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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

The boundaries of the study area that were chosen for the purpose of this project are Jellicoe
Ave, Cecil Ave, Bath Ave, Glenhove Rd and Bolton Rd. Oxford Road runs through the middle of
the study area with the Gautrain Station being the centre of the study area. However, the data,
indicators, trends, proposals and urban simulation results that are analysed in this document are
not available at such a scale, and cannot be downscaled to this level. Furthermore, the study
area is located in two different suburbs, sub-places, as well as planning regions in the City of
Joburg. Thus a variety of different boundaries and scales were used for this neighbourhood
profile, including data at sub-place, node, zone, suburb or regional level.
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Rosebank

Figure 1 - Rosebank in relation to Johannesburg (Source: Joburg 2010b)
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2. Status quo analysis of key statistics, indicators and trends
2.1

Urban function

The study area falls partly in Rosebank (Region B) and partly in Melrose (Region E), but both
form part of what is known as the Rosebank Node, and more specifically a Public Transport
Management Area (PTMA). The Rosebank Node is classified as a ‘mature regional mixed land
use node’, and benefits from location advantages such as mobility spines (Bolton Rd, Oxford Rd)
and a mobility road (Bompass Rd), and established public transport nodes such as the Rosebank
Gautrain station, Metro Bus stations and the Rosebank taxi rank. Rosebank also benefits from its
proximity to prominent nodes such as Parktown, Northcliff, Hyde Park, Randburg and Sandton.
Many people commute to and through Rosebank, resulting in pressure on the levels and
standards of service delivery.
2.2

Land uses

Figure 2 shows the different land use characteristics of Rosebank and Melrose respectively.
Derived from satellite imagery analysed and published by GeoTerraImage (GTI), each dot on the
map corresponds with a dwelling type based on a land use classification method.
The Rosebank node is characterised by a medium to high density mixture of land uses
(residential, business/retail, and recreational). Residential land uses are clustered in the north,
whilst there is a concentration of business and retail land use in the Rosebank Central Business
District and along mobility spines such as Oxford Road and Jan Smuts Avenue. Rosebank node
benefits from social infrastructure such as transport, community services, education facilities and
community services. The Public Transport Management Area (PTMA) is defined as the area that
falls within a 1 km buffer from the Gautrain station, the Rea Vaya Bus Rapid Transit Route (BRT)
and any Metro rail stations. PTMAs are regarded as high priority areas for public investment and
are thus targeted for strategic densification. The planned south-north BRT route (Phase 1B) from
Lenasia to Sunninghill will pass through Rosebank and will be ideally integrated with Gautrain rail
and bus services.
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Figure 2 - Land use map of study area (Source: GeoTerraImage (GTI), 2011)

2.3

Property trends

Since the announcement of Gautrain and Bus Rapid Transit (BRT) proposals in 2006, property
prices in the vicinity of the Gautrain Rosebank station and planned BRT routes showed an
upward trend, particularly in the PTMA. The office vacancy rates have been decreasing in the
Rosebank Node between 2007 and 2010 and it is reported that the Gautrain development in
Rosebank incentivised property development in the financial and commercial sector. Large
properties in Rosebank are owned by major banks or investments groups such as Old Mutual
and Nedbank. The newly developed Standard Bank offices (65 000m²) on the corner of Bolton
Avenue and Oxford Road is worth an estimated R2 billion. Standard Bank’s new office complex
is set to drive development in an already established business node. Considering Rosebank is
ranked as the third high-rise business district after Sandton and the Johannesburg Central
Business District, it is likely that corresponding commercial and retail land use will be developed
in Rosebank in the future.
Private property development in the residential sector responded differently than expected to the
Gautrain Rosebank station development. Although plans outlined in the Spatial Development
Framework encouraged higher density development within public transport corridors, this
essentially drove property prices up and encouraged development outside the corridors in areas
such as Illovo. In general, the areas between nodes (for example Illovo, located between
Rosebank and Sandton) are gentrifying with increasingly higher-income residential developments
(for example townhouses and refurbished flats). Thus, a catalyst for future development is the
increased accessibility and mobility which the Gautrain provides.
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Figure 3 - Cadastre of the study area indicating individual properties

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:
H:
I:
J:

Cluster name
Silver Spoons
Upper Middle Class
Middle Suburbia
Community Nests
Labour Pool
New Bonds
Township Living
Towering Density
Dire Straits
Below the Breadline

The Rosebank sub-place is classified as a ‘D: Community Nest’, and more specifically as
‘Melting Pot’. Suburbs are typically characterised by large blocks of flats and townhouse
complexes with single houses in between. Such neighbourhoods are normally found close to city
centres and typically house an older and wealthier generation (Silver Threads cluster) as well as
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an up-and-coming Afro-cosmopolitan society (Melting Pot cluster). The area is becoming a
Melting Pot cluster in which the highest percentage of people is young, single adults, mostly with
degrees. It is one of the most culturally and demographic diverse clusters. Accommodation is
mostly rented and has an assortment of smaller apartment blocks and older houses. Residents
are typically lower middle-income earners in blue and white-collar occupations, with a significant
number of people in community service. There are also a good number of people in the ‘Silver
Thread’ cluster living in high-value flats, the buildings of which are well-maintained and body
corporate rules are strictly applied. The majority of people living here are in the later life stages –
the nest is empty and well-feathered. Many people are retired or close to retirement, thus age
and money rule in this cluster. This cluster is notoriously frugal and very security conscious.
Those that work, typically work in white-collar occupations earning upper-middle incomes.
The Melrose sub-place is classified as ‘A: Silver Spoons’, and more specifically as ‘Upper Crust’.
Silver Spoons are typically well-educated, well-travelled and well-off people living in leafy
suburbs and ‘on the hills’ in South Africa. These are the most exclusive neighbourhoods, and the
living standards reflect people’s status as first class achievers in a first world society. Most of the
neighbourhoods in this cluster are older, sparsely populated, and well established. The
properties are normally large with swimming pools and tennis courts, well-kept and by far some
of the most expensive properties in the city. The residents have a high earning capacity and an
appetite for luxury. Quality, not cost is the biggest concern. Families are typically mature, but
younger achievers – very often working in financial services, are also found in this group.
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Figure 4 - Rosebank household segmentation

2.5

Figure 5 - Melrose household segmentation

Key demographic data

The data presented in this section is based on the 2011 Census of two sub-places: the suburbs
of Melrose (798025059) and Rosebank (798026046).




There were 2088 people as part of 999 households residing in Rosebank and Melrose in
2011;
In terms of population growth, Rosebank shows negligible growth (an increase of 19
people) between 2001 and 2011. Melrose’s population grew by 85 people;
There are more females than males living in the two sub-places (56% versus 44%);
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Almost half of the people living in the sub-places are white (48%), followed by Black
people (42%). In Rosebank, there are more Black than White people, whilst the opposite
is true for Melrose;
The majority (71%) of the people living in the sub-places is part of the economically
active population age group (15 to 64 years).Thus, 29% of the people living are
considered to be economically dependent;
More than forty per cent (41%) of the dwellings in the sub-places are buildings on a
separate stand. This dwelling type is more prominent in Melrose than in Rosebank.
Blocks of flats (34%) are the second most prevalent dwelling type in the sub-places
areas, and are more prominent in Rosebank than in Melrose. Although not as prominent,
backyard rental houses/flats or rooms constitute ten per cent (10%) of the dwelling units
(see table 1);
More than fifty per cent (52%) of the households in the sub-places have only one person
living per dwelling unit; whilst two people per dwelling unit live in a quarter of the
households (see figure 5);
More than fifty per cent (53%) of the people living in the sub-places are employed;
though the economically active population age group make up 71% of the population
(see figure 6); and
Almost a third (32%) of the people living in these sub-places have less than a Matric
qualification, almost 20% have a Matric qualification, and almost 40% have a Diploma,
Bachelor or a Post Graduate qualification.

Dwelling type
House or brick/concrete block structure on a separate
stand or yard or on a farm
Traditional dwelling/hut/structure made of traditional
materials
Flat or apartment in a block of flats
Cluster house in complex
Townhouse (semi-detached house in a complex)
Semi-detached house
House/flat/room in backyard
Room/flatlet on a property or larger dwelling/servants
quarters/granny flat
Other

Number
of
dwelling units
407

Percentage

8

1%

342
18
31
5
108
69

34%
2%
3%
1%
11%
7%

10

1%

41%

Table 1 – Dwelling type in Rosebank and Melrose sub-places
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Household size
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Figure 6 – Household size in Rosebank and Melrose sub-places

Employment status
Employed
Unemployed
Discouraged from economic
activity
Not economically active

53%
3%
0%
15%

Not applicable

29%

0% 10% 20% 30% 40% 50% 60%
Figure 7 – Employment status of people living in Rosebank and Melrose sub-places

3. Key policy drivers and development principles
Key strategic planning documentation provides more insight into the proposed approaches and
principles that the Johannesburg City Council supports in the development of the Rosebank
Node. Documents consulted include the Growth and Development Strategy 2030; Regional
Spatial Development Framework for regions B & E; Growth Management Strategy; and the
Rosebank Urban Development Framework (RUDF).
3.1

Transit oriented development

The City of Johannesburg proposes that Rosebank becomes a public transport hub integrating
the Gautrain, BRT and transport shuttles, and providing facilities that support public transport
(bus shelters, taxi stops, etc.). The City places great emphasis on transit oriented development
(TOD) as a key planning and urban design principle to enhance public transport investment and
to support greater efficiency of land uses. Higher residential densities for a range of user groups
and income levels are encouraged along mobility spines within the PTMA.
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3.2

Compaction and intensification of land uses

The RUDF promotes compaction of the node through (vertical) intensification of land uses within
walking distance of the Rosebank Gautrain Station. The RUDF therefore supports densities
between 95-250 du/ha, with intense mixed use buildings with heights up to 10-20 storeys in
Oxford street at the interface with the Gautrain station, and 6-10 storeys in Jellicoe, Bolton and
Oxford streets. It proposes to improve pedestrian movement through the area by enhancing
walkways and pedestrian orientated activity at street level, support residential densification, and
upgrade services, infrastructure and social facilities to support intensification of uses.
3.3

Development principles

The following principles will guide the future development of Rosebank:











Compact, pedestrian-friendly neighbourhoods that promote the use of transit;
Distinctive and attractive communities built around the location of the station with all the
required facilities including open space;
Transit supportive land uses to support socio-economic growth;
Mixed-use activities, both vertically and horizontally, with lots of ground floor activity;
Increased densification and a range of housing options;
Reduced dependency on private cars and manage parking;
Adequate service provision and management;
Standards for residential and non-residential uses including height, density, coverage,
building lines, parking specifications as well as design principles;
Standards for public space; and
Pedestrian walkways, sidewalks and their interface with roads and the surrounding built
environment.

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.
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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 Rosebank 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 Rosebank
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.
4.3

Demarcation

The map below provides a demarcation of the four zones that were included in the ‘UrbanSim
zones’ (red boundaries). In these zones, privately-owned land add up to 80% of the total area,
public-owned land (including parks) to 15%, and vacant and unidentified land to 5%.
The map also indicates the StatsSA sub-place boundaries (blue) to provide an idea of the scale
of the UrbanSim results described below. The grey 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.
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Figure 8 - Zones selected for UrbanSim modelling and StatsSA sub-places
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4.4

Urban simulation results

The results obtained by running the simulation from 2001 to 2030 forecast a decrease of 2141
households and an increase of 7980 jobs within the ‘UrbanSim zones’ between these dates.
Most of the growth in jobs are forecast to be in the sectors of 1) finance, insurance, real estate
and business services; 2); community, social and personal services and 3) construction (though
construction may be periodic and not for the full duration of the 30 years). A decline in the sector
of private households with employed persons (which includes domestic workers and home
offices) are forecast between 2001 and 2030 (which can partially be explained by the decline in
household units). A less intuitive result is that jobs in the wholesale and retail trade are forecast
to decrease, which would imply that some of the existing retail space be converted to office
space over time to accommodate the growth sectors.
4.5

Implications for the study area

Some conclusions that can be drawn from the simulation results are:






Urban simulation results for the whole of Johannesburg (and other cities) have shown
that major densification may not necessarily occur in corridors earmarked for this
purpose. As is the case of Rosebank, these areas are often already built-up, and
developers may choose to build outside the corridors if they are able to realise a higher
return on investment.
The area is a vibrant economic node and would most likely have attracted further
economic activity even without Gautrain. Because the area is fully built-up with no vacant
land available for expansion such activity will necessarily encroach on residential land.
Given that the residential properties in the UrbanSim zone predominantly belong to the
‘Upper crust’ and ‘Pearl strings’ development templates (the two highest income
categories) one could reasonably assume that the displaced households would move out
and seek similar low density accommodation.
From the reaults it can be deducted that residential property is probably the most
vulnerable to change, while the station itself and commercial land uses such as shopping
centres, and office buildings would be resistant to change in use. Commercial and office
uses will remain, but will most probably be upgraded and intensified. Thus, areas with
most leverage for change are probably residential areas, whereas commercial and office
space would see intensification.

5. Conclusion: Most probable growth trajectory for the Rosebank node
The most probable trajectory for the Rosebank node and vicinity is a positive growth in economic
and employment opportunities. With radically increased accessibility provided by the Gautrain
station one would expect the value of an already prime location for floor space to further increase
and that this would drive up property prices in the area. As a possible consequence one could
see a growth in high-density luxury accommodation within walking distance (or close to) the
Gautrain station in Rosebank for high-income earners, as these would be attractive to people
working in Sandton, just one stop away, where property/rental accommodation is even more
expensive. This will in return increase the opportunities for restaurants, hotels and even
conference facilities in the Rosebank Node. It is unlikely that Rosebank will cater for lowerincome accommodation due to market forces unless future policy forces the market to provide
inclusionary housing.
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