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DEVELOPMENT PROPOSAL FOR THE 
SOMERSET / CITY HOSPITAL 

PRECINCT 



site locality

an incredibly 
strategic site
•Well located, inner 
city, publicly owned 
site
•Prime land from a 
development 
perspective
•Contentious land 
from a public 
resources and public 
affiliation perspective



STUDY AREA

City Hospital

Somerset Hospital

Cape Town CBD

Green Point Common



Cabinet Decision
• Cabinet resolved to support the DF in 

November 2005:
– Finalize land transaction with regard to City 

Hospital, including condition for medical use
– Appoint Project / Programme Manager
– Clarify NHLS status and location
– Prepare detailed design proposals and 

feasibility
– Go ahead with rezoning application & public 

participation process



URBAN DESIGN FRAMEWORK

PRIMARY URBAN DESIGN PRINCIPLESCONSERVATION & HERITAGEPRIMARY STRUCTURING ELEMENTSPRIMARY VISUAL AND PYSICAL LINKSSIGNIFICANT GREEN SPACESPRIMARY PUBLIC ASSETS AND DISTINATIONS



PRIMARY PRECINCTS

Precinct A
1.  The Helen Bowden Precinct

Site Area: 1,5 hectares
Precinct B
2.  The Somerset Hospital Precinct

Site Area: 5,2 hectares
Precinct C
3.  The Old City Hospital Precinct

Site Area: 3,4 hectares

Total Site Area: 10, 5739 hectares



PROPOSED PRECINCTS



PROPOSED DEVELOPMENT PLAN - GROUND



PROPOSED DEVELOPMENT PLAN - BASEMENT



PROJECT FEASIBILITY
De velopment 

Scenario  
Esti mated Ca pital Ex pe nditure 

– Exc luding Land Costs 
( Independe nt De velope r) 

Projected Income 
From Sale of La nd 

And Build ings 
      
P re cinct A   
    
-  Re side ntial &   
C omm ercial R    85  700 00 0.00  R  19 8 00 000 .00 
-  Co mme rcial R      7  450 00 0.00  R    1 20 0 000 .00 
    
P re cinct B    
   
-  Co mme rcial R    51  000 00 0.00  R  28 0 80 000 .00 
    
P re cinct C    
    
-  Re tail R    28  700 00 0.00  R    9 90 0 000 .00 
-  Affo rdab le  Hou sing 
(opt ion  1) R    30  600 00 0.00  R    4 95 0 000 .00 
-  Re side ntial Units R  155  200 00 0.00  R  27 6 75 000 .00 
    

TOTALS (e xcl. V AT) R  358  650 00 0.00  R  91 6 05 000 .00      

   
LESS: INFR ASTRUC TURE / LAND  DEVE LOPMEN T COST: 
   
a ) Grange r Bay Bo ule vard ( 1/3  of R 13million)  (  R   4 290  000.0 0) 
b ) In ternal Roa d Ne twork (  R   3 000  000.0 0) 
c)  Electrical Infrastru ctu re (  R   8 335  000.0 0) 
d ) C ivil Enginee ring Se rvice s (  R   6 700  000.0 0) 
  
LESS: ALLOW ANC E FOR UP GRAD ING OF:   
  
e ) Existin g Some rset Hospital (  R 1 9 500  000.0 0) 
f ) Exten sion s to  existing h ospital (excl. Equipme nt, et c. ) (  R 8 6 800  000.0 0) 

E STIM ATE D SH OR TFALL (excl.  VAT) (  R 3 7 020  000.0 0) 

Development 
Scenario 

Est imated Capital Expenditure 
– Excluding Land Costs 

Projected Income From 
Sale of Development  

includ ing Land 
      
Precinct A   
    
- Residential & 
Commercial R   81 800 000.00 R 133 650 000.00 
- Commercial R     7 300 000.00 R     9 080 000.00 
    
Precinct B   
   
- Commercial R   46 200 000.00 R   84 800 000.00 
    
Precinct C   
    
- Retail R   28 700 000.00 R   42 100 000.00 
- Affordable Housing   
  (O ption 1) R   23 050 000.00 R   28 000 000.00 
- Residential Units  R 155 200 000.00 R 235 000 000.00 
    

TOTALS (excl. VAT) R 342 050 000.00 R 532 630 000.00    

   
NET INCO ME (i.e. Income less Capital Cost) R 190 380 000.00    

LESS: INFRASTRUCTURE/ LAND DEVELOPMENT COST:  
   
a) Granger Bay Boulevard ( 1/3 of R13mill ion)  ( R   4 290 000.00) 
b) Internal Road Network ( R   3 000 000.00) 
c) Electr ical Infrastructure ( R   8 335 000.00) 
d) Civ il Engineering Services ( R   6 700 000.00) 
  
LESS: ALLOWANCE FOR UPGRADING OF:  
  
e) Exis ting Somerset Hospital ( R 19 500 000.00) 
f) Extensions to existing hospital (excl. Equipment, etc.) ( R 86 800 000.00) 

PROJECTED NET SURPLUS/ RESIDUAL INCOME 
(EXCL. VAT) R 61 845 000.00 

ESTIMATED YIELD
ESTIMATED CAPITAL EXPENDITURE / 

INCOME STREAM - SPV



AFFORDABLE HOUSING FEASIBILITY

Scenario ‘A’ (Land Value Included)

96 Units

NoR 381 500.00471

NoR 349 500.00465

NoR 301 000.00456

NoR 279 500.00452

NoR 258 000.00848

NoR 349 500.00465

NoR 301 000.00856

NoR 236 500.00444

YesR 193 500.00836

AffordableCost per Unit 
(incl. VAT)

No. of Units
Unit Area 

(m2)

Scenario ‘B’ (Land Value Excluded)

96 Units

NoR 301 500.00471

NoR 278 000.00465

NoR 238 000.00456

NoR 221 000.00452

YesR 204 000.00848

NoR 278 000.00465

NoR 238 000.00856

YesR 187 000.00444

YesR 152 750.00836

Affordabl
e

Cost per Unit 
(incl. VAT)

No. of Units
Unit Area 

(m2)



PROPOSED PROCESS AND PROGRAMME

•Formal public participation process as part of 
the EIA end April / beginning May 2006

• Completion of rezoning and subdivision 
application including all studies – end of May 
2006

• Submission of application – June 2006

• Proposed GBB to be completed by July 2007


