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1.INTRODUCTION AND BACKGROUND  

1.1. Introduction  

The City of Johannesburgôs Department of Development Planning: City 

Transformation and Spatial Planning Directorate, in collaboration with 

Department of Economic Development: Integrated Regional Economic 

Development Directorate have appointed Tshani Consulting CC to 

undertake the development of the Glen Austin Precinct Plan. The study 

area, situated in administrative Region A of the City of Johannesburg 

Metropolitan Municipality in the Gauteng Province, is one of the cityôs infill 

areas with significant development potential. 

This document constitutes Phase 2: Policy Review and Status Quo Report 

for the Glen Austin Precinct Plan. Its purpose is to provide a clear 

understanding of the socioeconomic, environmental, and spatial dynamics 

shaping the precinct, while outlining the policy imperatives that will guide 

future development interventions. 

1.2. Background and Study Area 

Glen Austin A.H. is an urban area characterized by a unique blend of 

agricultural holdings faced with growing socio-economic development 

pressures. This combination presents a significant opportunity for 

revitalization. The area holds potential to bridge the gap between 

marginalized communities and the broader urban fabric, enhancing 

connectivity between the City of Johannesburg Metropolitan Municipality 

and its eastern neighbour, the City of Ekurhuleni. While this presents 

challenges, it also offers exciting possibilities for all stakeholders involved.  

The Glen Austin area faces considerable development pressures, stemming 

from both internal and external factors, including:  

1. Planned provincial roads (PWV5.12, K27, K109, K56, K111, K58, 

K60),  

2. Overdevelopment of the Commercia Industrial Node,  

3. Unstructured internal development,  

4. The expansion of informal settlements to the east of Glen Austin, 

and  

5. Fragmentation from the urban system by the Gautrain line.  

Despite its strategic location, Glen Austin remains largely underdeveloped, 

except for the emergence of some illegal land uses and scattered 

commercial activities, which may have been authorized through consent-

use applications. This highlights the urgency of developing the Glen Austin 

Precinct Plan.  

The Johannesburg Spatial Development Framework 2040 identifies long-

term urban expansion opportunities within Glen Austin and the nearby 

President Park areas. However, the absence of bulk infrastructure and 

public transport limits these areas to future development, with plans to 

explore them once the Transformation Zone has reached its full potential. 

The SDF 2040 also recognizes the northern extension of Glen Austin A.H. 
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as a potential infill area that could address local deprivation. The 

Transformation Zone has yet to reach its full development potential. 

Furthermore, there are pressing localised socio-economic issues that need 

to be addressed simultaneously in the northeastern quadrant of the city 

without displacing its residents. 

1.3. Objectives 

The main objective is to create a development framework that: 

¶ Reflects the broader development vision of the City and aligns with 

policy directives reflected in various relevant spatial planning 

policies.  

¶ Is harmonised with existing frameworks such as the Spatial 

Development Framework 2040, Greater Ivory Park Urban 

Development Framework 2024 and the Gauteng Central Precinct 

Plan and positively contributes to addressing issues related to 

deprivation/marginalisation in the local context (consider other 

spatial plans and frameworks).  

¶ Promotes the development of low-cost and affordable housing in 

close proximity to identified areas of economic opportunity.  

¶ Promotes the green energy objectives of the City of Joburg Green 

Building Policy 2050.  

¶ Ensures that residential density relates to movement and structural 

logic of the development and support principles for compact, 

walkable neighbourhoods. Maximises connectivity to the existing 

urban fabric and main movement system.  

¶ Accommodates the expansion of the Midrand Metropolitan Node to 

the east and southeast. 

¶ Identify suitable land for industrial and other related intensive land 

uses.  

¶ Demonstrates urban efficiency gains related to sustainability 

indicators.  

¶ Completes a land readjustment scheme.  

¶ Includes infrastructure planning and costing in the form of an 

implementation programme that indicates the project's total cost 

(including bulk services costs) and proposed phasing of the 

development.  

¶ Provide an economic diagnosis of the area and address the 

economic development challenges identified in the 

analysis/assessment phase.  

¶ Includes a land release strategy with a phased approach based on 

the logical and cost-effective infrastructure provision 
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1.4. Project Methodology 

A seven (7) phased approach will be utilised to undertake the project. The 

methodology is also in alignment with the CoJ Procedure Document for the 

preparation of Spatial Frameworks Formulation Guidelines. The phases are 

as follows: 

 

Figure 1: Project Phasing 

Phase 1: Identifying the purpose and objectives of the Glen Austin Precinct 

Plan and setting out a clear project approach.  

Phase 2: Undertaking a situational analysis considering the context of the 

study area, the demographic and socio-economic status of residents and 

economic analysis of the local businesses, and the spatial composition and 

functionality of the study area. The purpose of this phase of the project is to 

achieve an in-depth understanding of the various aspects relating to the 

study area, and the development challenges and opportunities that exist in 

the area. The analysis involves field investigations and surveys as well as 

desktop studies.  

The situational analysis involves stakeholder and community engagement 

with the intention to (i) verify data and information collected by the project 

team and (ii) obtain an understanding of how the local stakeholders perceive 

and experience the study area on a day-to-day basis.   

Phase 3: Formulating a development concept based on the synthesis of the 

situational analysis. The Urban Development Concept (i) sets a clear spatial 

development vision and trajectory for the study area, (ii) addresses the 

development challenges, (iii) capitalises on the development opportunities 

inherent to the area and (iv) identifies new development opportunities.  

This phase will also involve stakeholder engagement to test the concept and 

refine it through the integration of various stakeholder inputs.  

Phase 4: Developing a detailed precinct plan together with a focus area 

plan. 

Phase 5: Engagement and communication with stakeholders ensure 

insights and concerns are considered and integrated in the development 

process.  

Phase 6: Formulating an Implementation Framework that sets out specific 

development guidelines for different parts of the study area and will guide 

specific development initiatives in future, including capital investment from 

the city.  

Phase 7: Finalizing reports and documentation, and handover of all project 

documentation. 
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2.CONTEXT 

2.1 Provincial Locality  

The Glen Austin Precinct Plan study area is located within the Gauteng 

Province, South Africaôs economic powerhouse and most urbanised 

province. Gauteng is the smallest province by land area but contributes 

more than 34% to the national Gross Domestic Product (GDP), making it 

the most significant province in terms of economic activity, infrastructure 

concentration, and population density. 

Administratively, the study area falls within the City of Johannesburg 

Metropolitan Municipality (CoJ), which is classified as a Category A 

municipality in terms of the Municipal Structures Act. The City of 

Johannesburg is one of three metropolitan municipalities in Gauteng, the 

others being the City of Tshwane to the north and Ekurhuleni to the east. 

These metros form part of the broader Gauteng City Region, a dynamic 

polycentric urban region anchored by strong economic linkages and 

supported by regional-scale infrastructure. 

The City of Johannesburg shares borders with: 

¶ City of Tshwane to the north, 

¶ Ekurhuleni Metropolitan Municipality to the east, 

¶ Rand West City, and Mogale City Local Municipalities to the west. 

¶ Emfuleni Local Municipality and Midvaal Local Municipality to the 

south. 

The Glen Austin study area is in the central-northern part of Gauteng, 

strategically positioned between Midrand and Olifantsfontein, with 

convenient access to the N1 National Route (Ben Schoeman Highway) and 

R562 (Summit Road). These major transport corridors provide direct 

connectivity to key urban and economic hubs, linking Glen Austin to 

Johannesburg to the south, Tshwane (Pretoria) to the north, and the OR 

Tambo International Airport via the R21 freeway to the east.  

Glen Austin is strategically positioned within Gautengôs central development 

corridor; the N1, which serves as a north-south linkage connecting key 

nodes such as Johannesburg CBD, Sandton, Midrand and Pretoria CBD. 

Consequently, Glen Austin benefits due to its proximity to major employment 

centres, industrial areas, and logistics hubs. Its semi-rural character and 

accessibility to urban nodes presents unique development opportunities.  

The following plan depicts the provincial locality of the study area. (Plan 1) 
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Plan 1: Provincial Locality 
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2.2 Municipal Locality  

The Glen Austin Precinct Plan falls within the jurisdiction of the City of 

Johannesburg Metropolitan Municipality (CoJ), a major economic hub in 

South Africa that drives regional and national development. Glen Austin is 

situated within Region A, one of seven administrative regions in the CoJ. 

Region A is characterised by a mix of urban, peri-urban, and industrial land 

uses, strategically abutting the N1 which is Gautengôs central development 

corridor; and playing a pivotal role in linking Johannesburg with Midrand, 

Tshwane, and Ekurhuleni. Corridors in South Africa which include the N1 

can be seen in Figure 2 

The precinct is located approximately: 

¶ 35 kilometres north of the Johannesburg Central Business District 

(CBD), 

¶ 10 kilometres west of the Olifantsfontein/Clayville industrial area, 

¶ 28 kilometres south of the Tshwane (Pretoria) CBD. 

The study area enjoys excellent regional accessibility via the N1 Ben 

Schoeman Freeway, which connects Johannesburg and Tshwane, and the 

R562 (Olifantsfontein Road and Summit Road), providing an east-west link 

to Olifantsfontein and the R21 freeway leading to OR Tambo International 

Airport. Local mobility is supported by roads such as Allan Road, George 

Road, Olifantsfontein Road, Dane and Allandale Road in the southern 

extension, which provide access to surrounding commercial, industrial, and 

residential zones. 

In terms of urban context, Glen Austin is defined by a combination of land 

uses, including: 

¶ Semi-rural smallholdings and agricultural plots, 

¶ Proximity to the urban core of Midrand and key employment 

centres, 

¶ Access to industrial nodes in Commercia, Olifantsfontein and 

Clayville, 

¶ Strategic positioning within the Gauteng City Regionôs logistics and 

economic corridor. 

Given its location and transitional nature between rural and urban 

environments, Glen Austin serves as an important interface zone, offering 

opportunities for managed growth, enhanced mobility, and socio-economic 

integration within the broader regional development framework. 

The following plan depicts the municipal locality of the study area. (Plan 2) 
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Figure 2: NSDF Spatial Development Priorities with Development Corridors             
(NSDF, 2022) 
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Plan 2: Metropolitan Municipal Locality 
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2.3 Wards 

The study area spans across portions of Ward 92 and Ward 110. These 

municipal wards comprise a mix of low-density residential, small-scale 

agricultural holdings, institutional uses, and environmentally sensitive open 

spaces. 

Each ward has distinct spatial characteristics and development priorities, 

which adds a layer of complexity to planning interventions in the area. 

Effective precinct planning within Glen Austin will therefore require 

coordination across ward boundaries, ensuring that strategies are aligned, 

inclusive, and support broader regional development goals. 

The table and plans below show the ward boundaries of the study area 

(Ward 92 and Ward 110) (Plan 3). 

Table 1: Wards 

Ward  Suburbs/Areas Covered  

92 Glen Austin, Randjespark, Halfway House, Halfway House 

Estates, Noordwyk, Randjesfontein, Kaalfontein (poses), 

Allandale, Country View / Randjesfontein Country Estate(s) 

110 Glen Austin Extensions, Halfway House, Halfway House 

Estates, President Park, Rabie Ridge Ext 1 & 2, Commercia 

Ext 34, Austin View 



 

                                                                                                          
11 

Glen Austin Precinct Plan 

Phase 2: Policy Review and Status Quo Report |   January 2026 

 

Phase 2: Policy Review and Status Quo Report & Presentation   |   July 2025 

   
Plan 3: Ward Map
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2.4 Focus Area  

The area borders the Midrand Metropolitan Node to the east and is divided 

into three extensions:  

1. Glen Austin A.H. and Glen Austin A.H. Extension 1 ï Located 

between the Midrand node and the City of Ekurhuleni, bounded by 

Greater Ivory Park and Gauteng Central to the southwest. Glen 

Austin AH and Extension 1 is predominantly composed of 

agricultural holdings, with scattered residential, business, and 

recreational uses. These holdings are largely residential in function, 

often featuring small gardens, nurseries, stables, or home-based 

businesses. This mix of land uses illustrates the semi-rural, low-

density character of the area and highlights opportunities for more 

structured planning to balance residential, agricultural, and 

economic activities. 

2. Glen Austin A.H. Extension 3 ï Positioned about 3 km southwest, 

forming part of the regional boundary along Allandale Road. 

Extension 3 presents a contrasting profile. Its western boundary is 

occupied by the Midrand Industrial Park, zoned for industrial and 

special uses, including light industry, warehousing, and other 

specialized functions. Moving eastwards, the area transitions into a 

mix of vacant land and residential holdings, while the eastern edge 

towards Midrand features an educational precinct and emerging 

high-density residential developments. This diversity demonstrates 

the potential for both intensified urban development and strategic 

land use integration. 

 

The total study area spans approximately 6,176 hectares and falls within 

Wards 92 and 110. It is fragmented but well-connected by key road 

networks, including:  

¶ Allandale Road ï Links Glen Austin Extension 3 to Waterfall City, 

the N1 highway, and Chloorkop industrial areas in Ekurhuleni.  

¶ Old Pretoria Road (R101) ï A critical route connecting the area to 

Centurion, the Tshwane CBD, and extending further north to 

Polokwane.  

¶ Anne Road/Republic Road ï Identified as a trunk route in the BRT 

Feasibility Study.  

¶ West Road ï Forms the eastern boundary.  

The northern sections of Glen Austin A.H. and Extension 3 are bordered by 

Old Pretoria Road (R101) and the Gautrain line to the west, Olifantsfontein 

Road to the north, Ekurhuleni to the east, and Dale Road to the southeast.    

 

 

 

 

 

 



 

                                                                                                          
13 

Glen Austin Precinct Plan 

Phase 2: Policy Review and Status Quo Report |   January 2026 

 

Phase 2: Policy Review and Status Quo Report & Presentation   |   July 2025 

 

Plan 4: Study Area Boundaries Plan
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3.POLICY FRAMEWORK REVIEW  

This section provides a review of existing plans and policies that set out 

directives for the study area and the surrounding areas. There are two main 

categories of plans or policies that will be considered:  

¶ National, provincial and municipal plans and policies serving as 

highȤlevel frameworks that articulate a vision for future 

development; and  

¶ Existing local development plans for the study area and the 

surroundings.  

The focus is on spatial policies and plans, as well as selected transport, 

housing and economic plans.  

3.1 National Spatial Development 

Directives and Principles 

3.1.1 Spatial Planning and Land Use Management 

Act (SPLUMA), Act 16 of 2013 

The Spatial Planning and Land Use Management Act (SPLUMA), Act 16 of 

2013, provides the legislative foundation for spatial planning and land use 

management across South Africa. It establishes a framework for 

municipalities to guide land development in a manner that is just, 

sustainable, efficient, and resilient. 

Chapter 2, Section 7 of the Spatial Planning and Land Use Management 

Act, 2013 (the Act) sets out the development principles that, in terms of 

Section 6 of the Act, guide ñ(b) the preparation, adoption and implementation 

of any spatial development framework, policy or by-law concerning spatial 

planning and the development or use of landò and ñ(c) the sustainable use 

and development of landò. SPLUMA also encourages municipalities to 

integrate climate considerations in their spatial planning. 

The five (5) principles are:  

Spatial Justice: 

Spatial Justice is primarily focused on redressing historical development 

imbalances. On a local level, opportunities must be created to physically 

and/or functionally include previously disadvantaged people in a particular 

area through improved access and greater choice. Other important aspects 

related to this principle are:  

(i) the management of disadvantaged areas,  

(ii) security of tenure and  

(iii) the upgrading of informal settlements 

Spatial Sustainability: 

Spatial sustainability is concerned with the responsible use of resources and 

the mitigation of negative impacts on agricultural land, sensitive natural 

environments, and the financial and administrative capacity of government.  

Accordingly, future development in Glen Austin should minimise 

environmental degradation, be financially and institutionally feasible, and 

promote the effective and equitable functioning of land markets. It must also 
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consider the full and long-term cost implications for all role-players, limit 

urban sprawl, and support the creation of viable, well-located communities. 

Efficiency:  

Efficiency refers to the functional and economic performance of particular 

areas. Development proposals have to optimise the use of existing 

resources and infrastructure while minimising negative financial, social, 

economic and environmental impacts.  

Three important tools to create greater efficiency are identified as:  

(i) densification in strategic locations,  

(ii) the integration of different land uses in strategic 

locations and 

(iii) integration between land development and public 

transport 

Spatial Resilience: 

Spatial resilience requires that planning and design proposals remain 

adaptable to changing economic and environmental conditions. 

Development strategies should therefore avoid excessive rigidity, allowing 

flexibility to respond to future shocks and uncertainties. Proposals must 

support sustainable livelihoods in vulnerable communities, safeguard food 

security by protecting sensitive agricultural land and promoting urban 

agriculture and ensure full compliance with environmental legislation and 

regulatory processes. 

 

Good administration: 

The principle of good administration, as set out in SPLUMA, emphasises 

the need for transparent, accountable, and integrated governance in spatial 

planning and land use management.  

It requires that planning processes be conducted in a fair and efficient 

manner, ensuring the free flow of information between and within all spheres 

of government. Citizens must be empowered through accessible 

participation opportunities, and decisions should be made in a way that 

promotes coordination, avoids duplication, and strengthens institutional 

capacity. 

3.1.2 National Development Plan (2018) 

The National Development Plan (NDP), 2030 ï Our future ï make it work ï 

is a plan for South Africa which aims to eliminate poverty and reduce 

inequality by 2030. These high-level goals can be realised by drawing on 

the energies of the countryôs people, growing an inclusive economy, building 

capabilities, enhancing the capacity of the state, and promoting leadership 

and partnerships throughout society. 

The following are some of the key pillars of the NDP that are relevant: 

Transforming human settlement and the national space economy 

¶ The NDP calls for reversing apartheid spatial patterns and creating 

inclusive, integrated communities. 
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¶ For Glen Austin, this means ensuring affordable housing close to 

economic opportunities, upgrading informal settlements, and 

improving access to services. 

Environmental sustainability - An equitable transition to a low-carbon 

economy 

¶ The NDP emphasises protecting natural resources, reducing 

carbon emissions, and promoting climateȤresilient development. 

¶ Precinct planning must integrate green energy, protect agricultural 

land, and promote compact, walkable neighbourhoods. The study 

area has the Glen Austin Bird and Bullfrog Sanctuary which is an 

important wetland, the plan needs to ensure its preservation and 

protection. 

Building capabilities: skills, infrastructure, institutions 

¶ The NDP broadly highlights the importance of infrastructure, strong 

institutions, and human capital. 

¶ Precinct planning requires the consideration of robust bulk services 

(water, electricity, transport), digital infrastructure, and institutional 

capacity to manage growth. 

Inclusive economy and job creation 

¶ The NDP stresses labourȤabsorbing growth and local economic 

opportunities. 

¶ Precincts should integrate industrial, commercial, and tourism 

nodes to create employment and support township economies. 

3.1.3 National Plans Assessment 

The relevant key policy directives and objectives from the national policy 

review focus on: 

¶ Addressing historical imbalances through improved access to 

land, affordable housing, creation of sustainable human 

settlements, and the upgrading of informal settlements. 

¶ WellȤlocated areas of economic opportunity that support 

inclusive growth, job creation, local economic development and 

integration of disadvantaged communities into the urban economy. 

¶ Resource conservation and minimisation of negative impacts on 

agricultural land, sensitive environments, and the fiscal and 

administrative capacity of government. 

¶ Adequate resource allocation to ensure equitable accessibility to 

services, infrastructure, and opportunities for all residents. 

¶ Compact and mixed-use developments centred around efficient 

public transportation systems to reduce development costs and 

promote walkable, connected neighbourhoods. 

¶ Preservation of the natural environment and protection of prime 

agricultural land, alongside opportunities for urban agriculture 

where viable to improve food security. 

¶ Efficiency in land use and infrastructure investment, ensuring 

optimal use of existing resources while minimising financial, social, 

and environmental costs. 
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¶ Spatial resilience, by embedding flexibility in planning proposals to 

adapt to economic and environmental shocks and supporting 

sustainable livelihoods in vulnerable communities. 

¶ Good administration, through transparent, accountable, and 

integrated governance, empowering citizens and ensuring 

coordination across all spheres of government. 

3.2 Provincial Spatial Development 

Directives and Principles 

3.2.1 Gauteng Spatial Development Framework 

(2022) 

The Gauteng Spatial Development Framework (GSDF) 2022 outlines 

strategies and interventions aimed at transforming the spatial structure of 

Gauteng Province to support sustainable economic growth, social inclusion, 

and urban integration by 2030. The framework addresses the challenges of 

spatial fragmentation, economic inequality, and urban sprawl, which have 

historically led to inefficiencies in land use, service provision, and economic 

opportunities. It sets a vision for a Balanced Polycentric Spatial Network, 

where urban growth is decentralized across multiple activity nodes, reducing 

reliance on major metropolitan centres and fostering development in 

peripheral areas. The GSDF labels the N1 corridor linking Johannesburg 

and Tshwane as a major development corridor (Figure 2) This corridor runs 

along the west of Glen Austin AH/EXT 1 and Ext 3 and is an important 

anchor in the development of the precinct. 

 

It is guided by these ten directives: 

¶ Improve rural access and mobility to urban areas and markets 

through inter alia public transport;  

¶ Invest in public transport to improve access to social and 

economic opportunities; 

¶ Promote high density and mixed-use development around priority 

and public transport nodes and corridors;  

¶ Revitalise township economies through the development of 

economic hubs and mixed-use development and by strengthening 

their link to the wider economy;  

¶ Focus on urban renewal, clustering, densification and infill 

development;  

¶ Improved support for and renewal of secondary cities and smaller 

towns as focal areas in rural development;  

¶ Integrate housing with public transport systems and economic and 

social infrastructure;  

¶ Promote use of green energy, buildings and infrastructure; 

¶ Protect high-potential agricultural land by limiting development on 

agricultural land; and  
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¶ Limit development of human settlements to well-located land only 

as a matter of optimising access to urban opportunity, efficiency 

and sustainability. 

These objectives are guided by the principles of spatial justice, spatial 

sustainability, 

¶ Impact: The aim of the GDSF is to redress historical inequalities in 

land use and access to resources, by promoting spatial equity 

throughout the province. This approach fosters social cohesion that 

ensure marginalised communities gain fair access to economic 

opportunities.  

¶ The GSDF outlines plans for upgrading infrastructure, including 

transport networks and public services. Improved infrastructure is 

crucial for accommodating population growth and urbanisation, 

ensuring that communities are well-connected and have access to 

essential services. 

¶ By identifying strategic economic zones and development corridors, 

the GSDF seeks to stimulate economic growth. This includes 

attracting investment, supporting local business and creating job 

opportunities, which are vital for a resilient economy. 

Implications for the Glen Austin Precinct Plan 

The study area falls within the red broad belt between the City of 

Johannesburg and the City of Tshwane. This belt is identified as Spatial 

Targeting Focus Area 1 for Shared Economic Prosperity. The areas are 

delineated based on their contributions to provincial economy as well as 

their relative accessibility and connectivity to the rest of the province. Much 

like Glen Austin these areas are close to economic potential but are under-

developed.  

Key important considerations to guide the formulation of the precinct plan 

include the following: 

¶ Leverage long-term infrastructure planning, and maintenance, as 

well as progressive land-use policies to make these areas work. 

¶ Promote compaction and clustering. Increase densities around 

public transport, supported by infrastructure, to meet housing 

needs. 

¶ Direct growth in areas that are in transition (i.e. well-located 

agricultural holdings, vacant land that may not necessarily be 

supported for development, but where township applications are 

being approved on an incremental basis). 

¶ Low density sprawl, 

¶ gated communities that cannot be integrated into a wider urban 

system. 

¶ Discourage low density sprawl. Gated communities that cannot be 

integrated into a wider urban system. 

¶ Fine balance between development and environment (important to 

consolidate development, making wetlands and open spaces 

integrators of communities rather than barriers to connectivity). 

¶ Innovative and stronger collaboration between engineering and 

urban design. 
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Relevance to the study: The GSDF provides a holistic approach when it 

comes to spatial development and fundamentally seeks to transform the 

Gauteng economy's spatial structure, which aims to create economic 

opportunities. This suggests that the study should adhere to the GSDF 

principles in a move towards transforming the spatial economy of the city. 

The GSDF aims to transform the spatial structure of Gauteng's economy, 

promoting economic growth and development. By focusing on improving 

spatial efficiency and competitiveness, the GSDF supports the creation of 

economic opportunities, particularly in underdeveloped areas. The GSDF 

promote the integration of previously fragmented communities, which is 

essential for promoting inclusive economic growth. Ivory Park, which lies 

east of Glen Austin is within the broader polycentric development strategy 

falling under category 1 marginalised areas which is identified as a long-

term urban expansion opportunity. These are areas that are relatively well 

located but constrained by limited infrastructure and public transport access. 

The study areaôs proximity to economic nodes positions it strategic ally for 

future integration into the metropolitan urban structure. The precinct plan 

will align to the GSDF by focusing on the priorities set out in the SDF.  
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Figure 3: High-priority Spatial Development Proposals   

(Gauteng Provincial Government, 2022) 
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3.2.2 Smart Mobility 2030 Plan / Interim Draft 

Integrated Transport Master Plan (ITMP25) (2025) 

The Integrated Transport Master Plan (TIMP25) for Gauteng outlines a 

comprehensive strategy to create sustainable and efficient transport system 

that supports the provinceôs spatial and economic goals. The plan sets out 

to address challenges currently faced by the province through promoting 

coordinated and integrated land use and transport planning, enhancing 

connectivity and creating compact and well-connected urban environments 

conducive to economic growth and social development.  

The ITMP25 offers a strategic roadmap for transforming Gauteng into a 

dynamic, inclusive and resilient region. The ITMP25 links transport planning 

to broader spatial and economic development goal and places a strong 

emphasis on the public transport, land-use integration and sustainability.   

The key pillars of the plan are: - 

¶ Mobility  

¶ Sustainability  

¶ Strategic Public Transport 

¶ Freight Transport and Logistics 

¶ Land Use Development and Integrated Planning 

¶ Enablement and Effective Implementation 

¶ Digitally Enhanced Transport System 

The plan focusses on:  

¶ The development of a multi-modal transport network 

¶ Strengthening the role of rail and Bus Rapid Transport  

¶ Investment in non-motorised transport  

¶ Reforming minibus taxi industry 

¶ Enhancing freight logistics to support economic viability 

Major future projects for the main scenarios reported on include: 

¶ Road network upgrades (including K-Routes): Class 1, 2 and 3 

routes planned in the current ITMP25 plan. 

¶ Additional road-based public transport services: Full Strategic 

Public Transport Network. 

¶ Additional commuter rail services: Reestablishment of pre-covid 

metro-rail; Extension of 3 lines (Midway to Krugersdorp; Daveyton 

to Etwatwa; Mabopane to Hammanskraal); Gautrain Phase 1-3 and 

Phase 4-5. 

¶ Low emission zones (LEZs): R100 tax in Johannesburg Central 

Business District (CBD), Sandton CBD and Tshwane CBD for 

private vehicles only. 

Implications: The plan has sustainable transport options and proposes 

public transport solutions that are efficient. It also does not take away from 

the methods of transport used currently but intends to increase NMT options 

within the city and have walkable areas within the city.  

Relevance to the study: The ITMP25 promotes mobility, sustainability, 

strategic public transport and enhanced transport systems that form part of 

the greater goals of the city. The pillars that guide this plan can be utilised 

in the planning and development of the Glen Austin Precinct Plan as Glen 

Austin is a strategic location between two metros in the Gauteng Province 

giving it the opportunity to promote mobility and enhance transport systems. 
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The Glen Austin study area is indirectly affected by several planned and 

future mobility networks outlined in the Smart Mobility Plan and ITMP25. 

While it is not a primary node for commuter rail extensions or low emission 

zones, its proximity to strategic corridors, particularly the ongoing upgrade 

of the K101 Road, positions it to benefit from improved regional connectivity.  

The K101 rehabilitation project, which includes dual carriageway expansion, 

new bridges, lighting, sidewalks, and cycle paths, will enhance access to 

Midrand and surrounding economic hubs. Additionally, the broader Strategic 

Public Transport Network (SPTN) and planned Class 1ï3 K-Routes may 

introduce feeder services and road-based public transport options that 

improve mobility in and around Glen Austin. These upgrades support the 

precinctôs potential for context-sensitive densification and reinforce the need 

to align future development with evolving transport infrastructure and 

accessibility. 

 

 

 

 

 

 

 

 

 

Figure 4: Conceptual Province-wide Strategic Provincial Public Transport Network 

(Interim Draft ITMP25, 2025) 
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3.2.3 Provincial Plans/Frameworks Assessment 

The relevant key objectives from the provincial policy review focus on: 

¶ Strengthening rural access and mobility in urban markets 

¶ Investment in both public transport and non-motorised transport 

¶ Integration of housing, social services and transportation 

¶ Improve the coordination between land use and transportation 

planning. 

¶ Focus on urban renewal, clustering, compaction (to prevent urban 

sprawl), densification (coupled with mixed use developments) and 

infill development. 

¶ Green energy focus 

¶ Provision of affordable housing as a percentage total residential unit 

¶ Protection of high-potential agricultural land 

3.3 Municipal Spatial Development 

Directives and Principles 

3.3.1 City of Johannesburg Metropolitan 

Municipality Spatial Development Framework 

2040 (2024) 

The City of Johannesburg Spatial Development Framework 2040 (2024) is 

a city-wide spatial policy document that identifies the City's main challenges 

and opportunities, sets a spatial vision for the future city, and outlines 

strategies to achieve that vision. The core objective of the SDF 2040 is to 

create a spatially just world-class African city. The SDF 2040 is premised on 

spatial transformation, defined through the principles of equity, justice, 

resilience, sustainability, and urban efficiency, which it translates into a 

development policy. 

The CoJ MM SDF 2040 (2024) notes that spatial inequality remains a 

challenge in the cityôs settlement pattern and this is due to the effects of the 

apartheid planning spatial planning policies. Many Johannesburg residents 

still live far from areas of economic opportunity, perpetuating inequality and 

the persistent job-housing mismatch.  

The CoJ MM SDF seeks to address the following issues in Johannesburgôs 

spatial and social landscape: 

¶ Increasing pressure on the natural environment and green 

infrastructure.  

¶ Urban sprawl and fragmentation. 

¶ Spatial inequalities and the job-housing mismatch.  

¶ Exclusion and disconnection emanating from:  

o high potential underused areas.  

o securitisation, gated developments, and disconnected 

street networks (high cul-de-sac ratios and low 

intersection densities).  

¶ Inefficient residential densities and land use diversity. 

Spatial Vision of the City of Johannesburg Metropolitan Municipality 

Spatial Development Framework is to address current spatial disparities 

and drive future growth, fostering a more equitable, liveable, productive, 

sustainable, and resilient city. 
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The Nodal Review Policy (2020) is a strategic planning tool designed to 

refine and modernise the cityôs approach to spatial development. The 

intention of the Nodal Review Policy is to apply a transect-based approach 

that categorises areas by development intensity, accessibility and 

infrastructure capacity.  

The Nodal and Development Zones approach furthers the idea of a compact 

polycentric urban model which considers nodes and development zones 

that seeks to adapt the current structural reality of the city into one that is 

more socially, environmentally and financially stable, efficient and equitable.  

The study area comprises a number of development zones in varying 

extents with the suburban zone being the most dominant. Smaller pockets 

of the General Urban Zone are located along the northwestern edge of the 

Glen Austin Extension 3, Commercia Industrial polygon marks the 

southeastern boundary, and the Metropolitan Node extends to the western 

edge of Glen Austin AH. 

The suburban zone development guidelines are in the table below: 

Densities: 

Table 2: Densities across the study area 

 Guide density (du/ha) 

Extension 5-10 10-15 15-20 20-30 30-40 >60 

1 and AH 
      

3 
      

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

                                                                                                          25 
Glen Austin Precinct Plan 

Phase 2: Policy Review and Status Quo Report |   January 2026 

 

Phase 2: Policy Review and Status Quo Report & Presentation   |   July 2025 

              

Figure 5: Suburban zone development guidelines  
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Figure 6: Nodal Review Promoted densities (Glen Austin AH and Ext 1)                                                           (Nodal Review 2020: Residential Density)
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Figure 7: Nodal Review Promoted densities (Glen Austin Ext 3)                                                                      (Nodal Review 2020: Residential Density)
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Figure 8: CoJ Spatial Development Framework 

                                                                            (City of Johannesburg Metropolitan Municipality, 2024) 
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Table 3: COJ SDF Concepts  

 Compact City  Inclusive City  Connected City  Resilient City  Generative City  

Intention  Combining density, 

diversity, proximity and 

accessibility, reducing 

distances, travel times 

and costs, bringing jobs 

and social amenities to 

single use, marginalised 

residential areas, 

reducing energy 

consumption and 

infrastructure costs  

Ensuring balanced 

service provision (hard 

and soft) and 

opportunities for all by 

diversifying land uses, 

promoting social mixing 

and bridging social, 

spatial and economic 

barriers  

Enhancing public transit 

and ICT infrastructure at 

provincial and urban 

scales to re-connect the 

city, starting from óthe 

Corridors of Freedomô to 

street and 

neighbourhood-level 

connectivity  

Building a metropolitan 

open space system as a 

protection buffer, 

preserving valuable 

green infrastructure and 

areas of high agricultural 

potential, promoting 

sustainable energy use, 

reinforcing the urban 

development boundary 

and protecting 

biodiversity resources  

Focusing investment in 

transformation areas and 

nodes to achieve positive 

social, economic and 

environmental returns; 

spurring economic 

growth and job creation 

and enhancing public 

space and promoting 

sustainability  
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The Johannesburg Spatial Development Framework, 2040 also sets out Performance Standards and Targets (Table 5). Developers are encouraged to refer to 

the table and to the CSIR Red Book when making land development applications for township establishments and rezonings. It will also serve as a guideline 

when developing the precinct plan. 

Table 4: Johannesburg Spatial Development Framework, 2040: Performance Standards and Targets 

Formula  Unit/Targets 

Population Density  15,000 to 60,000 people/km² (Equals 150 to 600 people per hectare or 51,7 to 206.9 dwelling units 

per hectare (using an average household size of 2.9 people)  

Minimum housing density (per erf)  100 dwelling units per hectare  

Job Density  0.5 to 10 jobs per resident  

Minimum 7,500 jobs/km²  

Economic Floor Area as % of Total Floor Area  40% - 60%  

Residential Floor Area as % of Total Floor Area  30% - 50%  

Single Tenure Residential Floor Area as a % of total 

Residen tial Floor Area  

0% - 50%  

Inclusionary Housing/Affordable Housing as % of 

total Resi dential units (neighbourhood level)  

20%-50%. The inclusionary housing portion of the development must cater to households earning 

less than R7000 a month, with a total monthly housing cost of 30% of household income per month 

(for rental or purchase)  

Single function block area as % of total 

neighbourhood area  

0% - 10%  

Street Area (including sidewalks ) as % of total 

neighbour hood/township area  

30-45%  

Public Open Space (parks, squares, playgrounds, 

sports fields etc.) as % of total neighbourhood area  

15% - 20%  

Street Connectivity (Intersection Density)  80 and 120 intersections per km²  

Access to transit  30% of new housing opportunities within 1km of public transit stops, 70% within 2km  



 

                                                                                                          31 
Glen Austin Precinct Plan 

Phase 2: Policy Review and Status Quo Report |   January 2026 

 

Phase 2: Policy Review and Status Quo Report & Presentation   |   July 2025 

Relevance to the study: The City of Johannesburgôs Spatial Development 

Framework (SDF) 2040 identifies the study area as one of two major spatial 

discontinuities within the urban structure, offering significant opportunities to 

strengthen connections with Ekurhuleni to the east. However, the absence 

of bulk infrastructure and public transport has relegated these areas to long-

term prospects, intended for exploration once the Transformation Zone 

reaches its full development capacity. However, mounting development 

pressures suggest the city cannot afford to delay the production of localised 

spatial tools until the Transformation Zone has been fully realised.  

There is a glaring need to formulate lower-level guiding plans for such areas, 

providing clear frameworks that bridge the gap between the overarching 

Spatial Development Framework and the realities on the ground. These 

plans should establish practical development guidelines, align infrastructure 

investment priorities, and ensure that land use decisions are responsive to 

both immediate pressures and long-term strategic objectives. The scale and 

intensity of development in Glen Austin is currently low which is somewhat 

a reflection of the currently development intent as prescribed in the Nodal 

Review Policy. 

Glen Austin resonates mainly with the concept of the resilient city in that it 

already hosts multiple natural environmental characteristics such as open 

spaces systems (CBAôs and Protected areas), the wetland system, and the 

Glen Austin pan hosting a range of biodiversity and land with high 

agricultural potential. These features need to be preserved to achieve the 

intentions of the Resilient City concept. 

3.3.2 Draft City of Johannesburg Economic 

Growth Strategy (2025) 

The Draft CoJ Economic Growth Strategy (EGS) is a strategic and 

aspirational blueprint that positions Johannesburg as the High-Tech Heart 

of Africa by setting a clear economic vision for inclusive, innovation-driven 

growth. It identifies priority sectors and initiatives with the greatest potential 

for Gross Value Added, job creation, and entrepreneurship, while espousing 

economic pillars such as digitalisation, green economy, township 

revitalisation, and inner-city rejuvenation. 

The EGS is policy-aligned and spatially focused, ensuring coherence with 

national, provincial, and local frameworks while addressing persistent 

spatial inequality across regions. It proposes anchor programmes and 

catalytic projects, supported by enabling infrastructure and 

interdepartmental collaboration, to unlock investment and strengthen local 

value chains. 
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Figure 9: EGS Pillars 

Relevance to the study:   

Glen Austin is a multifaceted study area characterised predominantly by 

lowȤintensity agricultural holdings, yet its identity is far from singular. The 

precinct is evolving in multiple directions: gradually integrating with the 

Midrand Metropolitan Node to the west, capitalising on its strategic location 

through both formal and informal development and experiencing industrial 

spillȤover from the southern node. These dynamics highlight that Glen 

Austinôs future cannot be defined by a single landȤuse function. Instead, its 

development trajectory should be explored through the full spectrum of 

pillars outlined in the Draft CoJ Economic Growth Strategy (EGS). 

 

Enabling Environment 

The Enabling Environment pillar emphasises the provision of critical 

infrastructure to support growth. In Glen Austin, this translates into urgent 

requirements for upgraded road networks and bulk services to 

accommodate higher development yields where they are anticipated. 

Strengthening these systems is of critical important to unlock the precinctôs 

potential. Currently, formal development is hindered by the lack of water 

infrastructure.  

Nodal Development 

The Nodal Development pillar recognises precincts as strategic instruments 

for clustering growth. Given its location and current activities, Glen Austin 

could evolve into a supportive node adjacent to the Midrand Metropolitan 

Node or alternatively retain its lowȤintensity character while fostering smaller 

neighbourhood nodes. Either pathway requires careful spatial planning to 

balance integration with autonomy. 

Cluster Development 

Under Cluster Development, two components are particularly relevant: 

¶ Advanced Manufacturing Cluster: Expansion and optimisation of 

the Commercia Industrial Node, enhancing its role as a production 

and employment hub. 

¶ Agri & AgriȤProcessing Cluster: Targeted support for agricultural 

and processing facilities where they exist, ensuring that landȤbased 
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activities remain viable and contribute to broader economic 

diversification.  

Linkages & Corridor Development 

Connectivity is one of the key defining features of Glen Austin. Dale Road 

serves as a critical eastȤwest linkage, directly connecting Greater Ivory Park 

and Glen Austin to the Midrand CBD, with Bus Rapid Transit (BRT) 

infrastructure planned along this route. Other key mobility routes, such as 

Allan Road, Olifantsfontein Road, Allandale Road, and Freedom Drive, 

already exhibit signs of corridorȤbased development, despite limited 

recognition in current spatial planning frameworks. These routes present 

opportunities for structured corridor development that aligns with citywide 

mobility strategies.  

Inclusive Economic Development 

The Inclusive Economic Development pillar addresses transformation, 

equality, and shared infrastructure. Glen Austinôs underexplored diverse 

economic base, encompassing light industrial activity, smallȤscale 

commercial services, residual agriculture, informal trade along strategic 

routes, and residentialȤlinked enterprises, positions it as a precinct with 

significant potential. With appropriate policy guidance and infrastructural 

investment, its growth could generate spillȤover benefits for neighbouring 

marginalised communities, advancing the Cityôs broader objectives of 

inclusive and equitable development. 

 

The relevance and applicability of these economic development pillars will 

be explored in greater depth during the ideation phase. 

3.3.3 City of Ekurhuleni Spatial Development 

Framework  

The City of Ekurhuleni is currently in the process of reviewing and 

approving its Municipal Spatial Development Framework (MSDF). 

While the framework is still undergoing finalisation, extracts from the draft 

documents indicate that residential development is planned near the Glen 

Austin study area, particularly on the Ekurhuleni side of the municipal 

boundary. It is also important to note a critical constraint: engineering 

services capacity in the area is severely limited. 
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Figure 10: Ekurhuleni MSDF 

Relevance to the study: The Glen Austin Precinct Plan will consider the 

potential risks and benefits that come with the planning of the Ekurhuleni 

MSDF. The planning of residential development and infrastructure 

capacities pose risks such as increased pressure on shared infrastructure 

networks, unmanaged stormwater runoff, and possible spillover effects from 

informal expansion. This planned expansion is positive in that it addresses 

housing demand and supports regional growth. It also presents an 

opportunity for Glen Austin to anticipate and align its own planning strategies 

with the residential intensification occurring nearby. The planned residential 

development near Glen Austin could potentially be preferred 

accommodation for employees in the industrial node. This is supported by 

the City of Johannesburgôs SDF that promotes residential development near 

industrial nodes. The proximity of the residential development could 

additionally bring in skilled and semi-skilled workers to the businesses in the 

corridor west of Glen Austin.   

3.3.4 Municipal Strategies/Frameworks 

Assessment 

The relevant key objectives from the municipal policy review focus on: 

¶ Addressing natural environmental and green infrastructure issues 

¶ Urban renewal, clustering and sustainability 

¶ The study area is predominantly composed of low-scale and low 

intensity development, and policy supports low densities ranging 

from 5 to 10 du/ha to a minimum of 60 du/ha. 

¶ It abuts the City of Ekurhuleni and different land uses are planned 

at different touchpoints. Glen Austin Extension 1 and AH is adjacent 

to residential development whereas Extension 3 neighbours an 

industrial complex to the south.  

¶ The draft CoJ Draft Economic Growth Strategy does not provide 

specific implementation programs and strategies for the study area, 

but the five pillars may be explored in the next phase. 



 

                                                                                                          35 
Glen Austin Precinct Plan 

Phase 2: Policy Review and Status Quo Report |   January 2026 

 

Phase 2: Policy Review and Status Quo Report & Presentation   |   July 2025 

3.4 Local Spatial Development Directives 

and Principles 

3.4.1 Glen Austin Spatial Development Plan (1999) 

The Glen Austin Spatial Development Plan (1999) was prepared by the 

Midrand Metropolitan Local Council as part of the broader Rural 

Renaissance Strategy. It aimed to provide a structured framework to 

manage mounting development pressures in Glen Austin, balancing the 

preservation of its semiȤrural character with the inevitability of urban change. 

The plan sought to channel growth into designated areas, protect sensitive 

environments, and ensure that future development aligned with the Midrand 

Development Framework (MDF), Integrated Development Plan (IDP), and 

principles of the Development Facilitation Act (DFA). 

The plan has since been rescinded and is no longer in effect. 

The development approach was based on the following development 

strategies: 

Table 5: Glen Austin SDP Development strategies and intent 

Development Strategy Development Intent 

CONTROLLED 

DEVELOPMENT ALONG 

THE EDGES 

Edge focus: Concentrate commercial and large office 

development immediately abutting KȤroutes (K101, K56, 

southern K109, K27) within the 65 dB contour; 

presumption against such uses elsewhere. 

 

Access logic: Provide parallel service roads to edges; no 

direct access from KȤroutes. 

 

Eastern protection: Divert northern K109 east toward 

Ivory Park; use the freed strip for urban agriculture and 

bird sanctuary expansion as a transition zone. 

INTERNAL 

DEVELOPMENTS ALONG 

THROUGH ROUTES 

Route focus: Accommodate lowȤdensity, lowȤrise offices 

and home businesses along Allan Road and 

Olifantsfontein Road. 

 

Nodes: Concentrate retail and mixed uses at 

Allan/Olifantsfontein and Allan/Dale intersections; scale to 

neighbourhood needs (upgrade Allan/Dale only once 

K56/K109 materialize). 

DOWNSCALING OF 

DEVELOPMENT 

Step-down pattern: Large office parks at edges adject to 

the k-route boundaries to west, south and north; behind 

them, lowȤdensity offices along service roads; then a 

midblock split to back-to-back residential and lowȤkey 

offices, limiting inward spread. 

 

Fit-for-purpose: Avoid higher-order development on 

internal roads due to future traffic redistribution to 

KȤroutes. 

HIGHER DENSITY 

RESIDENTIAL AREAS 

Western catchment: Enable residential densification 

west of Allan Road in the bulk sewer catchment; target 

around 4 du/ha (Greenside/Linden character), with local 

road upgrades as needed. 

 

Compatibility: Allow select consent uses that do not 

undermine residential amenity. 

RETENTION OF EXISTING 

RIGHTS 

Core protection: Maintain agricultural/rural residential 

rights in the northern and eastern portions; reinforce the 

semiȤrural character via controlled change at the edges. 
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Buffering: Use the urban agriculture strip on the eastern 

boundary to protect against uncertain outcomes on 

Strijdomôs Land. 

ESTABLISHMENT OF 

NODES 

Three nodes: 

¶ K101/Olifantsfontein: existing, grows over time. 

¶ Allan/Olifantsfontein: neighbourhoodȤscale 

mixed use. 

¶ Allan/Dale: neighbourhoodȤscale initially; may 

grow to regional node post K56/K109 delivery. 

ENVIRONMENTAL 

PROTECTION 

Natural corridors: Retain floodlines on private properties 

as natural corridors; require scoping/EIA where 

applicable. 

 

Sanctuary: Extend the bird sanctuary eastwards; apply 

full EIA to abutting properties; maintain public accessibility 

to the pan. 

IMPLEMENTATION 

POSTURE AND CATALYSTS 

Managed change: Status quo holds until catalysts (roads, 

bridge, sewer, airport development) occur; rights granted 

incrementally thereafter. 

 

Risk control: Resist adȤhoc and protectionist responses 

to avoid illegal uses and incoherent spatial outcomes. 

 

 

 

 

 

 

Glen Austin Development Plan Composite Plan below: 

 

Figure 11: Glen Austin AH Spatial Development Plan 1999. 
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Implications:  

¶ What can be deduced from this 26-year-old plan is that some of the 

challenges are perennial and these include the development 

pressures resulting from an increase in the number of illegal 

activities and formal development applications for more intensive 

uses. The plan came about to enable the then Development 

Implementation Section to process applications for development in 

a more efficient and consistent manner. 

¶ It is evident that a revised plan is required to continue to guide the 

location and type of new development to be located in Glen Austin. 

¶ An overly protectionist stance by any stakeholders involved has the 

potential to exacerbate the proliferation of illegal land uses and 

trigger uncoordinated, ad-hoc development responses from the 

private sector. This would undermine the coherence, desirability, 

and efficiency of the precinctôs spatial evolution and development 

trajectory. The Glen Austin precinct plan must therefore adopt a 

proactive, structured approach that accommodates managed 

change, safeguards sensitive areas, and channels development 

into appropriate zones, ensuring long-term spatial integrity and 

alignment with municipal objectives as espoused in the City of 

Johannesburg Spatial Development Framework 2040 (2024) and 

the Nodal Review Policy. 

 

¶ The framework emphasizes environmental conservation, protecting 

sensitive areas such as the Glen Austin Pan and wetlands, while 

any increase in density must be justified by infrastructure capacity, 

a principle still relevant today. 

Relevance to the study area: The 1999 Spatial Development Plan 

provides a historical policy baseline, explaining why Glen Austin has 

retained its rural and low-density residential character. It establishes the 

legitimacy of conservation and low-density development, offering a policy 

reference point for justifying any proposals for densification, mixed-use 

nodes, or more intensive land uses. The framework also sets environmental 

thresholds, highlighting the importance of mapping and protecting sensitive 

features such as the Glen Austin Pan and associated species. Furthermore, 

it reinforces that infrastructure capacity should guide the pace and scale of 

development, a principle that remains vital for contemporary planning and 

implementation. 

3.4.2 Glen Austin Extension 3 Campus Precinct 

Plan (2019) 

The Glen Austin Extension 3 Campus Precinct Plan (2019) was developed 

as an interim development framework to respond to mounting development 

pressures in the area, largely due to the presence of the Pearson Institute 

(now Eduvos) and its proximity to the Midrand Metropolitan Node. The 

outdated President Park, Glen Austin 3 And Austin View Development 

Framework, 1997 was no longer sufficient to guide current land-use change, 

student housing demand, or the pressures of urban infill.  
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The precinct vision: ñA distinct campus precinct that is walkable, well 

connected and supported by a mix of complementary land usesò.  

Based on the approval of the precinct plan, the area started experiencing 

changes in development applications. The City of Johannesburg 

Development Applications for Glen Austin show that 2019-2025 applications 

were dominated by consent uses applications and 52% of those applications 

have been approved. Applications for new townships (12 applications from 

2019-2025) and SDPs (15 applications 2019-2025) also started to rise, of 

which for both categories 50% of applications were approved. 

The Campus Precinct Plan proposed a range of zones, including Mixed Use 

Zones 1 and 2, High Residential Zone, and Precinct Core Zone, with 

densities ranging from 20 to 80 dwelling units per hectare (du/ha), and 60 

du/ha minimum with no upper limit in the Mixed-Use Zone 1. These higher 

density thresholds, particularly for student accommodation and mixed-use 

development, reflect an early appetite for intensification. In contrast, the 

Nodal Review Policy (2020) introduced more calibrated density guidelines, 

ranging from 5 - 10 du/ha to 20 - 30 du/ha, to ensure alignment with 

infrastructure capacity and spatial logic guided by the transect approach. 

The densities proposed in the Campus Precinct Plan were informed by the 

NRP.  

Key Issues Identified 

¶ Densities in practice were still low compared to those supported by 

policy. 

¶ Lack of public open space; urban management challenges; poor 

support for informal economy 

¶ Strategic opportunity for densification given underdevelopment and 

vacant plots. 

Interventions (phased 2019ï2040) 

¶ Improve mobility and gateways, create a neighbourhood node, 

support informal economy, establish linear park, upgrade public 

realm. 

Implication: The 2019 precinct plan envisioned moderate to high densities, 

particularly near the Midrand Node, yet actual approvals and built outcomes 

have remained much lower. This gap between the framework and reality 

undermines the transformation objectives of the Cityôs SDF 2040. 

Furthermore, many of the intended interventions, such as the development 

of a linear park, creation of gateways, and improved pedestrian mobility, 

appear not to have been implemented. As a result, the vision of a compact, 

walkable campus precinct has largely remained aspirational. At the same 

time, development pressure continues to grow, particularly in student 

accommodation and higher-density housing. Without appropriate 

infrastructure upgrades and open space provision, however, this trend risks 

leading to unmanaged densification. 

Relevance to the study: The Glen Austin Extension 3 Campus Precinct 

Plan remains highly relevant to the areaôs current planning context. Initially 

developed to address mounting development pressures, particularly around 

student housing and urban infill near the Eduvos campus, the plan laid the  
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groundwork for moderate to high-density transformation. It introduced 

new zoning typologies and encouraged mixed-use development, 

which catalysed a rise in consent use, township establishment, and 

site development applications between 2019 and 2025. However, 

despite policy support for densification, actual built outcomes have 

lagged, and key interventions such as public realm upgrades, mobility 

improvements, and open space provision have not materialized. This 

disconnect between the precinct vision and implementation has left 

Glen Austin vulnerable to unmanaged densification, especially as 

development pressure continues to grow. The planôs relevance today 

lies in its strategic intent: it still offers a framework for guiding 

inclusive, walkable, and well-connected development, but its success 

now depends on aligning infrastructure investment, urban 

management, and policy enforcement to realize its goals and support 

the broader transformation objectives of the Cityôs SDF 2040. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                             (Glen Austin Extension 3 Campus Precinct Plan, 2018)

                              

 

 

Figure 12: Glen Austin Campus Precinct Plan Spatial Development Concept 
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3.4.3 Ivory Park Urban Development Framework & 

Business Plan (2024) 

The Ivory Park Urban Development Framework & Business Plan 2024 

provides a strategic guide for revitalising the Greater Ivory Park and its 

various townships in Johannesburg. The plan envisions a sustainable, 

inclusive and vibrant Ivory Park that will empower residents, stimulate 

economic growth and upgrade essential infrastructure. The Plan outlines 

actionable steps such as stakeholder engagement, resource allocation, and 

developing metrics for progress assessment. Acknowledging challenges 

like limited resources and socio-economic disparities, the framework 

emphasises resilience in urban planning. Ultimately, it aims to transform 

Ivory Park into a thriving model for urban development in Johannesburg. 

The Greater Ivory Park is situated to south and east of the study area.  

The Key objectives of the plan include the following: 

¶ To Protect and manage the integrity of the Regional Open Space 

System. 

¶ To establish a comprehensive Regional and Local Movement 

Network which unlocks development potential of land, improves 

connectivity and access for all communities, and caters for public 

and private transport. 

¶ To promote Regional Economic Development and Job Creation 

with specific focus on business, commercial, light industrial and 

tourism development at strategic locations along a system of 

economic corridors. 

¶ To ensure the Establishment of Well Located, Sustainable Human 

Settlements with diverse typology, density and tenure options, 

supported with a comprehensive range of community facilities and 

services. 

¶ To Serve the Basic Needs of Communities and Facilitate Economic 

Development through comprehensive infrastructure investment. 

Anticipated impacts  

¶ The document outlines plans to upgrade essential infrastructure like roads, 

water, and sanitation to improve living standards and support future growth. 

Key projects include surfacing unpaved roads and constructing a safer 

pedestrian bridge in Rabie Ridge. This can enhance living standards, 

improve safety, and support sustainable growth by fostering better 

connectivity and access to essential services.  

¶ The framework will aid in directing the city's infrastructure investment to key 

regions in Ivory Park via the Johannesburg Strategic Infrastructure Platform. 

This ensures that development is directed toward places with the greatest 

potential impact. 

Relevance to study: The plan focuses on increasing socio-economic 

integration, consolidation, and long-term sustainability, which is closely 

aligned with the goals of the EGS, which aim to create inclusive economic 

growth and improve living circumstances in these regions. These 

improvements not only improve residents' quality of life, but also generate 

work possibilities during and after construction, contributing to Ivory Park's 

economic revitalisation. These improvements not only improve residents' 
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quality of life, but also generate work possibilities during and after 

construction, contributing to Ivory Park's economic revitalisation. Alongside 

from infrastructure development, the document refers to investment in public 

amenities and health facilities to improve community health and promote 

local businesses. This is an essential component of growth in the economy. 

Glen Austin, as a close neighbour to Ivory Park can benefit from this and the 

precinct plan can be developed with these benefits to be maximized. 

There are further spatial implications that need to be considered with 

reference to the adjacent Composite Ivory Park Urban Development 

Framework. Dale Road is one of the critical touchpoints between the study 

area and the UDF. To the southeast of this important conduit are various 

uses ï both planned and existing. These include municipal facilities, tertiary 

institution, institutional uses and proposed industrial use which runs the 

southwestern length of Glen Austin AH. Creating a buffer between the study 

area and the Grand Central Airport Precinct. These abutting uses need to 

be considered in the precinct planning for Glen Austin, to ensure coherence 

and complementarity of uses. Interestingly, the proposed mixed-use spine, 

along Anne Road, cuts through Glen Austin Extension 3. This is one of the 

most important links between the Greater Ivory Park and the rest of the City 

of Johannesburg through Allandale Road. 

 

Figure 13: Composite Ivory Park Urban Development Framework. 

3.4.4 Feasibility study for the Bus Rapid Transport 

(IPTS) for the Ivory Park to Sandton and 

Johannesburg CBD routes in the city of 

Johannesburg (2023) 

The study was carried out to determine the feasibility of trunk routes and 

complimentary services between the key areas. Three most feasible route 

options were given, one of which passes along Dale Rd (C7 Complimentary 

Route) which runs along the eastern border of Glen Austin Ext 1. 

Relevance to study: The proposed C7 route would positively impact 

mobility and connectivity in Glen Austin. As demonstrated through the 
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figures below, the C7 Complimentary Route from Kopanong in Ivory Park to 

the Midrand CBD uses Dale Road which borders Glen Austin AH and 

Extension 1. The T 6 ï 6 route traverses Glen Austin Extension 3 through 

Anne/Republic Road. The plan needs to ensure that the proposed uses 

along the stretches of these important routes is carefully considered and 

provide the critical mass to render the public transport system viable. 

It is imperative that public transportation and land uses are well-integrated 

to ensure efficiency in movement systems. The operation of the BRT C7 

route may result in a shift of the Glen Austin development typology.  

 

Figure 14: BRT Route Options 

 

Figure 15: 3 Feasible BRT Route Options 

(Feasibility study for the bus rapid transport (IPTS) for the ivory park to 

Sandton and Johannesburg CBD routes in the city of Johannesburg ITS 

global, 2023) 
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Figure 16: BRT Complementary Route C7. 

3.4.5 Gauteng Central Precinct Plan (2024) 

The Gauteng Central Precinct is one of the key landmark large-scale mixed-

use projects situated in administrative Region A of the City of Johannesburg. 

Sharing ward 92 with Glen Austin, it is located adjacent to the Glen Austin 

study area; to the south west of Glen Austin AH. 

The primary objective of the Precinct Plan is to provide detailed 

development guidelines for the Grand Central township around the airport. 

The guidelines are geared towards creating a transit orientated 

development (TOD) centred around the Midrand Gautrain Station that is 

well-connected, walkable and mixed-use in nature. The primary focus of the 

development is the provision of a range of integrated, affordable and good 

quality housing options. The guidelines also promote a dense and compact 

urban environment, a range of quality public spaces. 

Emphasis is placed on the integration of green infrastructure and 

sustainable development strategies that provide responsible methods for 

managing stormwater, will create quality ecosystems for fauna and flora, 

and that result in a range of recreational and exercise spaces for residents 

of Gauteng Central. 

Project Objectives: 

¶ Compact city 

¶ Walkable city 

¶ Mixed use 

¶ Active ground floor 

¶ Network of public spaces 

¶ Green infrastructure 

¶ Urban architecture, and 

¶ Inclusivity and affordability 

The wholistic development objective is to yield in the order of 81 000 housing 

units. The western segment will yield over 27 000 new homes. Of the total 

housing units delivered, there will be a 1/3 split between BNG units, SHRA 

units and affordable/market units. The average apartment block height is 10 

storeys, and the average unit side would be 29m2. 
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Figure 17: Provision of housing based on income bands 

Relevance to the study: This proposed residential focused mixed-use 

development southȤwest of Glen Austin AH and north of Extension 3 

introduces new spatial dynamics and pressures that must be reconciled with 

the Glen Austin Precinct Plan. Its relevance lies in:  

¶ Integration of land use: land use and building height alignment 

between Gauteng Central Precinct Plan strategies and the 

proposed Glen Austin development footprint. 

¶ Infrastructure demand: anticipating and aligning service 

upgrades, mobility networks, and utility capacity. 

¶ Policy consistency: ensuring that these policy instruments 

complement each other. 

¶ Traffic and mobility: reviewing road capacity, public transport 

linkages, and pedestrian connectivity, and establish linkages and 

connections. 

¶ Urban character: ensuring the development complements Glen 

Austinôs spatial identity and avoids fragmentation. 

 

 

 



 

                                                                                                          45 
Glen Austin Precinct Plan 

Phase 2: Policy Review and Status Quo Report |   January 2026 

 

Phase 2: Policy Review and Status Quo Report & Presentation   |   July 2025 

 

Figure 18: Gauteng Central Masterplan (GCPP, 2024) 
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3.4.6.  Medium Term Revenue and Expenditure 

Framework infrastructure projects 

 

The plan below outlines infrastructure projects included in the City of 

Johannesburgôs multi-year financial framework. These projects are informed 

by local infrastructure needs and guided by the Cityôs Integrated 

Development Plan (IDP), spatial frameworks, and various 

departmental/entities strategies. 

Within the study area, only one project has been identified: the upgrading of 

existing electrical infrastructure in Commercia. Additional projects located in 

close proximity, which may provide benefits to the study area, include: 

¶ Upgrading of existing water supply infrastructure 

¶ Provision of new electrical infrastructure 

¶ Provision of new water infrastructure 

¶ Upgrading of existing road infrastructure
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Plan 5: MTREF Budget Projects Plan 










































































































































































































































