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1.

Introduction

1.1

Project background

“South African City Futures is a project that combines the use of futures thinking, multistakeholder dialogue, and multiple forms of visualisation (of data, of built form, and of lifestyle) to
reflect upon the future of urban neighbourhoods. This project is to encourage South African cities
and their constituent neighbourhoods to start thinking, and possibly thinking differently, about the
future of the cities. The goal is to launch an innovative project that is part research, part cocreation which combines the use of futures thinking, multi-stakeholder dialogue, and multiple
forms of visualisation to reflect upon the future of urban neighbourhoods. The results of the
neighbourhood engagements will be interpreted and expressed in various creative public
installations within the neighbourhood, on digital platforms, and at the 25th International Union of
Architects World Congress to be held in Durban in August 2014.” (JDA, 2013).
The input from the CSIR is to form part of the principle project described above and would serve
as a ‘reality check’ when discussing the future of these neighbourhoods in the workshops with
the community, so as to ‘temper’ the visions with an analysis of each neighbourhood in its bigger
region to determine what the parameters are in terms of status quo, growth, shifts in the
economy, demography, etc.
1.2

Boundaries and scale

Figure 1 – Boundaries of the study area
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Marlboro Station is located in Region E of the Johannesburg Metropolitan Municipality, and
within the StatsSA Far East Bank sub-place. The Far East Bank is part of Alexandra, some 12
km north east of Sandton. The Far East Bank is a state-funded housing project (completed in
2007) for low-income families consisting of RDP units. The Far East Bank is relatively welllocated in Johannesburg by virtue of its easy access to the N3 highway and the Marlboro Drive
mobility spine that connects the area to the wealthier suburbs of Sandton and Bramely. Marlboro
Drive and the N3 form the northern and eastern boundaries for the site respectively. The
Gautrain Marlboro station and an area of 400m walking distance towards the south of the station
is the focus of this study.

2.

Status quo analysis of key statistics, indicators and trends

2.1

Urban function

Region E is centrally located in the Johannesburg metropolitan area as well as the Gauteng City
Region, with the N3 providing a connection between Region E and Ekurhuleni. The Regional
Spatial Development Framework (RSDF) identifies a number of important nodes in Region E,
namely Sandton, Rivonia, Woodmead, Melrose Arch, Wanderers, Killarney, Fourways, Illovo and
Greenstone. Strategically located, Marlboro Station is also regarded by the City as an important
node, with many commuters moving through this station that connects Sandton, Midrand and
Rodesfield with each other, and is a gateway to the airport from Pretoria. The predominant land
uses in Region E include business services (offices and warehousing), small to large scale retail
services, commercial and financial institutions (banking, insurance companies, consulting firms),
industrial land uses, and low to high income residential land uses, informal settlements, public
open space, vacant (developable) land, and council owned (utility) land.
Contrary to the nodes mentioned above, the Far East Bank is characterised by poverty, which is
an indication of the highly unequal society we live in. Alexandra is defined by a vibrant informal
economy such as retail services and small-scale business, and informal backyard rental
characterises the area. Alexandra’s strategic location allows for residents to seek employment in
the nearby industrial nodes of Kew, Linbro Park and Marlboro. Opportunities for domestic work
are also available in surrounding wealthy suburbs. The arrival of the Gautrain Marlboro station
has opened up greater access to the Alexandra economy: although it is unlikely that residents of
the township will make use of the train services simply because it is too expensive for them, the
infrastructure investment has potential to unlock future retail development in the township.
The UDF envisions the establishment of a significant commercial node at the intersection of the
N3 and Marlboro Drive, i.e. the Marlboro station.
2.2

Land uses

Figure 2 shows the different land uses characterising the Far East Bank sub-place. Derived from
satellite imagery analysed and published by GeoTerraImage (GTI), each dot on the map
represents a building that corresponds with a type of land use based on a land use classification
method.
The Marlboro station is immediately surrounded by vacant land to the north, and residential
communities to the south. This station has been built on open land and is more visible than other
Gautrain stations that have generally been integrated in the existing built-up urban fabric.
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Figure 2 - Land use map of the Far East Bank sub-place (Source: GeoTerraImage (GTI),
2011)
The predominant land use of the sub-place is formal residential housing in the form of detached
government subsidised (RDP) houses built in 2007. In 2009, GTI recorded 1 834 formal
dwellings, no informal dwellings and 13 backyard structures in total. By 2011, the number of
households in Extension 7 of the Far East Bank counted 2011, housing roughly 5 975 people.
Since 2009 the number of backyard structures have increased, but on the whole, the proportion
of backyard structures to formal structures is relatively low in comparison with other formal
neighbourhoods in the Far East Bank (e.g. the neighbouring Extension 8). It can be expected
that backyard structures will increase in future. The Marlboro station is located to the north of the
site and provides ample outdoor parking facilities. The Gautrain station is easy accessible by foot
from within the study area.
2.3

Property trends

Overall, the Gautrain project has had a positive impact on property sales in Johannesburg. Since
2005, proportional property sales within 2km to 3km from a station have steadily increased. The
same is true for sales within 2 km from a station, although between 2009 and 2010, this
proportion dropped. Figure 3 illustrates the city-wide property trends that are mainly linked to
private property transactions. But significant state infrastructure investment should also be seen
as a factor which positively increases property values (and transactions) over time.
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Figure 3 – Property sales trends in Jhb relating to Gautrain
Little information is available on property trends in the Far East Bank, but the trends will probably
be dissimilar to, for example Park or Rosebank stations, due to the nature of the RDP and
informal property market.
Alexandra has been targeted for urban renewal since 2001 in a Presidential project, which is
aimed at improving the housing and living conditions in the township through public infrastructure
investment that shapes the urban renewal agenda for the township. The most visible urban
renewal initiatives are manifested in government subsidised housing stock in the East Bank and
Far East Bank. Such government expenditure may act as a catalyst for the secondary residential
property market in the township and may also encourage additional accommodations such as
backyard rooms, which are important sources stimulating the local, largely informal economy.
2.4

Residential character

Knowledge Factory has developed a household segmentation classification system specifically
for South Africa that characterises sub-places based on factors including socio-economic rank
(income, property value, education and population group), life stage (age, household and family
structure) and dwelling type (size, type and age of structure). The analysis identified 10 clusters
comprising 38 classes:

A:
B:
C:
D:
E:
F:
G:

Cluster name
Silver Spoons
Upper Middle Class
Middle Suburbia
Community Nests
Labour Pool
New Bonds
Township Living
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H:
I:
J:

Towering Density
Dire Straits
Below the Breadline

Relatively new, the Far East Bank sub-place may be identified as a ‘F: New Bonds’ cluster; and
classified as ‘Strugglers Reward.’ ‘New Bonds’ are typically the first generation of new parents of
the democratic South Africa.

Figure 3 - Marlboro household segmentation
The right to property embodies the rights to equal opportunities for them and their children, but
the financial responsibilities accompanying the opportunities weigh heavily on the group. Often
the social networks are strong and help them overcome the challenges. ‘Strugglers Reward’ is
mostly located on the urban periphery, far from the well-serviced inner city. The Far East Bank
specifically is characterised by low-cost single RDP houses on a separate stand on the periphery
of the city. Residents in this sub-place are typically new or mature parents, with some having a
matric or post-matric qualification, while others have but primary school education. People living
in this sub-place are typically lower middle-income earners in blue and white-collar occupations
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who probably would not have been able to afford buying their own property if not for the RDP
subsidy. Their hope is for their children will be better educated and have more opportunities.
2.5

Key demographic data

The data presented in this section is based on the 2011 Census of the Far East Bank Ext 7 subplace (798014001).













There were 5 975 people in 2011 households living in the Far East Bank Ext 7 in 2011;
There are slightly more males than females living in this sub-place (52% versus 48%);
Almost all of the residents in this sub-place are black (98.4%);
Almost three quarters (73%) of the people living in this sub-place are part of the
economically active population age group (15 to 64 years). The remaining 27% of the
people living in this sub-place may therefore be considered to be economically
dependent;
Nearly all (90.6%) of the dwellings in the sub-place are houses on separate stands.
Dwellings in backyards (2.2%) and informal dwellings in backyards (2.2%) constitute
almost five per cent of the dwelling units. The other 5% is made up of cluster houses in a
complex, or flatlet or room on the property;
See Figure 5 for the household sizes. Most households (26%) have two people per
household, almost a quarter (23%) of the households in this sub-place have only one
person per dwelling unit, and 20% of the households have three people per dwelling unit.
Households are thus relatively small;
Less than a third (31%) of the people living in the sub-place are employed, although the
economically active population age group constitutes 73% of the population (see Figure
6); and
More than half (54%) of the people living in this sub-place have less than a matric
education, slightly more than a quarter (27%) have a matric qualification, and less than
five per cent have a Diploma and Bachelor qualification (3%).
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Figure 4 – Household size in the Far East Bank Ext 7 sub-place
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Employment status
Employed

31%

Unemployed

18%

Discouraged work-seeker

6%

Other not economically active

17%

Not applicable

27%
0%

5%
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15%

20%

25%

30%

35%

Figure 5 – Employment status of people living in the Far East Bank Ext 7 sub-place

3.

Key development strategies

Key strategic planning documentation provides more insight into the proposed approaches and
principles that the Johannesburg City Council supports in the development of the Marlboro
Station and the Far East Bank. Documents consulted include the Regional Spatial Development
Framework for Region E; the Marlboro Urban Development Framework, the Growth and
Development Strategy 2040; and the Growth Management Strategy.
3.1

Priority public transportation system

The main objectives of the spatial development strategy for the region are to support public
transport and non-motorised modes of transport (i.e. cycling and pedestrians); to reduce travel
and transport cost; to promote accessibility of communities to socio-economic opportunities; to
protect the mobility function of major arterials and roads and to ensure that the movement
system links with and is supported by strong high intensity nodes and higher density residential
development.
In Region E, the City of Johannesburg has identified the Marlboro Gautrain station as one of
Region E’s High Priority Public Transport Priority Area (PTPA). PTPAs are areas located along
public transportation routes that will form the ‘backbone’ of a revitalised and integrated public
transportation system, i.e. the Gautrain and the Bus Rapid Transit System (BRT).
As part of the PTPA, one road (i.e. Marlboro Drive) adjacent to the eastern border of the study
area, have been identified as Class 3 Mobility road. A mobility road mainly carries local traffic
often connecting to mobility spines or neighbourhood nodes. The mobility road is also designed
to incorporate future SPTN / BRT feeder and distribution routes; ensure managed pedestrian
access; provide public transport facilities; and provide pavements and cycle lanes for pedestrians
and cyclists.
The Far East Bank Drive is an important Class 3 (Mobility road) route that links into Alexandra,
Tsutsumani Village and Far East Bank towards the South, this is an important north-south
linkage.
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3.2

Developing the Marlboro station node

Development of the Marlboro station node is guided by the Marlboro Urban Development
Framework (MUDF), which has several objectives, including the incorporation of lower income
housing typologies into a broader urban fabric through the provision of various housing
typologies within and around the Marlboro station node; the creation of a node that will become a
24-hour destination; the promotion of high density residential developments; the upgrading of
existing social facilities; the development of sustainable human settlements that promote social
integration and social mobility, balanced and shared growth, while conserving environmentally
sensitive areas; and the promotion of the establishment of business and employment
opportunities within the node.
The future development of the Marlboro station node will be guided by the following MUDF
principles:













3.3

Compact, pedestrian-friendly neighbourhoods. Routes should be convenient,
comfortable, direct and safe, both to and from all transit stations, to promote the use of
transit and encourage walking and cycling.
Distinctive and attractive communities built around the location of the station with
required facilities including open space. Existing features in the area (i.e. vegetation)
should be used to maintain character.
Transit supportive land uses. Land uses should be located close to the node to support
socio-economic growth.
Mixed-use activities, both vertically and horizontally within a citywide transport network,
emphasising local pedestrian movement. This area should deliver increased services and
employment opportunities and offer more choices for housing within walking distance of
each other. Retail activities placed alongside these areas promote further ground floor
activity and enhance the image of the neighbourhood.
Increased densification and a range of housing options. This will increase transit
patronage within walking distance of the station and cater for people of different income
levels at different life stages while maintaining a high quality of design.
Reduce dependency on private cars and manage parking. Provide a variety of wellmanaged, integrated transport choices (i.e. parking, bus, taxi, car, rail, bicycles and
pedestrian facilities).
Adequate service provision and management.
Engagement and communication.
Alexandra Urban Renewal Programme

The City’s housing strategy is centred on delivering housing through the Alexandra Renewal
Programme (ARP). The ARP forms the locus around which projects to enable sustainable
housing environments are coordinated within the region. Currently, the development of a range
of housing typologies to be built within the Marlboro station node has been identified as a future
project.
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4.

Simulated future growth trends

4.1

Background

The Urban Simulation Platform is a numerical modelling and simulation platform developed to
study urban growth patterns 30 years into the future.
The platform is based largely on two open source software projects, UrbanSim and MATSim.
UrbanSim is used for micro simulation of the choices made by individual households and
businesses as consumers of property and services, developers as suppliers of property and the
government as a supplier of infrastructure and services. MATSim simulates the behaviour of
transportation systems from individuals pursuing their daily activity schedules such as commuting
between home and work.
UrbanSim and MATSim together simulate the dynamic interaction between government policies,
economic cycles, where people live, where they work and how they commute between home and
work across various networks over extended periods of time. This allows planners and decisionmakers to assess the likely outcome of various policy scenarios, improve long term planning for
the provision of social facilities and major investment decisions such as proposed mass transit
schemes.
4.2

Limitations and assumptions

Given that the platform was developed to aid city-wide strategic planning, the simulated results
should be considered in relation to larger urban development trends. Even though the simulation
happens roughly at a resolution of street blocks, the results are presented at a resolution of
Transportation Analysis Zones (TAZ) because that is about the resolution at which the results
start to become statistically significant. The modelling results cannot therefore be used to
forecast development within the Marlboro Station study area but rather to forecast development
in the general area around the study area (the ‘UrbanSim zones’ within the red boundaries in the
area map shown below).
The following modelling assumptions must be kept in mind when interpreting the results:
1. The results were obtained more than a year ago as part of a proof-of-concept of the
technology for the Department of Science and Technology.
2. The study area was limited to the City of Johannesburg despite the extent of commuting
that is known to occur across metropolitan boundaries. The area in question did
nevertheless pass validation tests based on simulating a period in the past and
comparing the simulated results with what actually happened during the same period.
The deviation for the area was limited to 2 housing units per hectare.
3. The synthesised populations that underpin the urban simulation were still based on 2001
census data.
4. The results were based on a scenario specified by the City of Johannesburg directed at
increasing densities within high priority public transport corridors.
5. Probably the most important limitation of the results in the context of the Marlboro
Station study area is that mass transit (including Gautrain and BRT developments) were
not taken into account in this early development of the City of Johannesburg model. The
forecasts provided are therefore as if the Gautrain station does not exist.
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4.3

Demarcation

The map below provides a demarcation of the six ‘UrbanSim zones’ (red boundaries) that
surround the Far East Bank sub-place discussed in Section 2.2 (shown in blue). The grey area
on the map indicates the public transport management area as stipulated in the CoJ Spatial
Development Framework, which is earmarked for higher density mixed land use developments.

Figure 6 - Zones selected for UrbanSim modelling and StatsSA sub-place
4.4

Urban simulation results

At the start of the simulation in 2001, the land use comprised of Small Holdings (21% by land
area), Vacant (19%), Government, Community & Services (16%), Upper Middle Class (12%),
Industrial (10%), New Bonds (8%) and Township Living (8%). Upon closer inspection it was
found that the open land north of the Far East Bank sub-place did not exist in the parcel
database. If it had the percentage of Vacant land would have been higher. It has since been
established (from the CoJ) that this land is privately owned by Wits University and that it is
earmarked to accommodate a mix of land uses, ranging from residential to office/retail. In Figure
8 above Vacant land and Smallholdings are shown in green and Government, Community &
Services in orange.

13

The results obtained from running the simulation between 2001 and 2030 forecast an increase of
21 763 households and an increase of 15 179 jobs within the ‘UrbanSim zones’ between these
dates.
At the end of the simulation in 2030 the land uses remained largely unchanged except that most
of the vacant land had been converted to higher income residential land uses (clusters A and B
in Section 2.4) with small increases in Commercial and Small Holdings.
Most of the 21% total growth in jobs are forecast to be in the sectors of 1) finance, insurance,
real estate and business services; 2) wholesale and retail trade and 3) transport, storage and
communication. Two sectors are also forecast to decline marginally by roughly 5%. These are 1)
agriculture, hunting, forestry and fishing and 2) electricity, gas and water supply.
4.5

Implications for the study area

The study has shown that even without modelling Gautrain there is demand for higher income
housing in the area, probably due to ready access from the N3.

5.

Conclusion: Most probable growth trajectory for the Marlboro Station node

The open land to the north and east of the Gautrain station has significant development potential.
With the advent of Gautrain the most probable trajectory for the Marlboro Station node involves
significant development to achieve higher density mixed commercial and residential land use,
which unlike other stations can be achieved here without redevelopment.
One could see a growth in higher-density accommodation within walking distance (or close to)
the Gautrain station for upper-middle-income earners, attractive to people working in Sandton
and Rosebank, just one or two stops away, where property/rental accommodation might be
significantly more expensive. One could also speculate that property prices will tend to be lower
than in the Sandton/Rosebank nodes because of the New Bonds and Township Living clusters to
the south of the Far East Bank.
The demand for backyard rental housing will most probably also grow, and the Far East Bank will
see an increase in density and informality. This may not be due to the presence of the Gautrain
station, but to a demand for housing in well-located areas close to job opportunities, particularly
when the vacant land is developed.
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