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1. Introduction  

The Grant Ave Precinct Plan commissioned by 

the City of Johannesburg (CoJ) and the 

Johannesburg Development Agency (JDA); was 

prepared by a multi-disciplinary professional 

team including urban designers, town 

planners, architects, economic analysts, 

transport, traffic and engineering services, and  

urban management specialists. The work was 

undertaken in close co-operation between the 

JDA and officials from Region E and the City 

Transformation Unit, in addition to extensive 

public engagement through a participatory 

planning process (documented separately). 

  

Grant Ave has potential to function as an 

inclusive mixed use environment, which is 

connected to the rest of Johannesburg 

through the emerging public transport system 

along the Louis Botha Corridor. As well as 

tapping into a range of economic, social 

amenities and housing opportunities being 

developed within the broader area.  

 

The formulation of the Grant Ave Precinct 

Plan thereby ǎŜŜƪǎ ǘƻ ǊŜǎǇƻƴŘ ǘƻ ǘƘŜ ŀǊŜŀΩǎ 

inherent locational advantages.   
  

Figure 1.1 City and Region E context maps  
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1.1 Background  

 

a) At the time of the formulation of this 

framework, there was no Local Area 

Urban Development Framework in 

place for Norwood and surrounding 

areas to the north and west.  In this 

regard the development principles of 

the current 2010/2011 Region E RSDF 

apply. The latter includes an existing 

more localised land use policy 

pertaining to Grant Avenue high 

ǎǘǊŜŜǘΣ άNorwood: Erven Permitting 

Offices in Existing Structuresέ όtƭŀƴ рсΣ 

Region E RSDF). Norwood borders on 

the east with the Louis Botha- 

Corridor of Freedom Strategic Area 

Framework, for which development 

proposals have been prepared and 

approved by the City. Specific projects 

that the City is undertaking include 

the proposed Paterson Park 

residential development, the 

construction of the Paterson Park 

community centre, library and sport 

complex, the Orchards clinic as well as 

the BRT public transport infrastructure 

along Louis Botha Avenue. 

 

b) Private development initiatives are 

dominated by one major high profile 

project; The Houghton residential 

apartments and hotel. At a smaller 

scale they include improvements and 

the gradual densification of Norwood 

as led by developers and individual 

property owners.   

 

c) The analysis of the area has been 

conducted through desk top studies, 

observations and mapping and is 

complemented by specialist studies 

that cover socio-economic surveys, 

transportation and services 

infrastructure, as well as stakeholders 

and area management.  

 

d) The planning process is also informed 

by the application of innovative 

interactive public engagement 

techniques, resulting in the co-

production of a plan that reflects the 

interests and priorities of a wider and 

diverse stakeholder base.  

 

e) As indicated in the economic study 

(Annexure C), Grant Ave has 

historically played an important role 

as being a well performing mixed use 

commercial strip supporting the 

community of Norwood, Orchards, 

Gardens, Victoria, Fellside, Orange 

Grove, Houghton, Berea and beyond.  

Thus the relevance of setting up 

growth directives to guide the land 

use optimisation and integration of 

Grant Avenue with the surrounding 

areas.  

 

 

 The assessment establishes the following: 

¶ Identifies current trends and future 

desired policy development direction, 

which has implications on the future 

development of the precinct. 

¶ Establishes current constraints and 

shortcomings; both from a policy and 

physical perspective. 

¶ Identifies opportunities for future 

development and potential growth. 

 

1.2 Report structure  

This report includes:  

a) Critical findings and planning criteria 

to guide the incremental 

intensification and optimisation of the 

Precinct development, taking into 

consideration issues and opportunities 

deriving from an intense and well 

supported participatory process.  
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b) A Contextual Spatial Plan and 

Precinct Guidelines including:  

¶ The vision derived from the 

engagement with various 

stakeholders and residents 

organisations.    

¶ Land use proposals to guide the 

incremental development of the 

precinct allowing for guided 

intensification retaining its 

character and enhancing its role in 

the city. 

¶ Accessibility and mobility plans 

highlighting potential 

interventions to improve the 

functionality of the High Street by 

connecting it to an interconnected 

public transport network. 

¶ Strategies and recommendations 

to improve and to introduce 

extended NMT routes and 

interventions to make the system 

safer and more pedestrian 

friendly.    

 

c) Catalytic Projects include:  

¶ The land use optimisation and 

potential redevelopment of a 

centrally located municipal 

parking area which through 

potential PPP could deliver a civic 

square and additional parking and 

bulk to support the growth of the 

node. 

¶ Urban upgrade projects to 

improve the   identity, safety and 

enhance the experience of Grant 

Avenue shoppers and residents.  

¶ NMT interventions to improve the 

walkability of the main connecting 

routes to the BRT and Rea Vaya 

services. 

¶ Traffic calming and other 

measures to improve movement 

and walkability along Grant 

Avenue.  

 

d) Area Management  

This is a critical component of the plan and 

includes: 

¶ The preparation of a social 

development programme to 

actively address the high 

prevalence of poverty within the 

high street precinct;   

¶ Utilising Jozi@Work to promote 

greater economic inclusivity of 

emerging businesses to service 

the needs of the high street and 

residential neighbourhood; 

¶ Formalisation of functioning 

management body which will 

work with the City of 

Johannesburg, and other 

authorities and agencies, to 

manage the public realm and 

support the social development 

and CAPEX development projects 

identified in this plan.   

The report is structured in 8 chapters and is 

supported by specialist reports and studies 

reflecting the multidisciplinary approach 

undertaken in the production of the work. The 

supporting documentation further serves to 

provide more detailed analysis and 

observation into the processes which were 

engaged in the formulation of this Plan as well 

as providing detail around specific areas of 

concern.  
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Figure 1.2: Defined boundary of precinct area.  

The Precinct is bounded by Henrietta Road on the 

North, Fanny Ave to west, Lucy Lane/ Paterson 

Park to the east and Arthur Rd to the south 

including Grant Ave extension to Osborn Road. 

The proposed Grant Avenue Precinct is located 

within the suburb of Norwood, within Region E of 

the Johannesburg municipal area.  

The introduction of the BRT along Louis Botha  

1.3 Locality  

 

 

  

Avenue will impact on the accessibility and land 

use mix of the extended study area, bringing new 

opportunities and challenges that will need to be 

factored into future planning, as well as taking 

into consideration possible conflicting views, 

needs and aspirations of a diverse constituency, 

affected by and interested in the future of Grant 

Avenue. The plan calls for a development strategy 

which incorporates and is anchored on the growth 

and  

optimization of the existing High Street. Which 

has the potential to function as an inclusive mixed 

use environment which is well connected to the 

rest of Johannesburg through the introduction of 

the new public transport system, routes and 

networks. Furthermore, the objective of the plan 

is to develop a high street that can support a 

range of economic, social amenities and housing 

opportunities. 
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Figure 1.3: Historic tram line indicating tram route  Figure 1.4: Historical figure from the area 

1.4 Historical Context  
 
The study area was the original site of the 
Viljoen farm, centred primarily on what is 
today known as Orange Grove. A mid-way rest 
point for travellers developing to the point of 
creating a wayside house with added 
attractions and amenities. These included 
recreational facilities such as a tea garden and 
swimming pools. In 1889 the plots were 
portioned and advertised for sale. In March 
1902 remaining freehold plots were 
advertised in Orchards, followed by Norwood 
in June and in The Gardens in July.     
 
Proclaimed in 1902, development in Norwood 
was slow until the extension of the Orange 
Grove horse-drawn tram as far as the 
intersection of Iris Road and Grant Ave. The 
effect of the tram was immediately visible on 
that intersection: simple corrugated iron 
structures were built, soon replaced with brick 
and mortar buildings, and the evolution of 
Grant Avenue from a residential street to a 
high street was underway. Electric trams 
reached the intersection of Iris and Grant in 
1910, and extended along The Avenue as far 
as The Gardens by 1930. 
(Brett McDougall 2015) 
  
The heritage of the area is also more recently 
defined by a number of key personages who 
played a role in the liberation struggle of the 

country and lived, worked or frequented the 
area such as antiapartheid activist Helen 
Joseph and anti-war activist Mahatma Gandhi 
ŀǎ ǿŜƭƭ ŀǎ ƪŜȅ ōǳƛƭŘƛƴƎǎ ƭƛƪŜ ǘƘŜ {ǘ [ǳƪŜΩǎ 
Church, Uxolo Guest House and 10 Terrace 
Road.  
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Figure 1.4: Conceptual drivers  

Figure 1.5: Strategic Development Thrust ς Conceptual Framework  

Figure 1.6: Grant Avenue Precinct Plan Public Engagement   

1.5 Strategic Development thrusts and 

objectives  

The Conceptual Framework illustrated in 
Figure 1.5, depicts the key informants of this 
plan. This includes; the current urban 
development policies defining the growth and 
development of Johannesburg, the priorities 
defined in the Regional Development 
Framework for Region E, the role that 
centrally located neighbourhood can play in 
the urbanisation and long term sustainability 
of the city and Grant Avenue high street as the 
backbone of Norwood providing a local 
economic base, direct access to facilities and a 
destination place within the city.  
 

As Jane Jacobs states the fundamental 
function of planning is to improve the quality 
of life of the citizen by providing a resilient, 
liveable, sustainable urban environment (2040 
GDS) ς underpinned by a low carbon emission 
infrastructure.   
 
The conceptual drivers of this process thereby 
revolve around fostering relationships 
between the stakeholders identified in figure 
1.5 and the city as the sum of parts that need 
to be knitted together to improve the 
performance of the urban system.  
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1.6 Strategic Development Objectives  
 
The Precinct Plan is guided by principles which 
are aimed at building a more inclusive and 
resilient local area, in support of the activation 
and improvement of the commercial potential 
and environmental conditions of Grant 
Avenue.  
 
In doing so the Plan explores best practices 
related to well performing high streets, 
sustainable neighbourhoods and local area-
based urban management systems that can 
assist in building robust public-private 
partnerships to inform the prioritisation and 
implementation of viable projects and guide 
investment over time.  
 
The core objectives of the Plan are thereby to 
identify effective and viable ways in which to 
develop Grant Ave through measured public 
and private interventions that can serve to 
revitalise the Precinct to ensure: 
 

¶ Social and economic inclusivity  

¶ Optimal functionality of the space  

¶ Building a people centred place ς 
collaboration and partnership with 
stakeholders and community  

¶ Creating a walkable and mixed use 
high street environment  

¶ Connecting the high street to broader 
networks and surrounding residential 
community  

¶ Assessment of building stock and 
density to identify potential 
improvements 

¶ Accessibility and mobility through the 
high street and the precinct as a 
whole   

¶ Assessment of built environment and 
its condition  

¶ Mixed use and mixed income 
development 

 
The assessment of existing policies and 
conditions formed a part of the Status Quo 
analysis which highlighted the opportunities 
which have already emerged within the 
environment and which form the foundation 
for further strategic interventions identified 
within this Plan.  
 

1.7 Approach and Methodology  
 
The method applied for the production of the 

Plan included four components: 

¶ A Status Quo Analysis,  

¶ Action Research,  

¶ The Precinct Plan,  

¶ An Area Management Plan. 

 

The Status Quo formed the foundation of the 

work providing the basis for the Plan, this 

processes included:  

¶ Desktop study and literature review 

¶ Interactive mapping and analysis of 

the built form  

¶ Assessment of existing development 

plans, guidelines and bylaws; 

¶ Ethnographic studies ς Culture of 

Grant Avenue and environs 

¶ Previous city lead initiatives, efforts 

and outcomes- interviews 

¶ Socio-demographic profile  

o Grant Ave users, movers and 

shakers  

o Interviews  

o Users of the street  

¶ Precedent studies  
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Figure 1.7: Planning process diagram   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Action Research involved  

¶ a process of observational analysis,  

¶ community workshops and 

engagements,   

¶ concept testing through placemaking 

techniques. 

The Precinct Plan production involves a 

consolidation of these components and 

provides assessment and recommendations 

for future planning and development for the 

area.  

The final component refers to the Area 

Management Plan which forms a framework 

from which the community, business owners, 

property owners and other stakeholders 

within the area are able to form a 

representative body to drive management and 

serve as a facilitator for future projects.  
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1.8 Public engagement strategy  

 

The public engagement strategy has been a 

central component of the Action Research 

Process which was a key driver of the 

production of this plan and was facilitated 

through a series of interactions including: 

¶ Public Meetings  

¶ Meetings with Focus Groups namely 

the Action Committee established for 

the purpose of the project  

¶ On street Surveys  

¶ Design Workshops  

¶ Idea Test Days (Action Research)  

 

Tactical urbanism techniques/ action research 

approach was employed as it served to test 

design concepts and public space changes 

which were proposed through community 

engagements and design workshops. This 

allowed for an identification of the relevance 

of proposed ideas by assessing how they 

worked within the physical space.  

 

Furthermore, the activation programme which 

was initiated through the public engagement 

was pursued from an aim to connect a diverse    

community and create opportunities for 

meaningful engagement and participation. 

Providing a space in which tangible ideas are 

put to the test so as to construct a plan which 

is responsive to the realities at a street level 

rather than imposing a plan solely based on 

what looks good on paper.  

The planned activations also intended to 

revitalise and mobilise the community which 

surrounds the high street and motivate them 

into playing a more active role in the 

transformation that occurs in their 

environment.  

  

Figure 1.8: Stakeholder breakdown diagram   
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Figure1.9: Public participation objectives and process  
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2. Study area definition     

The proposed Grant Avenue Precinct is 

located in the suburb of Norwood, within 

Region E of the Johannesburg municipal area. 

Critical to the study is the assessment and 

understanding of the socio economic 

dynamics and physical conditions defining 

Grant Avenue as a high street, and the prime 

business strip of Norwood. Which is shaped by 

changing demographics and economic 

patterns within the precinct, the 

neighbourhood and the broader urban 

context. 

The understanding of the functional and 

physical relationship between the high street 

and the broader spatial and social context of 

the neighbourhood is essential to the planning 

process. 

Even though the focus of the study is Grant 

Avenue, the surrounding area has been 

assessed in terms of the level of synergy that 

exists between the residential fabric and the 

commercial strip, including changing land use 

patterns, socio-economic challenges, public 

transport, traffic, parking, and services 

infrastructure, quality of the environment and 

availability and conditions of public spaces. 

In terms of the information obtained from the 

socio-economic assessment, the profile of the 

defined study area is as follows: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

a) Study Area Profile 

 

Total Area:                        26.4 ha 

Population:                       1,108 people  

Households:                     443 (estimated)  

Household size:               2.5 people 

Dwelling units:                 375 

The dwelling units consist of: 330 houses & 

cottages / 2nd dwellings combined; plus 45 

apartments. 

Population Density:         42 p/ha 

Dwelling Density:             14 du/ha (gross) 

Note: Calculated with information sourced 

from the socio-economic study. 

 

Within the neighbourhood there is one 

primary school, a library that will be relocated 

to the new social facilities cluster currently 

been upgraded and developed by the city, a 

police station, and religious institutions (one 

located on the edge of the precinct) as well as 

churches, mosques and synagogues located in 

close proximity to the study area.  

The population profile is mixed with 51% 

combined African / Indian / Asian & Coloured; 

пт҈ ²ƘƛǘŜ ŀƴŘ н҈ άhǘƘŜǊέΦ ¢Ƙƛǎ ƛndicates the 

trend of a diversified population profile   

Figure 2.1: Broader area definition map  

Figure 2.2: Land use map  
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Study Area: Grant Avenue Precinct Plan 

Figure 2.3: Broader area linkages   
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2.1. Demographic and Economic Profile 

The urban planning study, based on a spatial 

assessment of existing accessibility of road 

networks, public transport services and 

walking distance, defined an immediate 

spatial area of influence to be a 1km radius 

from the Grant Avenue high street. This range 

essentially includes: 

¶ A very distinct overlap with a section of 

the Louis Botha Corridor of Freedom to 

the east, forming the eastern edge. 

From the Louis Road / Louis Botha 

Avenue TOD in the north-east along 

Louis Botha Avenue to the Fellside TOD 

in the south-east. This includes the 

western fringe of Orange Grove. 

¶ It includes Victoria and Fellside in the 

south. 

¶ The greater Norwood area to the west; 

and the Houghton Golf Course in the 

south-west. 

¶ The southern half of Oaklands in the 

north-west. 

¶ Three quarters of Orchards in the north.  

From the defined spatial sphere of influence, 

the following demographics and densities 

were established. Information sourced from 

the economist report, a projection based on 

2011 census data. (Table 2.1):  

Å An estimated total population of 

10,400 people reside within a 1km 

radius of Grant Avenue (including 

Norwood and portions of the 

adjoining suburbs). This is 

approximately 3,800 households. 

Å In broad terms this forms the 

immediate market for Grant Avenue. 

Å The household size ranges from 2.5 to 

3.0 persons per family, with an 

average of 2.7 persons. 

Å The average gross population density 

is 43 p/ha (4,300 p/km²).  

Å For Norwood it is 42p/ha (gross); and 

Orange Grove it is 63p/ha (gross). This 

is a low density threshold; insufficient 

to support public transport; which is 

estimated to require 100p/ha. 

Å The socio-economic analysis, by 

Demacon notes as follows:  

o 70% - 80% of the population have 

an education level of Grade 12 

and higher. 

o Norwood age range: 1/3 is 25-44 

years; 1/4 is 45 ς 64 years; 1/3 is 0 

-24 years; with about 1/10 in 

Table 2.1: Neighbourhood demographics   

Suburb Suburb/area 
Size 

Population 
(2016) 

Households 
(2016) 

Household 
Size 

Dwelling 
Units 

(Est.2016) 

Gross 
Pop 

Density 

Gross 
Dwelling 
Density 

(1km radius) (ha) No. No. (p/hh) No. (p/ha) (du/ha) 
1 Norwood 80.2 3,365 1,341 2.5 1,341 42 17 
2 Orchards 66.5 2,064 737 2.8 737 31 11 
3 Oaklands 21.6 460 153 3.0 153 21 7 
4 Orange 

Grove 
43 2,712 968 2.8 968 63 23 

5 Victoria 17.1 1,409 469 3.0 469 82 27 
6 Fellside 10.3 338 150 2.3 150 33 15 
TOTAL/AVERAGE 238.7 10,347 3,819 2.7 3,819 43 16 
 

Table 2.1: Neighbourhood Demographics   
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retirement age (65+ years). 

o Unemployment levels are very 

low across all suburbs 2% - 5%; 

the exception being Orange Grove  

o Income levels: Predominately 

medium to high income 

households. 84% of the 

population are LSM 4-9 range. The 

weighted average annual 

household income in the market 

area (LSM 4 ς 10+) amounts to 

R423 668 per annum, which 

translates into R35 306 per month 

(Source: Demacon, 2016). 

 

 

 

 

  

Figure 2.4: Study Area in context  
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2.2. Alignment with city policies and public 

infrastructure investments 

The City of Johannesburg applies the following 

hierarchy of planning areas approach: 

Å Metropolitan SDF 

Å Regional SDF (RSDF) for Region E 

Å Strategic Area Framework (Louis 

Botha Corridor of Freedom) 

The Louis Botha Corridor of Freedom project is 

a major development initiative within Region 

E. 

Norwood borders on the Orange Grove 

section of the corridor. Development 

proposals include residential densification and 

the development of mass public transport 

infrastructure (BRT), as well as the 

identification of Paterson Park as a key 

development opportunity. 

The suburb of Norwood and the Grant Avenue 

Study Area; are located within Sub-Area 26 of 

Region E. 

The Local Area Plan (dated 2010/2011) for 

Sub-Area 26 identifies a hierarchy of routes; 

aimed at containing the intrusion of non-

residential development, and maintaining the 

residential character. 

It also includes Local Area 3 of the Louis 

Botha Corridor of Freedom initiative. This 

consists of a TOD node at the intersection of 

Louis Botha and Louis Road. 

The focus of this study is the Grant Avenue 

Precinct Plan. The study area comprises of the 

Grant Avenue High Street at its centre; with 

ǊŜǎƛŘŜƴǘƛŀƭ ŀƴŘ ƛƴǎǘƛǘǳǘƛƻƴŀƭ Ψ{ǳǇǇƻǊǘ ƻǊ 

LƴǘŜǊŦŀŎŜ ½ƻƴŜǎΩΦ  

 

 

  

Figure 2.5: Local area planning 

map  
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2.2.1 SDF /RSDF/Home Enterprise 

Plan 

The CoJ Spatial Development Framework 2040 

(approved 2016) establishes the vision of a 

ŎƻƳǇŀŎǘ ǇƻƭȅŎŜƴǘǊƛŎ ŎƛǘȅΦ άHere the Inner City 

would form the strong urban core linked by 

efficient public transport to dense, mixed use 

(residential and commercial), sub-centres, 

situated within a protected and integrated 

natural environmentέΦ ! ƪŜȅ ŜƭŜƳŜƴǘ ǘƻ 

realise this spatial vision is the development of 

the Corridors of Freedom, to consolidate 

growth and development opportunities 

around existing and future public transport 

infrastructure. These form part of the 

Transformation Zone where public (CoJ) 

investment is prioritised for future urban 

intensification and growth, as they have the 

capacity to trigger positive effects on a 

metropolitan scale.  

In this new policy context, the regional 

objective of the 2010/2011 RSDF, is to 

maintain the residential character and 

ambience of the Sub-Area and contain non-

residential uses, which will also be adjusted to 

enable a desired compaction and 

densification. 

INTERVENTIONS: 

Å Contain existing non-residential 

development: 

o Contain the lateral expansion of 

non-residential development 

(Norwood PnΩP; Louis Botha) 

o Permit medium to large-scale 

home enterprises in Norwood in 

terms of the Norwood Home 

Enterprises Plan (adjacent plan). 

Å Grant Avenue, Norwood, (between Ivy 

Road and Dorothy Road) has been 

classified as an Activity Street 

o Parking to be provided on site, as 

per Town-Planning Scheme. 

o Contain non-residential 

development on Grant Avenue as 

detailed in the Norwood Home 

Enterprises Plan. 

o Storm water issues. 

Å Mobility Routes proposed.  Current 

initiatives re-look at the road 

classifications. 

Å Louis Botha defined as a Mobility Spine.  

Louis Botha Corridor of Freedom Strategic 

Area Framework now applicable. 

Å Upgrade Paterson Park as a park. New 

development being explored; higher 

density residential. 

Å Protect and improve the environment. 

Protect and enhance public parks; provide 

urban management (particularly along 

Louis Botha). 

 

 

 

 

 

 

 

 

 

 

 

 

 

2.2.2 Corridor of freedom and related 

investment programmes 

The Grant Ave Precinct is situated between 

the Louis Botha corridor development (east) 

and the M1 Freeway (west). Existing main 

arterials and major link routes indicate a 

predominant E-W movement pattern. 

Figure 2.6: Current planning boundaries  
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Houghton golf course forms a physical 

movement barrier; all routes around it 

function as major link routes E-W and N-S.  

The envisaged development intensification for 

Louis Botha and Paterson Park will cause 

increased movement and access to the 

freeway. In the current configuration Paterson 

Road is an alternative E-W connector; and 

Grant Avenue an alternative N-S connector. 

Grant Avenue precinct is the interface zone of 

the corridor and local neighbourhoods 

2.2.3  CoJ Complete Street Guidelines 

¢ƘŜ hōƧŜŎǘƛǾŜǎ ƻŦ ǘƘŜ /ƻWΩǎ /ƻƳǇƭŜǘŜ ǎǘǊŜŜǘ 

initiative include: Safety; Access and Mobility; 

Context; Livability; Sustainability; Visual 

Excellence and Cost Effectiveness. 

 

2.3. Study area location and competitive 

advantages 

Å The destination appeal of the Grant 

Avenue node lies in the uniqueness of its 

retail and business offering due to the 

individual and locally embedded 

enterprises and limited national retail 

business presence.  

Å The Grant Avenue node is an area that 

creates an attractive and nurturing 

environment for small businesses and 

enterprises, offering opportunities for 

building renovations and competitive 

rentals appreciably lower than those 

offered in conventional retail centres & 

new office developments.  

Å As such, the area has attracted over the 

years a unique blend of small scale 

businesses and enterprises that would 

otherwise not have been viable in a 

conventional retail centre environment. 

 

  

Figure 2.7: Precinct boundaries in local area context   
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2.4. Grant Avenue in context, SWOT and 

Perception Analysis  

2.4.1 Socio-economic   

Strengths  

Å Multi-cultural consumer market and 

healthy distribution of age cohorts opens 

a range of specialised goods/services that 

can be provided. 

Å Educated, well-earning consumer market. 

Å Good accessibility. 

 

Weaknesses  

Å Highly urbanised area inhibits physical 

development for new development 

offerings. 

Å Lack of parking can inhibit future 

commercial and retail growth in Grant 

Avenue. 

 

Opportunities  

Å Good locational attributes to interact with 

discerning consumer market. 

Å Offering specialised goods and services 

not usually associated with retail centre 

type developments. 

Å Well-balanced mix of land uses due to 

demographic profile of local population 

can produce a liveable and unique urban 

environment. 

Threats  

Å Perceived potential change in east-west 

traffic patterns through Norwood could 

possibly influence the unique, small-scale 

built character of the high street, e.g. 

change in vehicular traffic patterns, 

pedestrian movement, pollution levels, 

etc. 

2.4.2 Transportation and services 

infrastructure. 

The mobility and access into the area relies on 

the high level of permeability provided by the 

iron grid layout of the neighbourhood 

accommodating a flexible and adaptable 

movement pattern.   

The services infrastructure is considered to be 

sufficient to support additional residential 

growth. However, a consolidated plan will 

have to be drawn up reflecting the integrated 

and comprehensive proposals of what would 

be achievable along the Louis Botha corridor 

and the level of densification and 

accommodation that the adjacent areas can 

absolve.  

 

 

2.4.3 Road upgrade 

The road upgrade that could be achieved will 

be conditioned by limited road reserves.   The 

recommendation indicated on the traffic 

engineers reports, recommends that the 

emphasis is put on the optimisation of the 

existing road capacity through traffic calming 

measures and management to accommodate 

future demands.  

2.4.4 Parking  

Parking provision for commercial and 

residential developments will be the major 

challenge that urbanising suburban 

neighbourhoods will face. Changes of the 

behaviour and expectations of the 

population will have to be promoted to get 

people to shift from a total dependency on 

the car, to walking, cycling and adopting 

public transport.  

Technological advantages such as self-driving 

cars and more affordable rates for the use of 

taxis and other forms of people movers must 

be taken into consideration in looking at 

solutions to access the precinct and the 

broader area.     
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2.4.5 Spatial and Functional assessment  

The neighbourhood is defined by a system of 

small blocks running along an east west 

direction with a typical plot size of about 

495m2. This provides for a very desirable 

condition to allow for a range of development 

configurations and densities which is explored 

and illustrated on the precinct plan section.   

The Grant Avenue High Street provides a good 

example of a local convenience and diverse 

shopping strip which acts as a nursery for new 

businesses with a strong local content. The 

relevance of this study area is to assess how 

more diverse and balanced land uses can 

assist in building a more supportive urban 

system. 

Furthermore, the Grant Avenue strip presents 

a good example of a flexible built form that 

can accommodate commercial and residential 

uses while retaining a human scale making the 

precinct a more appealing space to live and 

work.   

This is represented by the 3-4 story buildings 

some of which have well defined and 

developed courtyards and intermediate 

spaces which are activated at different times 

of the day enhancing the experience of those 

visiting and using the area.   

 

2.4.6 Local Area Management  

There are a number of issues identified 

through the public participation process, 

interviews and observations clearly defined 

within the specialist report including: 

¶ Unattended public realm 

¶ Poor public lighting 

¶ Increasing number of homeless 

people   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

¶ Safety and security   

¶ Unorganized and in some cases 

aggressive car guards  

¶ Lack of Bylaw enforcement etc.    

 

 

  

Figure 2.8: High street conditions  
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2.4.7 Social Dynamics  

The social dynamics were most directly 

explored through a combination of a series of 

public meetings and engagements, and 

ethnographic type studies which included 

observational analysis, informal interviews 

and destination mapping surveys. The key 

themes discussed below were key narratives 

which emerged from people on the street 

reflecting on their experience, of how they use 

and interact with the environment.  

 

¶ PARKING 

Parking was expressed extensively by both 

users and businesses along the high street as a 

key area of concern. The availability of free 

parking is seen as a key draw for the area and 

the life blood for smaller businesses which 

depend on the fluidity of movement and 

convenience that on street parking provides. 

This has thereby been a central concern 

addressed within the design of the high street 

and how to maximize parking within an area 

with limited space available. Conversely the 

cars which park illegally along the high street 

are a big problem for some as they create 

obstacles for motorists. Suggestions were 

made for parking to be better managed which 

included suggestions to regulate the times at 

which people could park in the street, namely 

limiting on street parking to the evenings 

when there is less traffic.  

 

¶ IMPROVED PUBLIC UPGRADE HIGH 

STREET  

The walkability to and through the high street 

was raised as an area for improvement, 

concerns included cluttering of the pedestrian 

environment, limited space for walking in 

certain places, and  a lack of lighting in the 

evenings making the environment less safe 

and visible. 

Through the Test conducted along the high 

street it became very apparent that there are 

a number of children who walk along the high 

street to catch transport or who live within 

the area. Ensuring that the pedestrian space is 

also aimed at their use is essential. Improving 

the high street could also encourage shop 

owners to upgrade their shop fronts.  

Providing entertainment spaces along the high 

street in general is seen as a priority for users 

ǎƻƳŜ ŎŀƭƭƛƴƎ ŦƻǊ άŎƛƴŜƳŀΩǎΣ ŎŀǎƛƴƻΩǎ ƻǊ 

recreational centǊŜǎέΦ ¢Ƙƛǎ ƛƭƭǳǎǘǊŀǘŜǎ ǘƘŜ ƛŘŜŀ 

behind creating more of a destination place 

which draws people into to work, live and play 

in the area.     

¶ IMPROVED PARK  

The Park is a community asset and should 

provide a platform for community 

development programs, a safe space for 

children who live in the area to play, adequate 

facilities and an open space for activation 

through events or markets. The NORA 

residents association has earmarked the Park 

as a space they want to actively engage and 

be a part of the programming and 

revitalisation of this facility. It is first and 

foremost a space for everyone in that 

community and should be improved to 

maximize its value and use.    

¶ SERVICES AND FACILITIES  

Public realm facilities and maintenance 

services need to be upgraded along the street, 

this includes a demand for increased police 

presence.  

Services include cleaning as well as security. 

Facilities which have yet to be adequately 

resourced include toilets, the Park has some 

facilities however they are not adequately 

managed as they are often locked. 

 

¶ SAFETY (refer to figure 2.9)  
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Safety is a central concern across the city, and 

this is very much the same in this area 

respondents were asked where they feel safe 

along the strip and where they do not. The 

general trend is that people feel safe along the 

high street, whereas intersections are areas of 

concern particularly for pedestrians who are 

not currently given priority.  

However the key areas of concern are the 

Norwood Park and Paterson road, the latter is 

a key problem as this is the connective route 

to the police station and Louis Botha Avenue. 

The main issue around the Park relates to the 

current trend of homeless people who use the 

Park as a refuge, this is a very delicate issue 

which requires a response from the city social 

service departments as well as the 

community.     

Lighting along side streets is a key concern as 

the lack of lighting makes the side streets very 

unsafe. 

¶ MANAGEMENT  

The perception is that management is 

essential, this includes security and cleaning 

which are the main concerns along the strip. A 

comprehensive management strategy is 

necessary to ensure the provision of ongoing 

services and to enhance the functioning of the 

high street.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

¶ TRANSPORT (TAXI) 

There are mixed reactions to the informal Taxi 

pick up area at the intersection of William and 

Grant, for many residents it seems to be an 

obstacle to walking along the street. However, 

those who use and depend on that service 

would like the rank to be retained in that 

location as it is convenient and safer than 

other locations.  

 

 

 

 

 

 

 

 

 

¶ JOB SECURITY  

Figure 2.10: Taxi users cuing on William Road      

Figure 2.9: Perceived areas of safety defined through 

interactive destination mapping    

Figure 2.10: Informal Taxi stop on William Road    


