.
• A variety of building footprints/typologies should be allowed within the precinct.
This provides much needed variety but also maximising investment opportunities
addressing the needs of a greater scope of tenants.
• Active edges along building edges to be promoted.
• Establish CID as an efficient manageable tool to guide and guard character of the
Precinct.

5.3 Principle 03:

Invest in the Public Open Spaces

Public open space concern people as whole. They are places with no copyright.
People share them, benefit from them, they are the interface of human engagement.

5.3.1 Place Making
The primary principle that Parktown Commercial Precinct Development and Design Framework
wants to emphasise is, that we have a responsibility to create common spaces which reflect what
Parktown stands for, and is of great concern to the residents and stakeholders.
The open-space plan should focus on creating a system that reposnds to local values, needs and
circumstances.
Public open spaces are those outside the defined private realm. Public open space not only refers to streets, but also to the precinct squares and greens, parks, sidewalks, walkways, arcades,
atriums, courtyards, alleys, setbacks and landscaped areas.
The Development Framework proposes new public spaces at placed throughout the precinct,
and aims to tie together these Public Spaces properly designed streets where pedestrians have
authority (right of way) and can move from active to an inactive public space systems without
restrictions and without duplicating a public movement system that is totally separated from the
existing mobility system.
5.3.3 Public Open Spaces Edge Definition:
Good public space has one important underlying characteristic, it has definition, it has boundaries, usually buildings of some sort, that clearly communicate where the edges are, that sets the
public space apart; that keep the eye in the space, that make it a space.
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Successful urban environments clearly define the public and private environment. Positive Public
Open Space can also be defined by their degree of enclosure and convexity. Currently the development typology is pavilion type buildings placed in a landscape of cars or hidden behind fences
and shrubs. The framework proposes that the definition of public space is best achieved by introducing buildings that edge and face the street of public space.
By placing buildings on street edges various advantages over that of the typical pavilion type developments become apparent;
• They ensure an active street edge, eyes on the street therefore contribute to a safer
urban environment.
• Clear definition between public and private improves management, control and security over the building.
• Perimeter buildings engage with the greater city environment and not withdraw from it.
Public open spaces need constant use and people. Currently the land-use is restrictive, with little
emphasis placed on residential, short term stay accommodation or hotels. Increasing the residential offering in the precinct would inhance the susccesful use of the proposed public open system.

Figure 48:All public spaces are defined and have clear edges. Building engage with the streets and squares
Ludwig Hansen Architects and Urban Designers

5.3.4 Active Edges
Successful Public Open Space is not dependent on definition alone. The activity along the public
face is equally important. Some of the more recent developments in St. Davids Place have placed
the buildings on the street edge, but the interface is a dead one. The building edge should house
activities which benefit from interaction with the public realm and can contribute to the life in the
street or square.
The public spaces are vibrant when they are interesting and safe. They are safer when people
inside can watch over those outside. They are more interesting and safer when those outside feel
some contact with people inside adjacent buildings.
This does not imply that all edges should have retail activities along its edges, but that all buildings should display good manners and address the street edge in a civic manner. Also upper floor
areas overlooking streets should encourage balconies or terraces to strengthen even further the
public private engagement.
5.3.5 Public Edge Scale and Proportion
The scale of buildings facing on to the public space to be clearly defined. Narrow streets cannot
accommodate tall facades as streets become dark and unpleasant. The relationship between
street of public square width to building height to be considered. In Parktown the normative street
edge interface is not to exceed 4 storey’s whilst the step backs can increase to 8 storey’s.

Figure 48: Building public space interface; Street interace not higher than 4 storeys. - Active edges
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5.4 Principle 04:

Enable Greater Variety

Variety of experience implies a place/precinct with varied forms, uses and
meaning. A greater mixture of uses unlocks other levels of variety.
Broadening the mixture and variety is to increase choice which in turn depends on mobility. In SA mobility restrains the greater portion of our society. Through variety the framework implies an urban form that
empowers - giving the majority more choices and greater accessibility to basic amenities.
5.4.1 Implication of Greater Variety
Introducing and encouraging greater variety in the Parktown Commercial Precinct offers many benefits:
•
•
•
•
•
•
•
•

Varied uses implies varied forms, uses and meaning.
A place with varied uses has varied building types of varied form.
Mixture attracts varied people, at varied times for varied reasons.
Broadening mixture and variety is to increase choice. Choice for investors, tenants and visitors.
Mixture of land parcel sizes for example increases choice for investors, which in turn increases the vitality and sustainability of the Parktown Commercial Precinct
A variety of uses ensures longer time of usage.
Because of different activities, forms and people it provides for a rich perceptual mix - it
takes on varied meaning.
Mixture of use not only occurs on a horizontal plane, but also in the vertical. Building typologies need to be introduced that provide for example shops on ground floor upper floor
offices and residential apartments on the top floor.

The Spatial Framework proposes a mixed-use area to ensure a vibrant urban environment by placing
compatible land uses, public amenities and utilities together at various scales. The framework seeks to
create a pedestrian friendly, that enables people to live, work, play and shop in one place.
Environments with a broader mix of uses contribute to the creation of places that enliven urban district,
while meeting the needs of the community, thus ensuring a greater sense of place and identity.
5.4.2 The issue of Housing
The Urban Framework defines under residential or housing a broader definition. It includes short to medium stay accommodation in the form of hotels or self catering apartments. Housing is seen as a critical
component of Parktown’s Commercial Precinct that strives towards developing a long-term sustainable
urban environment. Housing will also ensure that Parktown operates over longer hours, which optimizes the use of infrastructure, promotes higher densities and ultimately secures a more ‘livable urban
environment’. If Housing is accepted as the key component of regeneration then Housing should be a
component of each development within the Parktown commercial Precinct.
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