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1  Introduction 

1.1 Background 

NM & Associates Planners and Designers along with an inter-disciplinary Team of supporting 

professionals were appointed by the Western Cape Government: Department of 

Infrastructure for the enablement of Erven 734-RE and 738-RE, Cape Town and a Portion of 

Buitengracht, Riebeek and Somerset Street Road Reserve namely Erven 735, 737 739, 9564 

and 9565. Refer to Figure 1.1: Site Area. The Provincial Pavement Testing Laboratory (PPTL) or 

Soils Lab as it is commonly referred to, is currently located on Erven 734-RE and 738-RE, Cape 

Town. The road reserve portions are in the process of being transferred to the Western Cape 

Government so that the properties can be developed together as a single consolidated site. 

There are four phases to the project. The first phase, referred to as Phase 0 is the Inception 

Phase of the project. The second phase, Phase 1 is described as the Site Development Plan 

Compilation Phase. This contextual analysis report forms part of Phase 1. The third phase, 

Phase 2 is known as the Specialist Assessments and Report Phase and the last phase, Phase 3 

is described as the Statutory Process and Final Development Plan when all relevant land use 

applications will be prepared and submitted for the CoCT’s consideration and decision.  

 

1.2 Purpose of the document 

The purpose of this Phase 1 report is to document the inter-disciplinary contextual informants 

and analysis based on previous work completed on the site as well as a fresh analysis of the 

site and surrounds with a view to informing: the role of the site, the area available for 

development taking into account opportunities and constraints and importantly, to define a 

vision for the subject sites.  
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Figure 1.1: PPTL Site Area 

 

Subject Erven 
 
The Site 
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1.3 Site Description 

Table 1.1: Site Details 

Land Owners and 

Property Extent 

 

Western Cape Government: 

Erf 734-RE (2961m2) 

Erf 738-RE (2535m2) 

Total: 5496 m2 

City of Cape Town: 

Portion of Erf 735 (875.5 m2) 

Portion of Erf 737 (3373 m2)  

Portion of Erf 739 (1223m2) 

Portion of Erf 9564 (468 m2) 

Portion of Erf 9565 (1718 m2) 

Total Area: 7657.5 m2 

Refer to 

Annexure A: 

Title Deeds  

 

 

 

 

 

Property Description 

and approximate 

area 

Remainder Erf 734, Cape Town (2961m2) 

Remainder Erf 738, Cape Town (2535m2) 

Portion of Erf 735, Cape Town (283m2) 

Portion of Erf 737, Cape Town ( 2.5 m2) 

Portion of Erf 739, Cape Town (86m2) 

Portion of Erf 9564, Cape Town (61m2) 

Portion of Erf 9565, Cape Town (769m2) 

Total Area for development: 6697.5m2 

Refer to 

Annexure B: 

S.G Diagrams  

Current Zoning 

applicable to area 

earmarked for 

development 

Remainder Erf 734, Cape Town (Mixed Use 3) 

Remainder Erf 738, Cape Town (Mixed Use 3 and 

General Business 7) 

Refer to 

Chapter 3, 

Figure 3.1 
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Portion of Erf 735, Cape Town (Transport Zone 2) 

Portion of Erf 737, Cape Town (Transport Zone 2) 

Portion of Erf 739, Cape Town (Mixed Use 3) 

Portion of Erf 9564, Cape Town (Transport Zone 2) 

Portion of Erf 9565, Cape Town (Transport Zone 2) 

extract from 

Zoning Map  

Area of Jurisdiction City of Cape Town Municipality: Table Bay 

District, Sub-District 2 

Ward 115, Sub-Council 16 

 

 

1.4 Site Locality 

It is clear from Figure 1.2 that the subject sites are located at a strategic point in the City from 

both a development and desirability perspective. At the metropolitan scale, the subject sites 

are directly accessible to and from the Cape Town Central Business District and key 

destinations such as the V&A Waterfront by road, using the N1 and N2 but also by other 

public transport modes including the rail line, MyCiti, buses and taxis. The sites are located 

within walking distance from Cape Town station, approximately 10 minutes by foot along 

Strand or Riebeek Street and clearly accessible to most urban opportunities and benefits 

offered within a well-resourced city, both from a natural and urban resources perspective. 

Looking from the outside in, the subject properties have exceptional locational aspect being 

located between the mountain and the sea, on Buitengracht Street, a linear route linking the 

two directly. However, the proposed development of the sites is limited due to their gross 

area extent being in the order of only 6697.5m2, at best. It would therefore be necessary to 

carefully contemplate other limitations not only on the area available for development but 

also the sites’ carrying capacity against other limitations and constraints that have been 

uncovered in this contextual analysis.  
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Figure 1.2: PPTL Site Locality 

The Site 
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The Prestwich Provincial Precinct is located below De Waterkant and well located in relation 

to the CBD, the V&A Waterfront and Foreshore areas – refer to Figure 1.3. The precinct is 

bounded by Napier Street in the north, Hospital Street to the east, Somerset Road to the west, 

and Chiappini and Prestwich Streets. The precinct comprises provincially owned land and 

has an old and interesting history and heritage which is further elaborated in the heritage 

and archaeological reviews and analysis to follow and a key informant to the proposed 

development of the subject properties.  

 

1.5 Structure of the document 

After this introductory chapter, Chapter 2 reviews previous studies undertaken directly on the 

subject properties or in the surrounding Prestwich Provincial Precinct or Foreshore Gateway 

Study Area, as well as records site observations. Chapter 3 reviews relevant legal and policy 

frameworks to understand the implications of these frameworks for the site’s proposed 

development. Chapter 4 records the inter-disciplinary contextual informants and analyses 

with a view to understanding their implications for the proposed development of the subject 

sites. Chapter 5 presents a synthesis of key considerations, opportunities, constraints and 

priorities. Chapter 6 concludes the report with the role and vision for the subject sites. 
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 Figure 1.3: PPTL Site Locality within the Prestwich Provincial Precinct 
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2 Review of Previous Studies 

The purpose of this chapter is to record observations and impressions gathered from a Team 

site inspection conducted on 28 March 2023 and 04 April 2023; and to review previous 

studies undertaken related to the subject properties, the surrounding Prestwich Provincial 

Precinct or Foreshore Gateway Study Area, the latter two of which the subject properties 

form part of. Other relevant studies conducted in the inner city or Central Business District are 

also reviewed to assist identifying opportunities and constraints summarised in Chapter 5. 

 

2.1 Land Survey 

There appears to be no topographical survey information for the subject properties in 

previous work completed. However, the Buitengracht Street road reserve has been defined 

in a survey. This road reserve line was used to define the proposed new road reserve for 

Buitengracht when the Buitengracht Road Scheme was gazetted on 20 January 2023 

according to the Foreshore Gateway Urban Design Vision & Framework – Appendix 6: 

Buitengracht Street Proposals. Refer to Annexure C attached for Government Gazette Notice 

and CoCT Property Holding Plan. 

A topo-cadastral survey was completed and appended hereto as Appendix 1. This survey 

indicates the Buitengracht Street road reserve and confirms the cadastral extent of the site 

to be consolidated between the WCG and CoCT owned properties. When the survey was 

conducted in the week of 03 June 2023, some excavation work was undertaken by an 

independent contractor appointed by the Department of Infrastructure, to resurface some 

of the external areas, resulting in potentially altering site levels. 

 

2.2 Title Deeds 

Both the Due Diligence Report (2021) and Appendix 2 of the Foreshore Gateway Urban Design 

Vision & Framework (2021) recommend that a pivot Deeds search be conducted to confirm 

whether the conclusion of these reports that there are no restrictive conditions that would 

prevent development on the subject properties, is correct. The Deeds search for the subject 

properties has been completed and includes the perusal of the original Deed of Grant dating 

back to 1801. Refer to Chapter 3, to follow. 
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2.3 Biophysical Environment 

Previous studies and site investigations reveal that there are no significant biophysical 

constraints on the properties concerned. The contextual analysis of the biophysical 

environment is discussed in Chapter 4. 

 

2.4 Town Planning and Urban Design 

2.4.1  Land Use 

As noted in the introduction of this report, the Provincial Pavement Testing Laboratory (PPTL) 

or Soils Lab as it is commonly referred to, is currently located on Erven 734-RE and 738-RE, 

Cape Town. The other subject sites are currently vacant and form part of the former 

Buitengracht Street road scheme, recently amended. According to the Due Diligence 

Report (2021), it is intended to relocate this facility to allow for the redevelopment of the 

subject properties. The proposed development options will assume that facility will be 

relocated. 

2.4.2  Zoning 

The zoning of Erven 734-RE and 738-RE, Cape Town is highly permissive of a range of land 

uses, high floor factors and coverage. However, there may be other site constraints that limit 

the carrying capacity of the subject properties. The road reserve portions zoned TR2 would 

need to be rezoned to permit urban development.  Notwithstanding the excellent 

development rights in terms of a MU3 and GB7 zoning, the properties fall within the CBD 

Local Area Overlay Zone, the implications of which are noted in Chapter 3 of this report. 

2.4.3  Surveyor General (SG) Diagrams and Noting Sheets 

The Due Diligence Report (2021) points out that there is nothing major to be recorded from 

perusal of SG Diagrams for the entire precinct, including the subject properties, save to note 

that the subject properties were former burial grounds and some are enclosed by the 

Prestwich stone wall. Furthermore, reference is made to servitudes studied over land in public 

ownership in Appendix 2 of the Foreshore Gateway Urban Design Vision & Framework (2021) 

which suggests that there are no significant servitudes registered in favour of other (private) 

parties. The latter report recommends that all noting sheets and SG diagrams be studied 

carefully for individual properties to reflect accurately servitudes registered in favour of other 

parties. The SG diagrams and noting sheet for the subject properties are provided in 

Annexure B and analysed in Chapter 3. 
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2.4.4  Urban Design 

The Foreshore Gateway Urban Design Vision & Framework (2021) compiled by Meyer & 

Associates et al. on behalf of the City of Cape Town for various portions of publicly owned 

land in the local area provides a thorough analysis of the context to inform planning for the 

area. It covers not only the blocks bounded by Buitengracht, Somerset and the Helen 

Suzman freeways but also the land which was the subject of the recent Buitengracht Street 

road reserve scheme amendments. 

The framework suggests that the role of the subject sites is clearly one of a spatial integration 

nature facilitating improved connection between the V&A Waterfront and Bo Kaap / Signal 

Hill and between the CBD, De Waterkant and Green Point. The framework proposes a 

residentially led development for the site to support the corridor and maximise on the benefit 

of being located close to a number of educational, health, civic and community facilities 

and surrounding amenities. The site visit supports the view that the site’s location demands it 

to play a public gateway function as recommended in the report. 

Urban proposals contained within the framework, include a system of new or upgraded / 

reconceptualised public open spaces, pedestrian routes, proposed bulk and parking 

strategies. These will inform design proposals for the subject sites.  

Detailed proposals for the sites which include 30 000m² of new floor area for a mix of 

residential, retail and office, in a building wrapping the southern and eastern edges of the 

sites, will be revisited during the more detailed analysis at the scale of the sites. However, it 

makes sense for this proposal to form one of the options of the three options to be 

considered for development.  

The biggest uncertainty and question post the site visits was whether it is necessary to retain 

the main Soils Lab building as suggested in some previous studies but not in others e.g the 

Due Diligence Report. The Soils Lab building appears to be in a fairly good condition, 

according to the high-level building condition assessment which forms part of this report in 

Appendix 2. It was however, observed that the building does not have a positive relationship 

with the adjacent streets. The building faces inwards towards two well-scaled courtyards that 

offer respite from the surrounding urban environment.  The building could be opened up to 

the street edge subject to the heritage findings and design indicators.  

 

2.5 Landscape Architecture 

According the Foreshore Gateway Urban Design Vision & Framework (2021) which was 

compiled for publicly owned land in the vicinity of the sites, development of the subject sites 
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has an important place-making role framing St Andrew’s Square and anchoring the 

intersection of two important urban corridors.  

This study proposes that development of the subject sites will provide an active, defined 

edge to this portion of the Somerset Road urban corridor and that its positive interface with 

the Prestwich Memorial will enhance its legibility as the gateway into De Waterkant and the 

Atlantic Seaboard beyond. 

The proposed development was anticipated to be primarily residential with an affordable 

housing component and have retail on the ground floor. The predominantly residential 

proposal provides a strong motivation to invest in the public realm in order to create a 

positive living environment.  Landscaping is seen as an essential component of the future 

proposed pedestrian network. The framework promotes the idea of perimeter block 

development defining semi-private open spaces that could be physically and visually linked 

to each other and a landscaped pedestrian network.  

 

2.6 Heritage 

The heritage and archaeological review of previous work is presented in Appendix 3 as a 

standalone report. This work was assessed in its own right to directly inform the Notification of 

Intent to Develop (NID) and Heritage Impact Assessment processes, to follow.  

 

2.7 Transport, Access and Traffic Impact 

Pedestrian volumes along the western side of Somerset Road are relatively high. It is 

recommended that this development should have a strong focus on pedestrian movements. 

The area is currently well-served with various modes of public transport.  The development is 

located within a Public Transport (PT2) zone. Hence, no parking is required, but parking is still 

recommended. Residential land uses on the site could result in a nett impact of reduced 

external trips to / from the CBD. 

It appears that vehicular access is not possible / proposed from Buitengracht or Somerset 

Streets in terms of the Road Access Guidelines. According to previous studies that informed a 

framework for the local area, vehicular access to the site could be taken off Chiappini or 

Prestwich Streets, at midblock positions.  

It should be noted that there is limited spare capacity available at the nearby intersections 

to accommodate new development trips. Furthermore, there is limited to no road reserve 

space available for additional road upgrades of the adjacent roads. 
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Vehicular Circulation 

According to previous studies, Somerset Road is identified as an important urban corridor. 

The previous studies note that the Somerset Road widening scheme was amended, reducing 

the previous road scheme from a 31.5m width, to a maximum width of 25m. It can be argued 

that the right of way should be further assessed in line with the public transport and TOD 

strategies.   

Pedestrian Circulation 

The potential narrowing of Somerset Road adjacent to the subject sites would have a 

positive impact on the surrounding public realm. Pedestrian access across Somerset Road will 

be most optimal at the intersection with Chiappini Street as it aligns with future pedestrian 

desire lines linking the Prestwich Memorial / St Andrews Church space to the Battery Park and 

V & A Waterfront. However, the current pedestrian infrastructure condition at the intersection 

will need to be improved. Narrowing of Somerset Road would facilitate widening of the 

sidewalk which could enable areas for ground floor retail, thereby creating a more enlivened 

and vibrant entrance into De Waterkant.  

Recent planning for the local area identifies Chiappini Street as a potential level 2 pedestrian 

street which is envisioned as a narrow vehicular access way with widened sidewalks to 

promote ease of pedestrian access from the Bo Kaap through to Battery Park and the V&A 

Waterfront.  

Traffic Volumes  

A further finding of the review of previous studies was that there are gaps in the most recent 

Macro TIA undertaken to support planning for the local area. The HHO Traffic counts were 

conducted during Covid. Volumes were projected based on five different traffic flows 

scenarios as follows: Pre-Covid flows, In-Covid flows, In-Covid flows plus the proposed 

development, In-Covid flows plus the proposed development and background traffic and 

Pre-Covid flows plus the proposed development plus background traffic.  

New counts are proposed as part of the TIA for the PPTL, to confirm actual volumes for the 

proposed development. Impact on especially Buitengracht / Somerset and Somerset / 

Chiappini should be re-evaluated in detail. Based on the HHO TIA, the existing road network 

could accommodate growth in the local area, but the cumulative impact of other 

developments within the CBD would likely require major road network improvements, such as 

the completion of the Foreshore Freeway scheme. This will also be dependent on a fully 

functioning Public Transport system. 
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2.8 Civil Engineering and Infrastructure 

2.8.1  Stormwater 

Even though the site contains a number of trees, the overall area is hardened either in 

building roofs, surfaced access ways or well compacted gravel areas. The development of 

buildings and formal hard standing over the extent of the site will not cause any significant 

increase in stormwater runoff. This was also confirmed in previous studies informing recent 

framework planning for the local area.  

Existing stormwater runoff is largely managed at surface with precast channels around the 

building as well as limited shallow catchpits or gullies. It was not confirmed to where the 

catchpits eventually drain to.   There is existing underground stormwater infrastructure in the 

surrounding roads. 

There does not appear to be any stormwater infrastructure on site worthy of retention. 

2.8.2  Sewer 

There is a network of foul sewer infrastructure around the perimeter of the site. There is 

perhaps more than one sewer connection to the site but all appear to be from Prestwich 

Street as well. There appears to be no sewer infrastructure on site worthy of retention.  

Previous studies informing recent framework planning for the local area report that there is 

significant spare capacity in the precinct sewer network to handle development. Similarly, 

the Green Point sewage outfall was reported to have spare capacity to accommodate 

development in the precinct. It is unlikely that development proposals on the site would 

change this status but an updated assessment would need to be reviewed in any event. 

2.8.3  Water 

Potable water infrastructure exists around the external perimeter of the site. The site 

inspection indicated that the existing water supply (including for fire water) is from a 100mm 

diameter pipe in Prestwich Street. The line feeds directly into the basement storage area of 

the laboratory on the south east corner. It would be useful to retain the connection in this 

location but probably not essential. 

There was no other obvious water reticulation on the site that appeared worthy of retention 

or that would constrain development. 

The assessment of potable water infrastructure in the previous studies indicates that there is 

sufficient capacity in the existing system to accommodate development on the site. Actual 

development proposals on the site will need to be tested against the existing local potable 

water network, however, but at this stage there appears to be no anticipated constraints. 
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2.8.4  Geotechnical conditions 

The site exists in an area where weathering of the geological rock formation has formed 

clayey silt and silty clay surface soils. The degree of weathering decreases with depth until 

un-weathered rock is encountered. The depth of weathering is highly variable and could 

range from less than a metre to greater than 15m. 

The water table will probably exist at between 2 to 3m below the surface. A formal 

geotechnical investigation would be necessary for the design of any structure on the site. A 

good indication of soil conditions can be determined for planning purposes however, from a 

desk top study. 

 

2.9 Electrical Engineering and Infrastructure 

Previous studies informing recent framework planning for the local area include an 

assessment of the PPTL site’s electrical demand and capacity. This study confirmed that the 

CoCT electrical supply network has sufficient capacity for future developments on the 

subject properties. The capacity assessment was based on an estimated electrical demand 

of 1200kVA which appears over-estimated but it means that future development of 

significant scale can be accommodated. 

 

2.10 Financial Feasibility / Property Studies 

The CoCT’s Inner City Affordable Housing Model / Mechanism Report (2022) suggests that 

while there is very significant capital available within South Africa’s institutional investment 

community, the overall exposure to property (especially affordable housing) is fairly limited. 

The reasons include aversion to perceived risk and more attractive investment classes than 

affordable housing. 

While there is an opportunity to consider affordable housing proposals for residential 

development on the subject properties, affordable housing is perceived as a risk in mixed 

residential markets according to the report, particularly where developments must be able 

to be self-sustaining and financially feasible.  
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3  Legal and Policy Analysis 

3.1 Legal Context 

3.1.1 Spatial Planning and Land Use Management Act, No. 16 of 2013 

The intention, amongst others, of the Spatial Planning and Land Use Management Act, No. 

16 of 2013 (SPLUMA) is to facilitate the transformation of the inequitable South African spatial 

landscape. The act contains key objectives and principles for spatial planning and land use 

management. The objectives of SPLUMA are contained in Section 3 and the principles in 

Section 7 of the Act. 

The subject sites are intended for mixed use development within the Cape Town CBD which 

provides an opportunity to respond to the objectives and principles of SPLUMA. In line with 

SPLUMA principles, the subject sites offer opportunities for proposals that can accommodate 

various income groups within the city centre, improve access to employment, efficient public 

transport, education and public health services as well as other resources and amenities. The 

proposed development has the potential to redress the history of exclusion and the 

fragmented spatial form of Cape Town due to apartheid through the intensification of 

underutilised public land in well located areas.  

3.1.2 Western Cape Land Use Planning Act, No. 3 of 2014 

In line with the objectives and principles of SPLUMA, Chapter VI of the Western Cape Land 

Use Planning Act, No. 3 of 2014 (LUPA) contains land use planning principles which are 

pertinent to planning applications. Sections 59(1) to 59(5) of the Act define these principles 

as follows: 

1) the principle of spatial justice 

2) the principle of spatial sustainability 

3) the principle of efficiency 

4) the principle of good administration 

5) the principle of spatial resilience 

The subject sites have the potential to be developed is in accordance with the principles of 

LUPA. It provides an opportunity to redress exclusionary spatial patterns and support spatial 

transformation through utilisation of / improved access to well-located land by a diverse 

group of people within a dense, mixed-use context.  
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3.1.3 City of Cape Town Municipal Planning By-law (2015, as amended) and Development 

Management Scheme Overlay Zones 

The applicable zoning scheme is the Development Management Scheme (DMS) contained 

in the City of Cape Town Municipal Planning By-law (2015, as amended). Erf 734-RE is zoned 

Mixed Use 3 (MU3) and Erf 735 is zoned Transport 2: Public Road and Public Parking (TR2). Erf 

738-RE is split zoned MU3 and General Business 7 (GB7), Erf 739 is split zoned MU3, TR2 and 

Open space 2: Public Open Space (OS2). Erf 9564 is zoned OS2 and TR2 and Erf 9565 is zoned 

TR2 (refer to Figure 3.1 below). 

 

Figure 3.1: PPTL Zoning (City of Cape Town, 2023) 

The GB7 and MU3 zonings are not only appropriate for the proposed development of the site 

but also generous in terms of floor factors, height and coverage and highly permissive of a 

range of land uses including the primary rights indicated in Table 3.1 below:  

Table 3.1: Primary Uses in GB7 and MU3 zonings 

Zoning Primary Uses 

General Business 7 

(GB7) 

business premises, dwelling house, second dwelling, boarding house, 

flats, place of instruction, place of worship, institution, hospital, place 

of assembly, place of entertainment, hotel, conference facility, 

service trade, authority use, utility service, rooftop base 

telecommunication station, multiple parking garage, private road, 

filming, veterinary practice and open space. 
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Mixed Use 3 (MU3) business premises, industry, dwelling house, second dwelling, 

boarding house, flats, place of instruction, place of worship, 

institution, hospital, place of assembly, place of entertainment, hotel, 

conference facility, authority use, utility service, rooftop base 

telecommunication station, transport use, multiple parking garage, 

private road, filming and open space. 

 

However, rezoning will be necessary for the TR2 zoned areas of the site to a more 

appropriate zoning as TR2 is only for public road purposes and does not permit residential or 

commercial land uses. 

Furthermore, the subject properties fall within the CBD Local Area Overlay Zone governed by 

Map LAO/4 in the Development Management Scheme, the implications of which are that 

the properties along Buitengracht Street, Somerset Road and Prestwich Street, 

notwithstanding that they may be zoned MU3, are permitted to develop in accordance with 

the development rules of the GB7 zone, with the same building lines and setbacks.  

The following parameters are applicable in terms of the CBD Local Area Overlay Zone and 

provides an understanding of the scale of development that is possible on the subject 

properties. 

 Floor Factor is 6.8; 

 Coverage is 100%; 

 Maximum height permitted is 60m; 

 Buildings are permitted on street and common boundaries; 

 From 38m above ground level, the building is required to set back at a gradient of 

½(H-38) from any street boundary; 

 Buildings are permitted on the common boundary for the full height.  

Heritage Protection Overlay Zone 

The Heritage Protection Overlay Zone (HPOZ) makes provision for the protection of heritage 

areas registered on the heritage register maintained by the provincial heritage resource 

authority, Heritage Western Cape (HWC), in terms of the National Heritage Resources Act 

(NHRA), No. 25 of 1999. It also provides mechanisms for the protection of heritage places 

which the City of Cape Town considers to be conservation-worthy in terms of its heritage 

strategies. 

The site is of high heritage significance due to its history as a burial ground with graded 

buildings and it is indicated as a Proposed Heritage Area on the City’s Map Viewer, the 

implications of which will be recorded in the Heritage Impact Assessment processes.  
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Public Transport Zones 

Public Transport (PT) Zones are areas whereby off-street parking requirements are reduced 

significantly in demarcated areas that the City of Cape Town considers the provision of 

public transport to be promoted (PT1 zones) or sufficient (PT2 zones). PT Zones support the 

City’s objective to address private car dependency and promote mass transit-oriented 

development. 

The site is well-located in terms of access to public transportation, such as MyCiti BRT, minibus 

taxis, commuter bus services and passenger rail, which are all within walkable distance. Since 

the site falls within a PT2 zone, zero off-street parking is required.  

Urban Development Zone 

The Urban Development Zone (UDZ) is a tax incentive administered by the South African 

Revenue Services (SARS) that aims to encourage private sector-led residential and 

commercial development in inner city areas that are located within well-developed public 

transport corridors, zones and facilities.  

The site falls within the Cape Town UDZ and therefore incentivised for tax rebates upon 

development. The City of Cape Town Municipal Spatial Development Framework (2023) 

notes that UDZ areas are targeted for affordable housing initiatives. However, to qualify for 

the benefits of this incentive scheme, the date by which the building should be brought into 

use is March 2025 (SARS, 2023). 

The UDZ is covered in more detail in Chapter 4 and Appendix 4. 

3.1.4 Deeds Searches and SG Diagrams 

Table 3.2 below provides an analysis of the deeds searches and SG diagrams for the subject 

sites.  

Table 3.2: Analysis of Deeds Search and SG Diagram 

Rem Erf 734 Cape Town 

Title Deed No. T37783/2000 (vesting in Province of the Western Cape) 

T7006/1921 (held by Deed of Transfer) 

Old Cape Freehold Vol. 5 No. 58 dated 9 February 1802 

(Dutch) 

Land Owner Province of the Western Cape 

Extent 2961m2 

Restrictive Conditions None applicable 

Noting Sheet / SG Diagram The noting sheet indicates structures on the erf (as per the 

existing soils lab building minus an extension, a smaller 

separate building and a perimeter wall  
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The noting sheet indicates that Erf 734-RE was transferred 

to the Government of the Union of South Africa in 1921 

Land use Contains main soil lab building as well as undeveloped 

space with trees 

Comment The entire erf will be included in the consolidated site area  

Erf 735 Cape Town  

Title Deed No. Registration status to be confirmed 

 

An erf number has been allocated, and deeds office 

records reflect the City of Cape Town as the Owner 

however, there is no holding deed, and the City Map 

viewer shows the property legal status as SG Approved 

and not registered.  

Land Owner City of Cape Town 

Extent 875.5m2 according to the topo-cadastral survey 

Restrictive Conditions None applicable 

Noting Sheet / SG Diagram The noting sheet indicates structures (Salvation army 

Metropole (Labourers Barracks) and shed) on Erf 735 

The noting sheet indicates that Erf 735 was leased by the 

Municipality of Cape Town 

Land use Open space with trees and Buitengracht Street Road 

Reserve 

Comment The legal Status of Erf 735 is reflected as SG Approved by 

the CoCT web viewer 

Correspondence (dated 1951) indicates that the Salvation 

Army Metropole Site is ungranted land leased by the 

Municipality of Cape Town 

New Buitengracht Street road reserve will decrease the 

extent of the erf available for development 

Open space portion to be included in the consolidated 

site area 

Erf 737 Cape Town 

Title Deed No. T2128/1975,  

Old Cape Freehold Vol. 5 No. 49 dated 8 April 1801 

(Dutch/Unclear) 

Land Owner Municipality Cape Town 

Extent 3373m2 

Restrictive Conditions None applicable 

Noting Sheet / SG Diagram The noting sheet for Erf 737 indicates the erf was 

transferred to the Government of the Union of South Africa 

in 1921 

Land use Open space, Somerset Road (also referred to as Riebeek 

Street) road reserve and Prestwich Memorial 

Comment Open space portion (approximately 2.5m2) to be included 

in the consolidated site area 

Remainder Erf 738 Cape Town 

Title Deed No. T37783/2000 (vesting in Province of the Western Cape) 

T7006/1921 (held by Deed of Transfer) 
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Old Cape Freehold Vol. 3 No. 72 dated 2 July 1755 (Dutch) 

Land Owner Province of the Western Cape 

Extent 2535m2 

Restrictive Conditions None applicable 

Noting Sheet / SG Diagram The noting sheet for Erf 738-RE indicates the erf as a New 

Cemetery and was transferred to the Government of the 

Union of South Africa in 1921 

Land use Contains prefab structures for soil lab as well as 

undeveloped space with trees 

Comment With regards to Remainder Erf 738 Cape Town – the 

description of the land, as noted in the historical deeds 

and on the noting sheet, used to refer to cemetery / burial 

ground. This is part of the description of the property and is 

a reference to how the property was used at the date of 

grant. It is not a restrictive condition limiting the use of the 

property from a legal perspective. 

The entire erf will be included in the consolidated site area. 

Erf 739 Cape Town 

Title Deed No. T23213/1967 

T14545/1952 

T40/1928 (cannot be located)  

Land Owner Municipality Cape Town 

Extent 1223m2 

Restrictive Conditions The Governor-General* has at any time the right to 

repossess the said land in whole or in part if it is required for 

public purposes. 

(*now the Local Authority) 

Noting Sheet / SG Diagram The noting sheet indicates the church was located on Erf 

739 

Land use Contain undeveloped area of soil lab, Somerset Road 

(previously Riebeek Street) road reserve and Prestwich 

Memorial 

Comment Open space area of soil lab to be included in the 

consolidated site area 

Erf 9564 Cape Town 

Title Deed No. T2128/1975 and 

Old Cape Freehold Vol. 5 Nr. 58 (OCPFH3/72) 

Land Owner Municipality Cape Town 

Extent 468m2 

Restrictive Conditions None applicable 

Noting Sheet / SG Diagram The noting sheet indicates Erf 9564 was previously a portion 

of Erf 938 and was transferred to the Government of the 

Union of South Africa in 1921. 

The noting sheet does not reflect any structure on the erf. 

The SG diagram does not indicate that the erf is to be 

used for public street purposes 

Land use Open space, Somerset Road (also referred to as Riebeek 

Street) road reserve and Prestwich Memorial 
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Comment  Open space portion to be included in the consolidated 

site area 

Erf 9565 Cape Town 

Title Deed No. T2128/1975 and 

Old Cape Freehold Vol. 5 Nr. 58 (OCPFH5/58) 

Land Owner Municipality Cape Town 

Extent 1718m2 

Restrictive Conditions None applicable 

Noting Sheet / SG Diagram The noting sheet indicates Erf 3565 (previously Erf 736) as 

being reserved for Public Purposes 

Land use Open space with trees and Buitengracht Street road 

reserve 

Comment  The legal Status of Erf 9565 is reflected as SG Approved by 

the CoCT web viewer 

New Buitengracht Street road reserve will decrease the 

extent of the erf available for development  

Open space portion to be included in the consolidated 

site area 

 

The key points to note from the above Deeds searches and S.G. diagrams’ analyses are that 

there is consistent reference to the historic use of the subject sites for public purposes and 

their significance as former burial grounds. However, these are not inscribed in Title Deeds as 

restrictive conditions to the proposed development or change of use of the subject 

properties. It must be pointed out however that in the case of Erf 739 the Local Authority has 

at any time the right to repossess the said land in whole or in part if it is required for public 

purposes. Given the limited extent of the portion of Erf 739 that will form part of the proposed 

area for consolidation, it is recommended that this condition be removed subject to 

conveyancer’s advice.  

3.1.5 Land Claims 

A letter from the Department of Agriculture, Land Reform and Rural Development: 

Commission on Restitution of Land Rights dated 10 May 2023 confirmed that there are no 

land claims against Erven 734-RE, 735-RE, 738, 739, 9564 and 9565, Cape Town (refer to 

Annexure D).  

 

3.2 Policy Context and Planning Frameworks 

3.2.1 City of Cape Town Municipal Spatial Development Framework (2023) 

The City of Cape Town Municipal Spatial Development Framework (MSDF) notes the City of 

Cape Town’s objective to intensify land use around public transport (Transit-oriented 

Development) to address the city’s fragmented, sprawling spatial form. Transit-oriented 
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Development (TOD) targets higher-density, mixed land use development in close proximity to 

existing or planned high capacity, high quality public transport (City of Cape Town, 2023: 34). 

The MSDF locates the site within the Urban Inner Core, the Cape Town CBD Metropolitan 

Node and along a Development Corridor (refer to Figure 3.2 below). An observed trend 

within the Cape Town CBD Node conveys a significant decrease in demand for commercial 

/ office space due to the Covid-19 pandemic and a boost in mixed-use intensification and 

residential opportunities for various / diverse income groups coming out of the pandemic.  
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Figure 3.2: CoCT MSDF Consolidated Spatial Plan Concept 
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3.2.2 City of Cape Town Table Bay District Integrated Spatial Development Framework and 

Environmental Management Framework (2023) 

The Table Bay District Integrated Spatial Development Framework and Environmental 

Management Framework (DSDF) promotes the transformation of the Apartheid City by 

utilising the publicly owned land for housing and other transformative development through 

strategic urban infill and redevelopment opportunities. To enable this transformation, the 

DSDF promotes land use intensification (a greater mix of residential and non-residential land 

uses through increased use of space) in locations of good public transport access, 

concentrations of employment and commercial development and other amenities (City of 

Cape Town, 2023: 45).   

The site is located along a higher order Development Route, at the nexus of Somerset Road 

and Buitengracht Street. Various sites along Buitengracht Street, including the subject site, 

are identified as New Development Areas (NDAs) (refer to Figure 3.3 below). NDAs include 

underdeveloped (vacant) or partially developed land earmarked for new infill and 

brownfield development of various types and densities (mixed use intensification). The site is 

specifically designated for Mixed Use Intensification and for Potential High Density Residential 

Development (refer to Figure 3.4 below).  The proposed development is in alignment with the 

DSDF as it enables the redevelopment of prime land within the CBD to address some of the 

pressing spatial issues within the city. 

The DSDF recommends the following development guidelines relating to the site (City of 

Cape Town, 2023: 109): 

 Continue to facilitate development of public land in the Foreshore area and carefully 

plan the movement network in the Foreshore area in relation to the completion of the 

freeway network 

 Facilitate affordable housing 

 Consider the sensitive and active framing of Prestwich Memorial 

In addition, the DSDF designates Buitengracht Street as a Scenic Route and outlines the 

following guidelines for development along scenic routes which need to be taken into 

account in development proposals to ensure the scenic quality of these routes is not 

compromised (City of Cape Town, 2023: 40): 

 Prioritise the upgrade of these routes and support implementation thereof. This should 

align broadly with the route’s scenic quality value, degree of tourism use, and road 

surface & reserve upgrade necessity. 
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 In general, development along scenic drives and routes should seek to retain views 

from the route and not negatively affect the character of the landscape through 

which it passes. 

 Any redevelopment along scenic drives and routes should include the addressing of 

landscaping improvements to the (public and private) areas abutting the road. Land 

use management decisions should be guided by the Scenic Drive Network 

Management Plan (Vol. 3, 2003) or subsequently approved management plans, for 

example, transport designations. Development is to comply with the comprehensive 

set of guidelines for visual design. 

 Enhance the scenic experience, wherever possible, by removing moveable 

obstructions and provide suitable NMT infrastructure where appropriate 

 Ensure that safe access to and along scenic drives, is enhanced. 

 

Figure 3.3: Table Bay District Integrated Spatial Development Framework and Environmental 

Management Framework – Volume 2: Technical Report (2023) 
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Figure 3.4: Sub-District 2 Cape Town CBD / Paarden Eiland Area 

 

3.2.3 City of Cape Town Densification Policy (2012) 

The Densification Policy’s purpose is to, among others, guide decision making with respect to 

density-related applications, as well as inform citywide and district-level policies as to the 

identification of areas of land use intensification. The policy recognises densification as 

necessary in creating an efficient and sustainable urban environment (City of Cape Town, 

2012: 5). The City of Cape Town encourages densification in Density Priority Zones (DPZs) 

which are areas adjacent to development / activity routes, especially close to employment 

and mixed-use areas. General Business 1-7 and Mixed Use 1-3 zones are identified as 

appropriate zonings for DPZs.  

3.2.4 City of Cape Town Urban Design Policy (2013) and Urban Design Guidelines (2017) 

The Urban Design Policy provides three overarching urban design principles to guide the 

design and planning of a healthier, more vibrant, safer and sustainable public domain. The 

overarching principles require that there is a concern for the greater public good, the focus 

on the whole as opposed to the individual parts and that design proposals be informed by 

the context of the site and surroundings (City of Cape Town, 2013: 7).  

The site is situated in a socially, historically and spatially sensitive context and as such, careful 

incorporation of the urban design principles into the development proposal is necessary in 
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order to create a meaningful, safe, liveable and integrated environment. Many of the 

policies to direct development are focussed on supporting the public spatial realm using 

carefully shaped building interfaces to enclose and activate open space, safe and 

comfortable pedestrian routes, visual and physical permeability where appropriate and 

appropriately scaled bulk relative to a site’s surrounds. Respect for historic fabric and grain, 

views and vistas, is also promoted. 

3.2.5 City of Cape Town Tall Building Policy and Urban Design Guidelines for Tall Buildings 

(2013) 

The Tall Buildings Policy attempts to ensure that tall buildings within the city do not excessively 

undermine the environment and the existing built form but rather contribute positively to the 

public domain and enhance the overall cityscape. The policy considers tall buildings 

according to their height in relation to context, proportion and/or building technologies. The 

policy notes that the final height approved for each application will be dependent on its 

unique location, context and the application of this policy’s objectives and design 

guidelines. 

The site is located within a higher order node (Cape Town CBD) where intensified urban 

development is presently located and proposed. It is however, located west of Buitengracht 

Street and outside of the central city where the majority of tall buildings sit. Furthermore, the 

site is located within an area which has a mix of low-rise buildings of 2 to 6 storeys and a few 

buildings of 15 storeys. Careful consideration will have to be taken to ensure that the design 

of the proposed development enhances the existing cityscape and that the impact of any 

proposed tall buildings on the public domain, is mitigated.  

3.2.6 City of Cape Town Municipal Stormwater Management By-law (2005) and City’s 

Management of Urban Stormwater Impacts Policy (2009) 

The By-law requires that land owners prevent amongst other things, obstruction and pollution 

of the municipal stormwater system. It further enables the City to impose conditions and 

request additional studies. 

The City’s Management of Urban Stormwater Impacts Policy (2009) supports the By-law and 

the City’s efforts to minimise undesirable impacts of storm water runoff from developed areas 

by introducing Sustainable Urban Drainage System (SuDS) principles that can minimise runoff 

and ensure the volume of pollutants flowing into the city’s green open spaces, water bodies, 

wetlands and ocean, are limited. The ultimate goal is to prevent flooding which is set to 

increase with climate change and protect the integrity of our natural waters, oceans and 

associated biodiversity as major assets. The policy applies to any development or activity 

within the city. 
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In terms of criteria supplied in the policy, on site stormwater treatment and pollutant control 

may be necessary due to the consolidated property being greater than 4000m². 

3.2.7 Western Cape Inclusionary Housing Policy Framework (October 2022) 

The Western Cape Inclusionary Housing Policy Framework aims to better enable inclusionary 

housing as a mechanism (relying on the development planning regulatory system) to 

contribute towards spatial transformation in cities and towns within the province. The Policy 

Framework recognises the formal housing market’s failure to meet the needs of the lower to 

middle income households and that there is need for affordable housing in well-located 

areas. As a response to this need, inclusionary housing obligates developers (particularly the 

private sector) to provide affordable housing, for sale or rent, within their development 

(Western Cape Government, 2021: 30).  

The location of the site presents opportunities to address the objectives of the Policy 

Framework as it is located within the city centre. The proposal for mixed-use development will 

provide residential opportunities for diverse / various income groups in a well-located area 

close to employment, public transport and other services / amenities.  
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4 Contextual Analysis, Informants and 

Implications 

4.1 Spatial Analysis and Informants  

4.1.1 Natural Systems 

Sub-metropolitan Context and Role of the site: 

Due to its prominent location, the site is seen as an important potential hub in the network of 

green spaces within the city. The proposed development of the sites has the potential to 

enhance and expand the green network through the greening of the Buitengracht Street 

edge, the inclusion of courtyards and through its positive interface with the Prestwich 

Memorial / St Andrew’s Square space. Figure 4.1 below indicates where the sites are located 

relative to the network of green spaces linking the CBD with Green Point and the Atlantic 

coastline.   

Implications of the above are that the proposed development of the sites must contribute to 

the making of an integrated and linked local green open space system incorporating green 

streetscapes, semi-private courtyards and interstitial spaces, private terraces and roof 

gardens. 

 

Figure 4.1: Sub-Metropolitan Context (OVP, 2023) 
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4.1.2 Urban Systems 

Sub-metropolitan Context and Role of the site: 

The sites’ location at the intersection of Buitengracht Street and Somerset Road is significant. 

Buitengracht Street is a primary feeder into the CBD. Somerset Road is the primary mover of 

people around the Atlantic Seaboard. Both are important local systems of connectivity. The 

sites’ location at the intersection of these two routes offers maximum visibility and 

accessibility. For this reason, the sites lend themselves to playing a public role. 

The sites’ location requires them to play an important gateway role for those moving towards 

the Atlantic Seaboard via Somerset Road. Together with the Prestwich Memorial / St Andrews 

Square space, the sites have the potential to act as an important threshold space where one 

can manage the transition between the central CBD and the Atlantic Seaboard. The sites will 

also need to play a role in handling the transition between the finer grained old fabric of Bo 

Kaap, De Waterkant and the Foreshore.  

Figure 4.2 locates the sites relative to Buitengracht Street and Somerset Road, both important 

systems of connectivity.  

The implications of the above are that development on the sites must be conceptualised as 

part of the urban frame defining Prestwich Memorial / St Andrews Square space. It also 

highlights the importance of creating generosity for pedestrians around the Somerset / 

Chiappini Street intersection being the gateway threshold point into the Somerset Road 

Corridor and along Somerset Road, where the current sidewalk is extremely narrow. 
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Figure 4.2: Systems of Urban Spatial Continuities & the Role of the Site (NM & Associates Planners and 

Designers, 2023) 
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Challenges presented by the location of the sites are as follows:  

Buitengracht Street and Somerset Road as they pass the sites are hostile environments. High 

exposure to large volumes of traffic will require setbacks and mitigation to address pollution 

generated by the passing vehicles. To add to the challenge, the orientation of these two 

edges is not optimal. The edges face east and south, respectively meaning that they will be 

cold and exposed to summer winds. See Figure 4.3 below for the edge conditions.  

  

View of Somerset Road site edge View of Somerset Road street interface 

  

View looking southwest up Buitengracht Street View looking northeast over Buitengracht Street 

Road Reserve 

Figure 4.3: Street edges (NM & Associates Planners and Designers, 2023) 

Somerset Road is a major barrier to pedestrian movement between the sites and the 

Prestwich Memorial / St Andrews church space. The only opportunity for pedestrian cross 

movement between the square and the sites is at the two intersections either ends of the 

sites. This limits the extent to which the subject sites can support the Prestwich Memorial / St 

Andrews church space both spatially and programmatically. The existing Somerset Road / 

Chiappini Street intersection is particularly dangerous for pedestrians and may need to be 

addressed to promote connection of the sites to the Fan Walk. Figure 4.4 below shows 

Somerset Road and its intersection with Chiappini Street.  

With the intention to reshape Chiappini Street into a more pedestrian friendly street that 

connects Prestwich / St Andrews Church space to the Battery Park and the V & & Waterfront, 

it is preferable to relocate the current vehicular access point to Prestwich Street being the 

only other street from which vehicular access can be taken. This will also enable the 

proposed extension of the existing Soils Lab building courtyard should the building be 

retained.  
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Figure 4.4: View of St Andrews church opposite the sites where the Fan Walk joins Somerset Road and 

the Somerset Road/ Chiappini Street intersection (NM & Associates Planners and Designers, 2023) 

Local and site scale spatial design informants: (To be read with Figure 4.8: Spatial Informants 

and Figure 4.9: Section AA and BB) 

The scale and height of surrounding buildings: 

The sites are located west of Buitengracht Street which defines the edge of the CBD. There 

are proposals to develop a band of high buildings (between 30m and 80m high) along the 

amended Buitengracht Street, road reserve. However, the shaft of space created by 

Buitengracht Street sets a clear limit to the CBD and suggests that new buildings to the west 

of Buitengracht Street should be lower. The ‘Quayside’ building adjacent to the site, ‘The 

Capital’ and ‘177 on Strand’ are the highest developments in the vicinity at over 15 storeys. 

These buildings have broken the pattern of 5 to 7 storey buildings which dominate the band 

of development along the Somerset Road Corridor. These taller buildings cast deep shadows 

over the neighbouring streets and dominate the skyline. They are typically located on large 

plinths that fill the entire block with parking on multiple levels above ground. They are 

therefore unable to contribute to the creation of more positive street spaces. Sections AA 

and BB in Figure 4.9 show the site profile relative to the surrounding buildings.  
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The high bulked building to the north of Prestwich Street (Quayside), casts deep shadow 

across the subject sites. This may inform the location of new external spaces on the sites.  

Site interfaces with the street: 

Building facades of the Soils Lab facing onto Prestwich Street and Chiappini Street are 

unfriendly and require opening up to help activate the street spaces. Furthermore, the wall 

enclosing the sites, while providing privacy, does not allow the sites to fulfil their greater 

public and spatial role. Possibilities for removal and / or puncturing of portions of the existing 

wall should therefore be explored. See Figure 4.5 below for the existing street interface 

conditions and Figure 4.8 for the urban design informants. 

  

View north up Prestwich Street View south down Prestwich Street  

  

View past the site up Chiappini Street towards 

Lions Head 

View down Chiappini Street  

Figure 4.5: Existing Site edges (NM & Associates Planners and Designers, 2023) 

Local Pedestrian Movement dynamic: 

Worn pedestrian paths across the road reserve demonstrate a desire to cross the sites for 

those beginning or ending journeys in the CBD. Pedestrian movement around the sites using 

the sidewalks immediately adjacent to the sites is, however currently minimal. The sites 

interfaces need to be opened up and the sites made more permeable to support local 

pedestrians. Furthermore, future development on the sites at ground level should look to how 

it can activate the adjacent sidewalks to promote and support local pedestrian activity and 

allow public pedestrian permeability across the site. See Figure 4.8 for the existing pedestrian 

desire lines. 

Views out of the sites towards Table Mountain, Lions Head, Signal Hill and Devils Peak: 
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Various parts of the sites offer views of Table Mountain, Lions Head and Signal Hill. These 

landmark features help to orientate people. Views of Lions Head and Signal Hill are limited to 

the north and western parts of the sites. Views down Chiappini Street and Prestwich Street of 

Lions Head and the slopes of Devils Peak, respectively should be maintained and inform the 

location and height of new development on the sites. See Figure 4.6 below for the views 

discussed above and Figure 4.8 for the location thereof. 

 

View from the sites of Table Mountain  

 

View from the sites of Signal Hill   

 

 

 

View down Prestwich Street with Devils  

Peak slopes in the distance 

View up Chiappini Street towards Lions Head 

Figure 4.6: Special views from the sites and vistas along adjacent streets (NM & Associates Planners and 

Designers, 2023) 
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Internal site qualities and features: 

The Soils Lab portion of the site is currently off limits to the public and hidden from view 

behind walls. This is characteristic of a number of urban blocks in the vicinity which were 

historic graveyards framed by stone walls. The existing Soils Lab Building also looks inward. 

Future development should consider making the sites more visually and physically permeable 

if it is to have a more public role. However, remnants of the original cemetery wall along 

Chiappini Street will have to be retained. 

The Soils Lab building frames a west facing courtyard which offers privacy from the external 

public world. Should the building need to remain, the courtyard offers opportunities to create 

semi-private green open spaces on the sites. See Figure 4.7 for an image of the courtyard. 

The sites have a significant fall over their length and width. The sites fall about 4,5m obliquely 

from the high point on the Somerset / Chiappini Street intersection down to the Prestwich / 

Buitengracht Street intersection. The slope offers potential to create interest in the ground 

plane. Stepped ground planes provide opportunities for place making features. The fall also 

facilitates easier access into future basements if access into a basement is taken off the 

lower edges, i.e. Prestwich Street. See Figure 4.7 for the existing basement access.  

Established trees can provide interest and focal points within the future development. The 

tree canopies provide visual relief and shade. Where it is possible, significant trees should be 

retained. Trees within the remaining Buitengracht road reserve are part of a green corridor 

and should also be retained or replanted. See Figure 4.7 for established trees on the sites. 

  

Main existing internal access route  Soil Lab courtyard  

  

Ramp down to existing basement Slope towards Buitengracht Street edge 

Figure 4.7: Site features (NM & Associates Planners and Designers, 2023) 
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Summary of spatial informants:  

Figure 4.8 and Figure 4.9 provide a summary of the main informants for design from a 2- and 

3-dimensional perspective. They point to the need for a focus on the interfaces, circulation 

into and through the site and suggest that vertical bulking of future development should be 

carefully considered relative to surrounding built form. 

 

Figure 4.8: Spatial Informants (NM & Associates Planners and Designers, 2023) 
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Figure 4.9: Section AA and BB through subject site (NM & Associates Planners and Designers, 2023) 

 

4.2 Land Use Analysis and Informants  

4.2.1 Existing Land Uses 

The following considers land use at two scales, the first being of the area considered easily 

accessible by NMT and local Public Transport services. The second is at a more local scale to 

understand what surrounds the sites. 

Figure 4.10 showing public facilities in the area reinforces the point made in Chapter 1, that 

the sites are strategically located being in the hub of the Cape Town CBD, and in proximity 

to a range of public facilities and services (police stations, libraries, hospitals, and clinics etc.) 

required to support human development and well-being.  

Within 500m walking distance of the sites, there is direct access to inner city public 

transportation with a number of opportunities to hop onto MyCiti bus facilities and access 

other public facilities within a 1,5km radius of the site. Proximity within this radius to a multitude 
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of public facilities and cultural institutions such as museums, is mainly concentrated to the 

south-east of the sites and are all within walking distance of the sites. 

While the opportunity to access the natural areas such as the mountain and coastline and 

higher order / District parks such as Green Point Urban Park, Company Gardens and De Waal 

Park is possible within walking distance or by public transport, access to neighbourhood scale 

parks and recreational facilities, seems limited.  

The sites themselves incorporate a green open space on the current road reserve which 

appears not to be well used for two reasons. Firstly, the space is largely patronised by 

vagrants / homeless persons and shows signs of neglect as the sites are also publicly used for 

defecating and littering. Secondly, the sites are located at the edge of Buitengracht Street 

which is a very busy arterial road and not conducive to relaxation. 

Figure 4.11 depicts land uses within the immediate vicinity of the sites. The sites are 

surrounded by predominantly community type facilities such as the Salesian Institute, which is 

a youth education and training centre, the Prestwich Street Primary School, St. Andrew’s 

Presbyterian Church, Prestwich Memorial and the South African Police Commissioner’s Head 

Quarters.  

Private development directly adjacent to the sites is limited to the Quayside and Dockside 

Apartments with a laundry, café, Europcar car rental, Plumblink and Fireman’s Arms Bar at 

ground level. As one moves further north into the Somerset Road corridor, land uses become 

more private and commercial in nature on both sides of the road, with retail located on the 

ground floor of most buildings and floors above being used for offices and hotel type 

accommodation.  

The area between Somerset Road and the freeway has a number of older buildings utilised 

for smaller offices and high-end retail configured around courtyards. Restaurants and cafes 

are integrated into the offices around the courtyards. Many of the external street interfaces 

of these office developments do not open out onto the street. New upmarket residential 

developments are being constructed in the vicinity, examples being The Rockwell, 117 on 

Strand and Signatura. All three have a commercial ground floor. 
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Figure 4.10: Public Facilities and Services in vicinity of the site (NM & Associates Planners and Designers, 

2023) 
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Figure 4.11: Surrounding Land Uses (NM & Associates Planners and Designers, 2023) 



42 
PPTL Contextual Analysis Report (June 2023)   

4.2.2 Public land 

Figure 4.12 below depicts public land ownership. The abundance of publicly owned land 

along Buitengracht Street and within the Prestwich Provincial Precinct including De 

Waterkant (as indicated in Chapter 1, Figure 1.2) cannot be emphasised enough. There is an 

expectation both from a public opinion and policy perspective, that public land can 

contribute significantly to reversing apartheid spatial planning and promote integration in 

the city. Together, the publicly owned portions indicated on the figure can make a 

substantial difference in social and spatial transformation of the city. The subject sites can 

lead future development of these portions, by example.  

4.2.3 Proposed Land Uses 

The sites’ proximity to well established public facilities and higher order amenities offers 

opportunities for land use intensification with a dominance of residential. This has the 

potential to address social and spatial transformation if the residential development is 

targeted at the affordable or student sector. 

Should the sites accommodate high density residential, they also present opportunities for 

retail, small office spaces and cafes / restaurants at ground level to activate the ground floor 

and improve the street interfaces. The residential above ground will bring extended hours of 

activity to the site and improved levels of surveillance. 

The land uses proposed above will benefit from the introduction of safe public space on the 

sites given the shortage of local green open spaces in the area. 
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Figure 4.12: Public Land Ownership (NM & Associates Planners and Designers, 2023) 
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4.3 Socio-economic Analysis  

4.3.1 Socio-economic patterns 

This analysis is presented at two scales, at the scale of the City and Table Bay District with a 

view to informing the role of the subject sites and motivation for potential land uses from a 

socio-economic perspective. It is not a duplication or reflection of the socio-economic data 

and analysis presented in the Demacon study in Appendix 4. The Demacon study is aimed at 

analyses of property markets to inform the proposed development options for the subject 

sites. 

The information and data presented below came directly from the approved MSDF (2023) 

and DSDF (2023), unless otherwise indicated. 

City of Cape Town 

Population: 

Cape Town metropolitan area grew from 3 740 025 people in 2011 to a population of 

approximately 4 678 900 people in 2021. It covers an area of approximately 2 445km2. The 

city represents 66% of the Western Cape Province population at roughly 1913 persons per 

km2. The overall growth rate of the City according to the MSDF (2023) is slowing but the 

population is aging. 

Interestingly, the population densities increase towards the poorer areas located largely in 

the south-east sector of the city. It stands to reason that the well-resourced areas of Cape 

Town such as the CBD where the PPTL is located, lend themselves to increasing densities and 

intensifying urban development. 

Households and Income: 

The number of households in Cape Town grew from 1 068 572 in 2011 to 1 462 156 in 2021. The 

result is that residential densities have increased, again largely in the south-east of the city 

although the trend is that households are smaller with increased demand for housing and 

increased informal living. 28% of total households earned below R3500.00 per month in 2020.  

Employment opportunities: 

Employment opportunities are predominantly located between the Cape Town CBD / 

Paarden Eiland and Bellville / Tyger Valley as well as the southern suburbs, particularly along 

the southern suburbs main road with Claremont / Wynberg being a key node on this route.  
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Compared to other cities like London for example, Cape Town reflects a reverse mode 

densification where residential densities are higher away from the central city, and typically 

away from where all the urban opportunities and benefits of urban living occur. This is a 

direct result of apartheid spatial planning and the remnants of the Group Areas Act of 1950, 

as amended. One of the key implications for people of colour who were displaced as a 

result of this legislation is that they have to travel long distances from where they live, to 

access work opportunities. 

Being located in the CBD, the subject site lends itself to aiding transformation and reversing 

apartheid spatial planning by introducing housing for lower middle- income households into 

the city and closer to places of employment. There is no doubt that there is a high demand 

for residential living opportunities in areas that are well resourced, serviced and offer 

proximity to work and reduce travel times. 

Poverty: 

Cape Town’s unemployment rate was approximately 21.8% in 2019; and deteriorating due to 

weak national economic conditions; and Covid-19 economic recovery periods. Inequality in 

Cape Town remains high. The city’s Gini-coefficient in 2020 was 0,626 (Western Cape 

Government, 2021), with values tending to 0 indicating levels closer to equality and values 

tending to 1, indicating a higher level of inequality. 

The Human Development Index (HDI) for Cape Town was 0.74 in 2018 (City of Cape Town: 

2023 Table bay District Plan). The HDI is an indicator of education levels, health and income 

ranging from 0 to 1 with 1 indicating a high level of human development. 

Table Bay District 

Population: 

The Table Bay Planning District population was approximately 236 101 at the end of 2016, 

considered relatively low for such a well located and resourced area. However, the area 

grew at just over 2.8% between 2011 and 2016, indicating a demand for residential living 

closer to areas of employment. 

Table Bay District is Cape Town’s economic hub with 30% of the City’s employed population 

moving through the area for employment purposes. While the spatial distribution of the 

District’s population is fairly even, with a population increase in the District of 11% between 

2011 and 2016; population concentrations are higher in areas such as Langa, Kensington / 

Windermere and Sea Point local areas located in the District. Interestingly, these areas have 

a population density of over 80 people per hectare with Langa the densest at 170 persons 
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per ha. Sea Point and Langa are characterised by different socio-economic profiles, the 

former being wealthier with better living conditions and closer to natural resources and the 

latter, characterised by lower incomes, lower standards of living and restricted access to 

quality higher order facilities and amenities. 

Households and Income: 

The number of households in the Table Bay District increased from 70 467 in 2011 to 81 337 in 

2016, an increase of 3.09%. As in the case of Cape Town, household sizes in the District have 

also decreased. Of note is the fact that the V&A Waterfront has experienced a substantial 

increase in the number of households since 2011; and so has Langa as much as 43%, 

indicating a gap in the CBD for offering lower to middle income living opportunities. 

The District reflects a 34.9% (25 000 households) who earned less than R3 200.00 per month; 

23% of households earned R25 601.00 per month or more which reflects a fairly well off 

household income for the rest of the District’s households.  

Employment opportunities: 

Being the economic hub of the city, the District is well-endowed with both formal and 

informal employment opportunities. The majority of the labour force (just under 80 000 

people) residing within the District were formally employed, indicating that 5 out of every 6 

people that wished to work, could work. While it is not clear whether all these job 

opportunities were directly in the Table Bay District, one can assume that a high number of 

employed people worked within the District judging by the labour absorption rate in this 

District of 52.59%.    

The Table Bay District had an unemployment rate of 16.9% in 2011. A linear projection 

indicates the 2022 unemployment rate for the District as closer to 10%, however, this is subject 

to confirmation. But when honing in at local area level, based on 2011 data, Langa had an 

unemployment rate of over 40% and Maitland Garden Village of approximately 22% 

followed by Windermere and Bo Kaap at 21%.   

Poverty: 

The Table Bay District had an unemployment rate of 16.9% in 2011. A linear projection 

indicates the 2022 unemployment rate for the District as closer to 10%, however, this is subject 

to confirmation. But when honing in at local area level, based on 2011 data, Langa had an 

unemployment rate of over 40% and Maitland Garden Village of approximately 22% 

followed by Windermere and Bo Kaap at 21%.   
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The Gini-coefficient for the Table Bay District was 0.58 in 2018 and the Human Development 

Index 0.81. 

Both Cape Town and Table Bay District socio-economic trends point to the subject sites’ 

potential to play a lead role in providing affordable residential living opportunities in a mixed-

use environment, close to urban benefits and resources such as work. While the subject 

properties cannot do so at scale, they can begin to facilitate spatial and social 

transformation and offer opportunities for integration as respite from the remnants of 

apartheid spatial planning.  

 

4.4 Specialist Contextual Analysis and Informants 

4.4.1 Biophysical environment 

Infinity Environmental prepared the attached Environmental Baseline Study appended in 

Appendix 5. 

Terrestrial Biodiversity: 

The site is extensively transformed and does not support any remnants of indigenous 

vegetation, which would historically have been Peninsula Shale Renosterveld. The City of 

Cape Town’s Biodiversity Network (2018) does not classify the site area as a Critical 

Biodiversity Area (CBA) or Ecological Support Area (ESA). Vegetation is limited to planted 

trees and grass. The precinct falls within an ‘urban area’ as defined in the EIA Regulations.  

No specialist botanical input is required to confirm the vegetation significance of the site. 

Aquatic Features: 

The site falls within the region of a strategic water source area due to Table Mountain, where 

there are large volumes of runoff which sustain the lowland areas downstream. However, no 

watercourses or natural drainage lines exist within or in close proximity to the site. 

No specialist freshwater input is required to confirm and delineate potential watercourses in 

or around the site. 

Considering the assessment of the biophysical conditions of the site, as well as the fact that 

there is no presence of environmentally sensitive features, it appears that the proposed re-

development of the site does not require an environmental authorisation in terms of National 

Environmental Management Act (Act 107 of 1998). It is not anticipated that any listed 

activities in terms of the listing notices GNR 324, 325, 327 of 2017 and the EIA Regulations of 
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2017 (GN 326 of 2017) will be triggered by the proposed development of the sites. However, 

a final review of the concept designs / plans will need to be undertaken and consolidated in 

an Environmental Checklist. 

4.4.2 Landscape informants 

A number of observations offer guidance to implementation of landscape components of 

the site’s proposed development. The first is that the site is likely to have a high-water table 

(2-3m). Should basement excavation be permissible, a sump will be necessary. However, 

given the likelihood of salt water intrusion it is unlikely that any water collected in the sump 

could be recycled for irrigation purposes. Further assessment of this would be required at 

development stage.  

Soils on site have been highly disturbed trough repeated excavations, infill and compaction. 

This means that topsoil and compost will be required to support new landscaping on the site.  

The site is highly urbanised and no natural vegetation is present. However, there are a 

number of mature trees, the majority of which have been planted within the last 40 years 

and some of which are older than 60 years. A detailed tree survey has been undertaken with 

the following findings and recommendations (refer to Appendix 6):  

 There are two trees (Acer negunda and Taxodium distichum) that exhibit symptoms 

of possible infection with PHSB. An arborist’s urgent assessment and possible removal 

of any infected trees is required.   

 Retention of the Norfolk Island Pine and Bald Cypress on the Chiappini / Somerset 

Corner if possible. 

 Retention of the Carob trees and other 2 unidentified species lining the entrance 

avenue if possible. 

 Retention of London Plane tree and two Carob trees in the Soil Lab courtyard if 

possible. 

 Retention if possible of three largest trees in the existing parking area.  

 Retention of the old Peruvian Pepper Tree 

  Retention of trees along Buitengracht Street edge.  

 

Figure 4.13 below provides a summary of the tree survey and identifies the trees for removal, 

those for retention and those to be ‘retained where possible’.  
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Figure 4.13: Summary of Tree survey findings: Trees recommended for Removal and Retention (OVP, 

2023) 

Landscaping can contribute significantly to place making that improves legibility and 

creates a useable public realm supporting residential developments in the area. 

4.4.3 Heritage Contextual Analysis and Informants  

Archaeology: 

A number of the erven once formed part of the Dutch Reformed Church (DRC) cemetery 

the first portion of which was granted in 1755, and thereafter extended by addition of two 

additional adjacent land grants in 1801 and 1802 (Erven 737, RE/738, 739, 9563, 9564, 9565). 

Erf 735 was never part of any formal cemetery. The cemetery land was exhumed in 1920/21 

and remains and gravestones reburied at Maitland, but information indicates that land was 

given to the municipality to widen Buitengracht Street in 1907 on condition that they 

exhumed and reburied any remains in that area, parts of Erven 9565 and 737. Subsequent 

archaeological testing has shown that disarticulated bones and some whole/partial burials 

are still found on Erf 734 and are likely on Erf RE/738 as they were missed by the original 

exhumation. This also pertains to Erf 9565. Most vaults show signs that they were opened, and 

the remains removed in the past. A number of partially intact vaults are likely to exist on all 

the erven that once formed part of the cemetery. Sections of the cemetery below Somerset 

Road and Buitengracht Street have probably been exhumed to the same extent, though not 

verified by archaeological testing.  
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The most likely area for human remains to be found is below the Old Church sections of 

which may still lie buried below Somerset Road. Human remains were reported from Erf 735 

during roadworks in the 1980’s and could indicate burials outside the DRC walls. No 

systematic archaeological testing has been done on this erf.  

Human remains are also known to exist in Chiappini Street through archaeological 

monitoring of service installation. There are no confirmed reports of human remains in 

Prestwich Street bordering the PPTL, but highly likely.  

It is unlikely that burials will be found below the Soils Laboratory building where basements 

were constructed.  

The upper approximately two meters of soil over the vacant parts of the site (including 

prefabs) have been considerably disturbed by the original exhumation process. 

Development of any of the erven that once formed the DRC site, as well as Erf 735 (possible 

informal burials), will have to be part of a formal process to decide how to deal with human 

remains not dealt with by the exhumations of the early 1900’s. This process will form part of 

the evaluation in the AIA and HIA (including consultation with I&APs). 

Figure 4.14 below summarises the current knowledge of human remains as follows (Note:   

The shaded areas indicate the old DRC cemetery):  
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Figure 4.14: Present knowledge of Human Remains (Winter, Wilson and Halkett, 2023) 

Yellow areas are those known to have been exhumed though disarticulated human remains 

and some partial burials found.  

Purple areas are likely to have been exhumed to the same level as yellow areas though not 

tested archaeologically. Areas indicated green are where all burials are likely to have been 

removed due to basement construction.  

Blue areas are likely to have been exhumed to the same extent as yellow areas but may 

subsequently been subject to additional processes during re-alignment of the road in 1980. 

Also, additional disturbance by services. Not archaeologically tested.  

White areas are those that were possibly exhumed by the municipality in early 1900’s for road 

widening. These may subsequently have been subject to additional processes during major 

widening of the road in 1980. Not archaeologically tested.  

The areas outlined in pink define where human remains have been found during installation 

of services. These are outside formal cemeteries.  
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The red triangle is where human remains were found during road widening in 1980. These are 

outside of the formal cemeteries. There were buildings on the site in the early 1900’s and 

major roadworks were undertaken in the 1980’s. No systematic archaeological testing. 

Built Environment: 

A built form chronology and assessment prepared by Wilson (2023) is included as Appendix 7. 

Emanating from this assessment, review of previous studies and site inspections, a set of 

preliminary heritage informants have been prepared to guide the heritage assessment and 

design development process, as follows (refer to Figures 4.15 and 4.16).   

 

Figure 4.15:  Heritage Informants Diagram (Winter and Wilson, 2023) 
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Figure 4.16: Heritage Informants Reference Plan (Winter and Wilson, 2023) 

 

Heritage Informants: 

A. Soils Lab Building (refer to Figures 4.17 and 4.18) 

A.1 Retain the building in terms of its heritage value with opportunities for adaptive reuse.  

There is the opportunity to reverse many alterations to reopen the internal spaces and 

restore detailing (such as the brickwork of the Prestwich Street entrance). 

Possible addition of a second storey to enhance the presence of the building. This 

intervention would require careful design considerations with preference for a ‘light 

weight’ architectural treatment and materiality. 

A.2 The opportunity to reactivate the Chiappini Street entrance to the building. 



54 
PPTL Contextual Analysis Report (June 2023)   

A.3 The basement level of the Prestwich Street interface presents an opportunity for the 

adaptive reuse of the storage rooms and the activation of the street edge. While the 

basement rooms drop below street level, the interiors are full height and can be 

utilised in a variety of ways.  

A.4 The opportunity for the courtyard to become part of an active soft urban space 

integrated into pedestrian movement across the site and along its street edges. 

A.5 The enclosing courtyard wall (built 1930s) and the storage and garage (added late 

1940s), despite being well integrated to the original structure are not sufficiently 

conservation-worthy to impose their retention on adaptation and development 

options. 

 

Figure 4.18: Soils Lab Building Informants (Winter and Wilson, 2023) 

Figure 4.17: Soils Lab Prestwich Street Elevation (Winter and Wilson, 2023) 
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B. Historical Access  

B.1 Retain entrance off Chiappini Street with new development set back to the west of 

the entranceway. 

B.2 Reinstate entrance off Prestwich Street including retention of gateway pillars and 

removal of brick infill. 

C. Other Structures 

C.1 Allow for demolition of pre-fab structure as it is not conservation worthy. 

C.2 Allow for demolition of pre-fab structure as it is not conservation worthy. 

C.3  Allow for demolition of pre-fab structure as it is not conservation worthy. 

C.4  Allow for demolition of pre-fab structure as it is not conservation worthy. 

C.5 Allow for demolition of structure as it is not conservation worthy. 

D. Perimeter Walling 

D.1 Retain the remaining historic cemetery wall along Chiappini Street. 

D.2 Allow for the removal of the remaining perimeter walling. 

4.4.4 Bulk civil engineering services 

Bulk civil engineering services (foul sewer, potable water and stormwater reticulation) exist 

around the PPTL site. Foul sewer and water reticulation within the site connect directly to the 

bulk reticulation. Stormwater runoff is largely via surface conduits and overland flow to the 

bulk system. Figures 4.19 and 4.20 indicate the existing potable water, foul sewer and 

stormwater infrastructure records. 
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Figure 4.20: Stormwater and Sewer Records (Nadeson, 2023, as sourced From City of Cape Town, 2023) 

Figure 4.19: Existing Bulk Civil Engineering Services (Nadeson, 2023, as sourced From City of Cape Town, 

2023 
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For the purposes of the contextual analysis the development proposals below have been 

used to check the service requirements. The PPTL site comprising Erven 734-RE and 738-RE is 

zoned MU3 and GB7 with a permitted floor space of close to 40 000m2 according to the 

Urban Design Framework. To determine engineering infrastructure services capacities the 

proposals put forward by this report for residential, retail and business were considered as 

shown in the tables below. 

Potable Water 

Water demand was evaluated according to the Guidelines for Human Settlement Planning 

and Design (2000) and the bulk services calculation values proposed by the CoCT’s 

Development Charge calculator. Domestic water requirements are estimated in Table 4.1 

below. 

Table 4.1: Domestic Water Demand Requirements 

* Based on a peak factor of 4 

There are 5 fire hydrants around the site perimeter making the area well served in this aspect 

of fire protection. 

The PPTL site is surrounded by a water ring main connected to a well-established network. 

The existing 100mm connection to the site is from a 380mm main in Prestwich Street. 

The whole area is supplied with water from the Molteno reservoir at a full water level of 

around 95m. The site elevation varies around 16m indicating suitable static water pressures 

between 7 and 8 bar. 

The Foreshore Gateway Development Project report states that there was sufficient water 

capacity to supply the precinct around the PPTL site. This will be re-affirmed once final 

Water 

Land 

Use 
Quantity Water Unit 

Water 

Demand 

Per Unit 

(l/day) 

Daily 

Demand 

(kl/d) 

Peak 

Instantaneous 

Flow (l/s) * 

Minimum 

Pipe 

Diameter 

(mm) 

Units 

(Flats) 

365 l/day (Flats 

< 100m2) 

350 128 5.91 

Maximum 

pipe 

velocity 

1,5m/s 

Retail 

Total 

2700 l/100m2/day 400 10.80 0.50 

Business 5200 l/100m2/day 400 20.80 0.96 

TOTAL       159 7.38 79 
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development proposals are made but based on current predictions and exiting water supply 

there is sufficient water capacity. 

Sewerage 

Sewerage requirements were similarly evaluated on the principles for potable water in 

4.4.4.1, above. Average Annual Daily Discharge and peak instantaneous pipe flow is 

estimated as shown in Table 4.2 below. 

Table 4.2: Average Annual Daily Discharge and peak instantaneous pipe flow 

Sewer 

Land Use Quantity 

Water 

Demand Per 

Unit (l/day) 

Average Daily Sewer 

Discharge 

(kl/d) - 95% water  

Peak Instantaneous 

Flow (l/s) * 

Units (Flats) 365 350 121 4.04 

Retail Total 2700 400 10.26 0.34 

Business 5200 400 19.76 0.66 

TOTAL     151 5.04 

* Based on a Peak Factor of 2.5 

There is an existing 150mm diameter sewer pipe in Chiappini Street that connects to a 

225mm main in Prestwich Street. The existing PPTL site discharges into the Prestwich Street 

main. 

Development as proposed by the Foreshore Gateway Development Project would not 

impact greatly on the sewer infrastructure. The surrounding foul sewer network has sufficient 

capacity to accommodate the estimated flows whilst the Green Point Outfall, to where 

regional sewage discharges, still has additional spare capacity. This will be re-confirmed 

once the recommended development proposals have been finalised. 

Stormwater 

An underground stormwater pipes exists close to the site. A 525mm diameter pipe runs down 

Chiappini Street whilst a large 1575mm diameter culvert runs down Buitengracht Street. The 

roads around the site have sufficient grade to accommodate overland stormwater runoff. 

The ground within the existing PPTL is largely hardstanding promoting stormwater runoff. The 

CoCT property bordering onto Buitengracht Street is largely landscaped grass and trees but 

the area is relatively steep. Existing stormwater runoff from this section drains towards the 

Buitengracht / Prestwich Street corner. There is an existing catchpit at this corner. 
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Due to the existing hardstanding and topographical nature of the site, stormwater runoff is 

unlikely to increase or be affected in quality. There are no existing stormwater issues that 

require attention.  

As part of the site development, however, current stormwater management principles will 

need to be applied. This could include the retention of stormwater runoff for re-use or a 

combination of methods to improve the quality and delay the quantity of runoff into the 

surrounding network. 

4.4.5 Bulk electrical engineering services 

Incoming Supply 

The Existing Electrical supply is off Prestwich Street via an external weatherproof meterbox 

built into the site boundary wall (refer to Figure 4.21). This meterbox is fed off a Municipal Pillar 

box located within the road reserve. It appears that both erven are fed off this incoming 

metered supply but this is subject to CoCT’s comment to be obtained. 

 

Figure 4.21: CoCT Electrical Record Drawing (E2C, 2023 as sourced from as sourced From City of Cape 

Town, 2023) 

 

Internal Distribution 

An Electrical distribution Kiosk, fed from a boundary meterbox is located midway along the 

access road onto the PPTL. The Soils Lab building is fed off this CoCT meter box.  
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The Pre-fab buildings are fed off an electrical distribution kiosk located midway along the 

access road. These buildings are fed via an overhead ABC cabling (aerial bundled 

conductor) via timber poles and drop- down overhead feed to each building. 

Standby Generator 

An existing Standby Generator is located at the back of the main soils building. There is no 

visible signage or nameplate to indicate the generator capacity or whether it is in use. 

The Main Emergency Distribution Board, located in the Main building corridor still appears 

fairly new but it is unsure whether it is in working order as switchgear has been removed. 

Electrical Distribution Boards (DB’s) 

DB’s in Main Building: Basement – 2 No wall DB’s & Fire Pump Control Panel; Ground Floor: 

Emergency DB in corridor, Older MDB in ICT office, 2 No smaller DB’s in rooms. 

For Prefab Buildings: Each Prefab Building has its own local sub-DB. 

All Prefab buildings are fed off the Distribution Kiosk via an aerial bundled conductor line 

looped between galvanised poles. 

Telkom 

The Existing underground connection and kickpipe is visible at Chiappini Street entrance to 

the PPTL (refer to Figure 4.22). The existing Telkom Distribution Panel (DP) is located opposite 

the entrance door to the PPTL. All Telkom services are fed from this DP. Two timber Telkom 

poles and overhead lines extend into the internal cabling system to outbuildings. 

Fibre Optic Service 

The existing Fibre services are supplied by Telkom / Open Serve. The existing fibre panel is 

located above the Telkom DP. 

Electrical demand for the new proposed development can only be established once a 

design concept for development proposals has been tabled and approved. However, given 

the proposals suggested in the Urban Design Vision and Framework Report (2021) of 

approximately 30 000m² of floor area, it is nearly certain that we must allow for a 4 x 6m site 

within the erf boundary for a Mini-Substation. 

 Similarly, the demand for Telkom / Open Serve capacities can only be established once a 

design concept for development proposals have been tabled and approved. 
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Figure 4.22: Telecommunications Infrastructure (E2C, 2023) 

 

4.4.6 Transportation informants 

As noted in the introduction to this report, the subject sites are well located at the 

metropolitan scale being directly accessible to and from the Cape Town Central Business 

District and key destinations such as the V&A Waterfront and Cape Town International Airport 

by road, using the N1 and N2 but also by public transport modes such as rail. 

Buitengracht Street is a Class 2 road with the site having less than 47m frontage onto it. 

Riebeek / Somerset Road is a Class 3 road with the site having less than 90m of street 

frontage. Chiappini and Prestwich Streets are both Class 5 roads with an approximate 76 and 

81m street frontage, respectively. The site is presently accessed mid-block off Chiappini 

Street. Prestwich Street is a one-way street in the direction of the CBD. There is potential for 

vehicular access onto the site to be taken off Chiappini or Prestwich Street at a midblock 

location. 

Somerset Road is an important urban corridor. Existing studies reviewed note that the 

Somerset Road widening scheme was amended, reducing the previous road scheme from a 

31.5m width, to a maximum width of 25m. This right of way will be further assessed in line with 

public transport and Transit Oriented Development strategies. However, narrowing the 
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outbound lane of Somerset Road from two to one carriageway will reduce the capacity of 

the road which will hasten the need to implement the Foreshore Freeway Scheme. The two 

projects (Freeway links and reduction in Somerset Road outbound) must therefore be 

considered together (refer to Figure 4.23). 

 

Figure 4.23: Existing and Proposed Vehicular Access (ITS, 2023) 

Existing road based public transport services in the vicinity of the site are depicted in Figure 

4.24. There is no doubt that the subject sites have the advantage of being serviced by bus, 

taxi and IRT public transport services. The site is located within walking distance from Cape 

Town station approximately 10 minutes by foot along Strand or Riebeek Street. This station 

services the northern suburbs, southern suburbs and Cape Flats lines. 
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Figure 4.24: Road-based Public Transport Services (ITS, 2023)   

 

The subject site has the benefit of being located in proximity to non-motorised transport 

routes as depicted in Figure 4.25.  From a pedestrian access perspective, the potential 

narrowing of Somerset Road adjacent to the subject sites would have a positive impact on 

the surrounding public realm. The Somerset Road intersection with Chiappini Street is the best 

location for pedestrians to cross Somerset Road relative to future pedestrian desire lines but 

requires that the pedestrian infrastructure condition around the intersection is improved. 

Narrowing of Somerset Road would facilitate widening of the sidewalk which could enable 

areas for ground floor retail, thereby creating a more enlivened and vibrant entrance into 

the De Waterkant area. The Urban Design Framework identifies Chiappini Street as a 

potential level 2 pedestrian street which is envisioned as a narrow vehicular access way with 

widened sidewalks to promote ease of pedestrian access from the Bo-Kaap through to 

Battery Park and the V&A Waterfront.  
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As stated in Chapter 3, the subject sites fall within the PT2 Parking Zone which means that the 

City of Cape Town considers the provision of public transport to be sufficient and therefore 

zero off-street parking is required for the site’s proposed development. 

Going forward, the intention is to compare existing traffic volumes with the projected 

volumes presented by HHO in the UDF (2021), to update trip generation calculations, update 

detailed intersection analyses and analyse pedestrian and NMT data. Once there is a firm 

proposed development option on the table, the intention is to engage with relevant 

authorities to discuss proposals and compile the Transport Impact Assessment report.  

4.4.7 Site Building conditions assessment 

As stated in Chapter 2 of this report, a high-level site building conditions assessment was 

undertaken by NM & Associates Planners and Designers and appended as Appendix 2. A 

summary of this report is presented below.  

The Main Soils Lab Building, with the exception of the Lecture Room Extension and Garage, is 

in a fairly good physical condition, and its spaces and finishes have a generic, robust nature 

that makes the building suitable for adaptable re-use and repurposing. The basement of the 

Soils Lab Building is in a fair condition, apart from wall dampness below the external ground 

Figure 4.25: Non-motorised Transport routes in the vicinity of the PPTL site (ITS, 2023) 
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floor level. In moving forward, depending on how the basement will be repurposed, the fire 

escapes and fire safety of the basement must be reviewed.  

The Lecture Room extension is not of the same construction quality as that of the main E-

shaped Soils Lab Building which suggests that this building as well as the wall enclosing the 

southwest of the courtyard should be demolished to open up this side of the courtyard 

towards the west of the site.  

The condition of the perimeter walls along Somerset Road, Chiappini Street, Prestwich Street 

and Buitengracht Street was also inspected, and found to be in a fair condition. However, 

pending the findings of the Heritage Consultant, it is proposed that the perimeter walls, with 

the exception of the older wall to Chiappini Street and the gateposts to Prestwich Street, be 

demolished. If the heritage processes allow, the plaster to the Chiappini Street boundary wall 

should be considered for removal, to reveal the stone wall underneath, as a feature wall.  

The building condition of the inflammable store and prefabricated buildings range from fair 

to poor conditions. The prefabricated buildings occupy a prominent area for the proposed 

development of the PPTL site. It is therefore anticipated that the buildings will be permitted to 

be demolished as part of the redevelopment of the site. It is also recommended that an 

asbestos audit be undertaken prior to demolition so that the safety requirements related to 

the removal, handling and disposal of asbestos-containing materials, can be met. 

The informants, opportunities, constraints and recommendations in this report should not only 

be taken into consideration in the design of the proposed development options for the 

subject sites, but also by the landowner’s facilities management of the PPTL site and 

buildings.  

4.4.8 Property Market Study – Overview of Current Market Demand for Various Property 

Development Types 

Talani Quantity Surveyors has engaged the services of Demacon, a specialist research firm, 

with a focus on topics in the fields of demographics, mapping and economics, including real 

estate economics, to assist with compiling the supply-demand models for inter alia: 

residential, retail, commercial, short-stay / tourism, educational, and other market segments. 

This full study is appended to this report as Appendix 4 and a summary is provided below.  

Commercial Offices 

In favourable economic conditions, the site is ideally located for a commercial office 

development, due to its close proximity to the Cape Town CBD and main transport routes 

that enter and exit the City. However, having suffered the after effects of the Covid-19 

pandemic, with work-from-home and hybrid working models having a significant impact, the 
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office-building cycle is currently in or near its trough, after having peaked (as measured by 

real rentals) in 2002. Ever since, rentals have been drifting lower in real terms. Forecasts 

indicate that the current cyclical trough will be marginally lower over the next 3 years, which 

would be the deepest trough Cape Town has had since 1960. 

While the Cape Town CBD had the highest office vacancy rate of 16,6% among the seven 

business nodes in the Mother City monitored by the SAPOA before the pandemic, by the end 

of 2022, there were three office nodes (Century City, Tygervalley and Bellville Central Business 

Districts) with higher vacancy rates, highlighting the recovery of the CBD economy. 

However, the outlook for office buildings, as an investment over the next five years is dismal. 

This means significant office space development is not recommended, apart from maybe 

renovating (some of) the heritage buildings for limited office use. Commercial buildings in the 

close-by Green Point / De Waterkant precinct has reported a recent influx of smaller financial 

and tech start-ups and waiting lists for co-workings spaces, which may provide an 

opportunity to provide a small-scale office component on the site. 

Residential 

From a locational perspective, the site is situated in the Cape Town CBD – a densely built-up 

urban environment with tall office blocks, hotels and apartment buildings. The CBD is part of 

the greater City Bowl area which includes established (upper) middle-class residential 

suburbs such as Gardens, Oranjezicht, Tamboerskloof and Vredehoek, and the more 

working-class Bo-Kaap residential area. The site is also close to the Cape Town harbour and 

the V&A Waterfront, South Africa’s premier tourist attraction, within walking distance. 

The site allows easy egress via the existing road network and residents would thus have easy 

access to work and urban recreation facilities. Many government employees (both WCG 

and CoCT) currently work a few blocks away from the subject property and could, most 

likely, one day reside in a residential development on the site. However, the advantage of 

jobs close by should not be overpitched, because with households in which more than one 

member is employed, the chances are that at least one of the family will work in another 

district of the city. Thus, ease of access to other areas of the Peninsula via the train service, 

the expanding MyCiTi rapid bus service and the arterial roads should also be considered. In 

this respect, the subject site is superbly located for residential use. 

The myriad of residential and mixed-use properties coming on stream in the Cape Town CBD 

property market indicates that agile property developers are confident that there is a market 

for buyers. The standout property trend in 2022 continued to be the conversion of office 

blocks into mixed-use developments to provide residential space and offer buyers flexible 

living options as well as optimising on the co-living, co-working trend. By the end of 2022, the 
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total number of residential apartments in the Cape Town Central City was 5,791 up from 

4,954 at the end of 2020. 

There is also a general semi-gration from other parts of South Africa to the Western Cape 

(circa 195,000 residents in 2022), with the majority relocating to Cape Town, which is 

increasing the demand for residential property significantly.  

The residential property cycle has a duration of approximately 15-20 years, but the cycle’s 

regularity became distorted when interest rates started dropping sharply owing to the Covid-

19 pandemic. However, since mid-2022 when interest rates started rising sharply again, this 

property cycle has also been in its downswing phase (as measured by real prices). Ever 

since, prices have been drifting lower, but they are still well above the previous trough of 

1996. In practice this means new developments are still profitable, although as of late the 

slowdown in the sales tempo of new developments has become a significant risk factor to 

the cash flow of developers. 

House prices in Cape Town metro grew in nominal terms at an average annual rate of 

around 7% between 2010 and 2021, outperforming the other metros. This implies that Cape 

Town’s house price growth comfortably outperformed inflation. House prices benefited from 

solid demand due to a relatively better economy and semi-gration caused by the City’s 

perceived offering of a better quality of life and governance. 

Residential sub-sectors 

Inclusionary Housing 

The subject site falls in the CCID, the UDZ and the proposed Inclusionary Housing 

Overlay Zone (IHOZ) of the CoCT. The latter zone will promote inclusionary housing 

(IH) through incentives to developers. 

When a proportion of market-related units within a new residential development is 

allocated to lower-priced units for low-income households in return for incentives like 

greater bulk, the internal finishes of the inclusionary units would typically be lower 

than the market-related units. Alternatively, the developer could pay a ‘fee in lieu’ to 

a ring-fenced fund that would be used to erect ‘affordable’ units elsewhere. The 

CoCT is currently developing such a policy and it would probably set the maximum 

house-hold income to qualify at R22 000. Although care needs to be taken not to 

bank on policies that are still being considered, we have reason to believe the City 

may be flexible on this issue. 
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Social Housing 

Social housing is subsidised, rented accommodation managed by a specialist social 

housing institution (SHI). The state subsidises social housing to ensure provision of rental 

housing of ‘exceptional’ quality, at affordable rentals in well located areas. This is 

done through capital grant funding called the Consolidated Capital Grant (CCG). 

The subject property is in a Restructuring Zone and a social housing element is, 

therefore, a real possibility, however social housing regulations require a notarial 

registration by the Social Housing Regulatory Authority (SHRA) on a specific section of 

an erf, which naturally eliminates a mix of social and market-related housing being 

erected in a single apartment block on the same portion of land. 

Financing social housing in the present climate is complex, as the CCG is insufficient 

to cover building costs and rental income from social housing is too low to sustain the 

high property values of property located in the Cape Town CBD. The social housing / 

inclusionary housing component as well as the price of the land will be determined 

by modelling to arrive at an acceptable return to the developer, in considering the 

feasibility of proposed development options. 

Affordable Housing 

Affordable housing refers to housing which is financially affordable for low-income 

households based on a housing affordability measure (SAPOA, 2018). In this report we 

set the maximum price at R750 000 to conform with the Lightstone definitions used in 

the report. We do not deem it necessary to even attempt to forecast demand for 

residential units in the social and affordable categories because we assume the 

developers will be order takers, as there is currently a very high demand for housing 

emanating from lower income earners to live and work close to the Cape Town CBD. 

Student Housing 

There is a dire shortfall of student accommodation in South Africa. More than 500,000 

students are in need of dedicated beds located close to their respective universities, 

according to a 2020 study conducted by the International Finance Corporation (IFC). 

This shortage is expected to grow by more than 50% over the next three years as 

government's ambition to increase enrolments outpaces the development of new 

student housing. Cape Town is not immune to this national shortage.  

With the three major tertiary institutions - the University of Cape Town (UCT), Cape 

Peninsula University of Technology (CPUT), and the University of the Western Cape 

https://www.ifc.org/wps/wcm/connect/cc21f05d-ff9f-4f00-827a-c25e40b3c264/Market+Assessment--The+Student+Housing+Landscape+in+South+Africa_April+2021.pdf?MOD=AJPERES&CVID=nAtuGGk
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(UWC) - all having campuses in and around the City Centre, the demand for student 

accommodation is high. With a student population of around 75,000, Cape Town only 

has 13,668 student beds, according to the Cape Town Central City Improvement 

District (CCID). That leaves around 80% of students without dedicated 

accommodation. With continuing public sector budget constraints, private property 

developers will have an important role to play in meeting this demand. This means 

ample opportunity for CBD student housing initiatives. 

Open Market Sale / Buy-to-let Market 

Rentals are under pressure due to the oversupply of flats, linked to huge increases in 

new rental stock in 2018 and especially 2019 and weakening demand as the feeble 

economy hit tenant finances. Furthermore, the rental market has been impacted by 

some financially sound tenants who chose rather to purchase flats or houses as the 

monthly cost of owning versus renting is closer to equilibrium due to the sharp decline 

in interest rates. The shift of AirBnB flats that were focused on short-term letting (linked 

to tourism and business travel) to long-term contracts has exacerbated the situation, 

especially in cities like Cape Town 

A new trend emerged during 2021, namely the rise of furnished – and in some cases 

serviced – apartments as the primary type of apartment rental available in the 

Central City. It appears likely that this was largely attributable to the numerous 

apartments which normally attract short-term rentals being moved to the long-term 

rental market. 

Rental versus Sales 

Residential property rebounded in Cape Town CBD in 2021, with the number of 

residential buildings increasing from 69 in 2020 to 77 in 2022. The median price of 

apartments increased by 32.8 % from R1.28m in 2020 to R1,7m in 2021. There was a 

large increase in available rental stock in 2020 as repeated lockdowns affected the 

tourism industry and brought about travel bans, resulting in short-term lets being 

added to the long-term rental pool. However, this trend was reversed in 2022 as the 

steady rollout of vaccinations and the ‘normalisation’ of the pandemic saw a rise in 

domestic tourism, which resulted in increased demand in the short-term rental market 

and the removal of at least some of these units from the long-term rental pool. 

We expect flat rentals to decline in 2023 due to high and rising vacancy rates as the 

sharp contraction in the economy, exacerbated by Covid-19, puts even more 

financial pressure on tenants, leading to a prolonged oversupply. The trend in the last 

year has been that several tenants preferred to buy rather than rent a property as 
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relatively low interest rates have in some cases, made buying a more attractive 

option than renting. This trend may slow down however, due to steady increases in 

interest rates. 

Retail 

The return of businesses to offices in the Central City, combined with the steady influx of new 

residents to the growing residential property market in the CBD, creates a supportive 

environment for the inner city’s retailers who are supported by a growing market of 

customers and patrons. 

The shopping needs of the site’s possible eventual residents also need to be considered. We, 

therefore, performed a survey of the area surrounding the site to determine the retail supply 

within it, and we found numerous cafés and kiosks within the immediate vicinity (within a 

radius of 500m from the site). The convenience retail requirements of existing residents in the 

area seem to be met by these outlets, while their higher order shopping needs are 

presumably satisfied by the shopping centre located within a 1km radius, namely the Cape 

Quarter precinct. 

Hotels and other Hospitality 

The global trend toward valuing experiences over possessions is benefiting South Africa 

which offers attractions such as the V&A Waterfront, which attracted 1.2 million visitors in 

2018, Cape Point, which was visited by 940 000 visitors, and Table Mountain, where nearly 800 

000 visited in 2019 (Cape Town Tourism). 

South Africa is already established as the leading convention destination in Africa led by 

Cape Town, which is among the top-50 conventions cities in the world. Cape Town is also 

known as the Events Capital of Africa. 

Despite the financial and experiential attractions, we project the South Africa hotel market to 

be a slower-growing market with a 3.3% compound annual increase in room revenue. This 

relatively modest increase will reflect the expectation of low ADR (average daily rate) 

growth, as growth in online booking and the increasing use of travel sites promotes price 

shopping. At the same time, we look for an improvement in guest night growth as tourism 

increases during the latter part of the forecast period. 

Key trends have emerged over the last 3 years, namely: 

 Online travel sites are allowing visitors to become more price conscious, which will 

dampen ADR (average daily rate) growth. 
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 South Africa is becoming more aggressive in bidding for MICE (meetings, incentives, 

conferences and exhibitions) business, supporting growth in international tourism. 

 Growth in domestic tourism and adventure tourism will benefit mid-market hotels 

appealing to millennials. 

 Airbnb growth will compete at the low end of the market but will not have much of 

an impact at the high end. 

Despite the recent effects of the Covid-19 pandemic on tourism in Cape Town, we expect 

the overall number of available rooms to increase at a 1.2% compound annual rate to 67 200 

in 2023 from 63 400 in 2018. With guest nights projected to grow faster than available rooms, 

the occupancy rate for hotels will increase to a projected 61.1% in 2023 from 59.2% in 2018. 

Other factors influencing property development selection 

UDZ, CID and HOZ locational benefits of the site  

The site is within the boundaries of an urban development zone (UDZ), offering 

potential tax incentives to the owner. Besides this advantage, the subject site also 

falls in the Central City Improvement District (CCID). The presence of the site within a 

UDZ (tax incentives) and CID (less crime and grime) are great pluses for the site. The 

UDZ scheme is, however, under review and could be discontinued in two years’ time.  

Additionally, as mentioned above, it is highly likely that the property will eventually be 

included in an inclusionary housing overlay zone (inclusionary HOZ) for purposes of 

Inclusionary Housing. The inclusionary HOZ will be an added layer (on top of existing 

zoning By-laws) that gives incentives for developers to include affordable residential 

units in their developments.  

Parking  

The site is fairly constrained with possible heritage buildings / structures being 

retained, which influences the number of vehicles that can be accommodated on it. 

The exact parking ratios will of course depend on the type of development selected 

and the subsidy / market-related mix of the residential units. Thus, the parking 

requirement will largely depend on the configuration and types of the development. 

 

https://en.wikipedia.org/wiki/Meetings,_incentives,_conferencing,_exhibitions
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5 Synthesis: Site Opportunities, Constraints 

and Priorities 

This chapter presents a synthesis of the main outcomes of the contextual analysis and 

identifies the subject sites’ opportunities, constraints and priorities. 

5.1 Synthesis 

 The subject properties fall within the CBD Local Area Overlay Zone governed by Map 

LAO/4 in the Development Management Scheme, the implications of which are that 

the properties along Buitengracht Street and Somerset Road, notwithstanding that 

they may be zoned MU3, are permitted to develop in accordance with the 

development rules of the GB7 zone.  

 The site is of high heritage significance due to its history as a burial ground with 

graded buildings and it is located within a Proposed Heritage Area.  

 To qualify for the benefits of the UDZ, the date by which the building should be 

brought into use is March 2025. 

 The Deeds searches and S.G. diagrams’ analyses reveal that there is consistent 

reference to the historic use of the subject sites for public purposes and their 

significance as former burial grounds. However, these are not inscribed in Title Deeds 

as restrictive conditions to the proposed development or change of use of the 

subject properties.  

 While there are no restrictive conditions of title across the subject sites, Erf 739 is an 

exception where there is a condition of title that states that “the Local Authority has 

at any time the right to repossess the said land in whole or in part if it is required for 

public purposes”. This condition should be considered for removal. 

 It is noted that there are no land claims against the subject sites.  

 The legal and policy analyses indicate support for spatial and social transformation in 

well-located areas of the city. The Western Cape Inclusionary Housing Policy 

Framework in particular promotes affordable inclusionary housing to meet the needs 

of lower to middle income households. 

 The proposed development of the subject sites should contribute to the green open 

space network within the city.  
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 The sites’ role is clearly that of a gateway which must play an important public, social 

and spatial integration function. 

 The urban design context points to the need for a focus on the interfaces, circulation 

into and through the subject sites and the careful consideration of vertical bulking of 

future development. It is also preferable to relocate the current vehicular access 

point to Prestwich Street being the only other street from which vehicular access can 

be taken.  

 From a land use point of view, the site presents opportunities for high density 

residential, retail, small office spaces and cafes / restaurants at ground level to 

activate the ground floor and improve the street interfaces. The residential above 

ground could support extended hours of activity to the sites and improve levels of 

surveillance. 

 The CoCT proposals for the sites include 30 000m² of new floor area for a mix of 

residential, retail and office, in a building wrapping the southern and eastern edges 

of the sites, will be revisited during the more detailed analysis at the scale of the sites. 

It makes sense for this proposal to be considered in future development options. 

 Both Cape Town and Table Bay District socio-economic trends point to the subject 

sites’ potential to play a lead role in providing affordable residential living 

opportunities in a mixed-use environment, close to urban benefits and resources such 

as work.  

 No specialist botanical and freshwater inputs are required to confirm the significance 

of the sites from a terrestrial and aquatic biodiversity perspective. Additionally, it 

appears that the proposed re-development of the sites does not require an 

environmental authorisation in terms of NEMA as it is not anticipated that any listed 

activities in terms of the relevant listing notices and EIA Regulations will be triggered 

by the proposed development. However, a final review of the concept designs / 

plans will need to be undertaken and consolidated into an Environmental Checklist. 

   

 The sites are highly urbanised and no natural vegetation is present. There are, 

however, a number of mature trees on the sites, some of which are older than 60 

years and worthy of retention.  

 There are two trees (Acer negunda and Taxodium distichum) that exhibit symptoms 

of potential infection with PHSB which requires an urgent assessment by an arborist for 

possible removal. 
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 Human remains are likely to be uncovered within the boundaries of the subject sites. 

Development of any of the erven that once formed the DRC site, as well as Erf 735 

(possible informal burials), will have to be part of a formal process to decide how to 

deal with human remains not dealt with by the exhumation processes previously 

conducted since the early 1900’s. This process will form part of the evaluation in the 

AIA and HIA (including consultation with I&APs). 

 The heritage informants indicate that the existing graded Soils Lab building should be 

retained in terms of its heritage value with opportunities for adaptive reuse. However, 

it is intended to relocate this facility to allow for the redevelopment of the subject 

properties. The proposed development options still to be formulated will assume that 

this facility will be relocated. 

 The preliminary heritage, landscape and urban design contextual informants begin to 

suggest that the subject properties’ scale and massing of new development 

proposals would have to be carefully considered relative to the surrounding built 

form. 

 Based on the calculations shown in Tables 4.1 and 4.2, there is sufficient capacity in 

the civil engineering services and infrastructure to accommodate new proposed 

development floor area on the subject sites.  

 Due to the existing hardstanding and topographical nature of the site, stormwater 

runoff is unlikely to increase or be affected in quality. There are no existing stormwater 

issues that require attention. Going forward, stormwater management principles will 

be applied in terms of the City’s SuDS policy. 

 Electrical demand for the new proposed development can only be established once 

a design concept for development proposals has been tabled and approved. 

However, given the proposals suggested in the Urban Design Vision and Framework 

Report (2021) of approximately 30 000m² of floor area, it is nearly certain that a 4m x 

6m (24m2) site within the erf boundary for a Mini-Substation, will be required.  

 The transportation analysis indicates that there is potential for vehicular access onto 

the sites to be taken off Chiappini or Prestwich Street at a midblock location. 

Additionally, the Somerset Road intersection with Chiappini Street is the best location 

for pedestrians to cross Somerset Road relative to future pedestrian desire lines but 

requires that the pedestrian infrastructure condition around the intersection is 

improved. 
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 The sites are well-located in terms of access to public transportation within walking 

distance to urban opportunities and amenities. As the sites fall within a PT2 zone, on-

site parking is not required. 

 According to the site building conditions assessment report in Appendix 2, the Main 

Soils Lab Building, with the exception of the Lecture Room Extension and Garage, is in 

a fairly good physical condition, and its spaces and finishes have a generic, robust 

nature that makes the building suitable for adaptable re-use and repurposing. 

 The informants, opportunities, constraints and recommendations in the high-level 

building assessment report should not only be taken into consideration in the design 

of the proposed development options for the subject sites, but also by the 

landowner’s facilities management of the PPTL site and buildings.  

 The property market report summarises the factors that influence the selection of 

proposed development options that can potentially be viable, as follows: 

Table 5.1: Summary of Factors Influencing the Proposed Development Options 

Development type Demand UDZ Tax Incentive  Recommended Parking  

Commercial offices Low Yes  4 bays / 100m2 

Residential    

Social High Yes 0,5 bays / unit 

Affordable High Yes 0,5 bays / unit 

Open market  Moderate Yes 0,5 bays / unit 

Buy to Let Moderate Yes 0,5 bays / unit 

Student Housing High Yes Nil 

Retail Moderate Yes 4 to 6 bays / 100m2 

Hotel / Hospitality Moderate Yes 50 bays / 200 beds 

 

5.2 Opportunities and Constraints 

Table 5.2 below provides a summary table with opportunities and constraints which emanate 

from previous studies reviewed, site visits and contextual analysis by various professional 

disciplines.  
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Table 5.2: Opportunities and Constraints 

Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

Town Planning / 

Urban Design: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PPTL / Soils lab 

operational on Erven 

734-RE and 738-RE 

Road Reserves on 

remainder of subject 

properties 

 

Zoning of Erven 734-

RE and 738-RE is MU3 

and GB7 

Zoning of Road 

Reserve portions is 

TR2 

 

 

 

 

There are no Title 

Deed restrictions 

across the subject 

sites, except for Erf 

739 

 

 

 

 

 

Contractors are 

resurfacing areas on 

the properties and 

potentially altering 

levels 

 

 

CBD Local Area 

Overlay Zone 

applies 

 

 

 

 

 

 

 

There is consistent 

reference to the 

historic use of the 

sites for public 

purposes and their 

significance as 

burial grounds 

 

 

 

Road reserves have 

been de-classified 

and can be similarly 

zoned to other 

erven, to permit 

their development 

 

Zoning of Erven 734-

RE and 738-RE is 

highly permissive of 

a range of land 

uses, generous floor 

factors and 

coverage as 

described in 

Chapter 3 

 

Reference to burial 

grounds is not 

inscribed as 

restrictive conditions 

of title 

 

 

 

 

 

Tree health may be impacted 

Accuracy of survey impacted 

Potential impact on 

archaeology, existing buildings 

and features  

 

 

 

 

 

 

 

 

 

 

 

 

Erf 739 has a title condition that 

states that the Local Authority 

has the right to repossess the 

land if required for public 

purposes 

 

 

 

 

 

TR2 zoned 

properties require 

rezoning 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Erf 739 restrictive 

condition to be 

considered for 

removal 
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

Spatial and land use 

proposals in previous 

work include 

30 000m² of new floor 

area for a mix of 

residential, retail and 

office, in a building 

wrapping the 

southern and eastern 

edges of the site 

 

Parking is not 

required in terms of 

the City’s 

Development 

Management 

Scheme (PT2 zone) 

 

 

 

 

 

Vehicular access to 

the PPTL is presently 

mid-block off 

Chiappini Street 

Appropriateness of 

this proposal in 

terms of scale, 

height and massing 

to be reviewed 

 

 

 

 

 

 

The Foreshore 

Gateway 

Masterplan 

proposes shared 

parking, subject to 

further investigations 

and detailed design 

 

 

 

 

Access can also be 

taken off Prestwich 

Street  

 

 

 

 

 

 

 

 

 

 

 

Opportunity to 

maximise the 

development 

potential of the site 

in terms of its existing 

development rights 

 

 

 

 

 

To create a NMT / 

pedestrian-

prioritised 

environment with 

access preferably 

off Prestwich Street  

The retention of the heritage 

graded building (Soils Lab 

building) and some trees on 

the site and using some of site 

area for public space 

purposes, constrains the extent 

of land available for new 

development 

 

 

 

The land use applications for 

the subject properties may be 

running ahead of Foreshore 

Gateway Precinct initiatives 

hence development options 

may have to include on-site 

parking. Additionally, the open 

market generally demands a 

degree of on-site parking 

which could include basement 

parking 

 

 

 

 

 

 

 

 

 

 

 

 

Authorities’ support 

to be obtained.  

 

 

 

 

 



 PPTL Contextual Analysis Report (June 2023)  78 

Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

Biophysical 

Environment 

Previous studies and 

site investigations 

reveal that there are 

no significant 

biophysical 

constraints on the 

properties 

concerned. 

There is no presence 

of environmentally 

sensitive features on 

the site and no 

specialist botanical 

and freshwater 

studies are required.  

  It appears that the 

proposed re-

development of 

the site does not 

require an 

environmental 

authorisation in 

terms of NEMA. 

However, a final 

review of the 

concept designs / 

plans will need to 

be undertaken in 

an Environmental 

Checklist. 

Landscape 

Architecture 

 

The site is highly 

urbanised and no 

natural vegetation is 

present 

There are however, 

a number of mature 

trees, the majority of 

which have been 

planted within the 

last 40 years and 

some of which are 

older than 60 years.  

 

An old Peruvian 

pepper tree (Shinus 

Molle) is still present 

in the South-West 

The old Peruvian 

pepper tree is 

worthy of 

conservation.   

 

 

From initial site assessments 

there are two trees (Acer 

negunda and Taxodium 

distichum) that exhibit 

symptoms of possible infection 

with PHSB 

An arborist’s urgent 

assessment and 

possible removal of 

any infected trees is 

required.   
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

corner of the site 

and is evident on 

the aerial photos 

dating back to 

1926, making this 

tree approximately 

100 years old.  

Heritage:  

Built Environment 

and Landscape 

Prestwich Precinct 

Urban Design 

Framework Prepared 

for the Provincial 

Government of the 

Western Cape 

(Department of 

Transport & Public 

Works) by City Think 

Space (2012)  

 

Foreshore Gateway 

Heritage Study, 

Archaeological and 

Built Environment 

Assessment prepared 

for the City of Cape 

Town by ACO 

Associates and 

Bridget O’Donoghue 

(2021). 

Location of the site 

within a significant 

heritage precinct 

with gateway 

qualities, mountain 

views, 

concentration of 

heritage sites, 

historical patterns of 

use, social history, 

burial grounds, 

historical built 

environment 

character, visual 

and pedestrian 

linkage qualities. 

 

Heritage value of 

Soils Lab Building. 

 

Adaptive reuse of 

Soils Lab Building. 

High quality nature 

of Soils Lab Building 

with positive 

courtyard space. 

 

Improve the street 

interface along 

Chiappini, Prestwich 

and Somerset 

Roads. 

 

Strategic openings 

in old cemetery wall 

along Chiappini 

Street to allow for 

views into the site. 

 

Positive interface 

with adjacent 

Retention of the Soils Lab 

Building and cemetery walling 

limits the potential for new 

development. In addition, the 

Soils Lab requires breathing 

space implying even less area 

for new development. 

 

 

 

Appropriate scale, form, 

massing and architectural 

language of new development 

in terms of positive response to 

heritage context. 

 

More specifically there is a 

need to unpack the historical 

layering of the site and its 

relationship to the surrounding 

Further research 

into the heritage 

significance of the 

Soil Labs Building is 

required. 

 

 

Submission of a NID 

to HWC 

 

Formulation of 

heritage indicators 

to guide the 

conceptual 

framework. 
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

 Heritage value of 

cemetery walling 

along Chiappini 

Street. 

Heritage value of 

mature trees. 

heritage sites 

(Salesian Institute, 

Prestwich Memorial 

and Church). 

Enhance visual and 

pedestrian linkages. 

 

Memorialisation and 

interpretation. 

 

Retention of mature 

trees. 

 

Demolition of 

prefab- structures. 

 

context with varying street 

edge conditions. 

 

The existing grading of the Soil 

Labs Building needs to be 

reviewed and its ability to 

accommodate internal and 

external changes need to be 

tested. 

 

Heritage:  

Archaeology 

 

Looked at the directly 

relevant reports with 

respect to the subject 

erven. Fairly decent 

primary information 

on erf Re/734, 737, 

738 to confirm exhu-

mation, though it was 

a hit and miss process 

i.e. burials were 

missed in some cases 

below the vaults and 

What was the layout 

of the DRC 

cemetery when it 

was closed? Church 

plans. Where was 

the charnel house?  

 

Did the municipality 

do any exhumation 

in 1907 or 1981with 

respect to 

Human remains can 

be exhumed. A 

process for removal 

and reburial to be 

determined through 

discussion with 

Heritage authorities, 

DRC and I&APs; 

Possible 

reinternment in one 

or more burial vaults 

on the PPTL site; 

Human remains are known to 

exist on most of the subject 

erven, and on adjoining roads 

and pavements. These include 

disturbed isolated remains to 

intact or semi-intact burials; 

Determine if any restrictions 

with respect to use of the land 

inscribed on title deeds; 

 

Archaeological trial 

excavations will be 

required on erven 

9565 and 735 at 

some point. The 

process followed by 

Gribble for trial 

excavations on 

blocks 28 and 31 

must be obtained 

in as far as it will be 
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

other unmarked 

ones.  In respect of Er-

ven 734-RE, 737, 738 it 

is necessary to con-

firm the accuracy of 

the exhumation in the 

1920's.  

 

Archaeological trial 

excavations indicate 

that while many 

graves and vaults 

were exhumed, disar-

ticulated human re-

mains are found in 

the soil, and 

whole/partial burials 

are also found at 

depth. Possibly they 

were unmarked, or 

predated the formal 

cemetery. 

 

Good summary of 

legislation with 

respect to closing of 

the cemeteries and 

exhumation and 

roadworks on parts 

of the DRC? 

 

What sections of the 

boundary wall 

contain original 

fabric? Could only 

be on Chiappini or 

Prestwich streets, 

but mention of 

gravestones being 

included in a wall/s? 

was this the new 

walls? 

 

What process in 

terms of heritage 

legislation must be 

followed with 

respect to human 

remains on the 

sites? What will 

happen to any 

remains recovered? 

Reburial/housed at 

Prestwich 

Memorial? 

Reinterred in one of 

No plan of the cemetery has 

ever been obtained or indi-

cated in the earlier reports of 

the site, or in Malan (et. al 2017). 

Such a plan should be in exist-

ence. If obtained, it would be 

easier to predict where formal 

graves and vaults are. It would 

not assist with determining infor-

mal burials, however. 

 

relevant to the 

current project; 

 

Try and get plans of 

the cemetery from 

DRC or archives; 

 

Information on the 

re-alignment of 

Somerset Road and 

Buitengracht Street 

from the CoCT; 

 

Info from City with 

respect to 

gravestones in the 

new walls on 

Somerset and 

Buitengracht Street; 

 

Determine from 

heritage authorities 

and I&APs such as 

the CoCT what 

process to follow 

wrt the human 

remains that will be 

found on site? 
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

relocation of the 

human remains, and 

land transfers. 

Development of the 

PPTL and other parts 

of the DRC is well 

documented. Legal 

issues with respect to 

use of the land must 

be clarified – possible 

Title deed 

restrictions? 

the surviving 

subterranean vaults 

on the PPTL site? 

 

Does one just 

recover remains 

from sections of the 

sites that will be 

disturbed by 

development, or 

must there be a 

more extensive 

program to recover 

material? 

 

 

Track down the 

permits that were 

issued for the 

Prestwich Precinct 

archaeological 

testing program to 

determine what 

conditions were 

imposed with 

respect to the 

human remains 

that were 

recovered. 

 

Civil Engineering: 

Stormwater 

 

 

 

 

 

 

Sewer 

 

 

 

 

 

Very little increase in 

stormwater runoff will 

be caused by any 

development as the 

existing site is largely 

urbanised 

 

Sewer network and 

Green Point outfall 

have significant 

capacity to 

 

Existing pipes and 

connection points 

are to be located 

 

 

 

 

The City’s operation 

department should 

be consulted about 

ageing 

infrastructure 

 

The site can be 

developed in full 

 

 

 

 

 

Sufficient capacity 

exists in both sewer 

and water 

infrastructure to 

accommodate a 

 

The condition that a fully 

developed site will not increase 

stormwater runoff will need to 

be agreed with the City 

 

 

 

 

 

 

 

 

 

Stormwater 

management plan 

will be required in 

the final 

development plan 

submission 
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

 

 

 

 

 

Water 

 

 

 

 

 

 

 

 

 

Geotechnical 

 

accommodate 

development 

 

 

 

The water network 

has sufficient 

capacity to 

accommodate 

substantial 

development in the 

whole of Foreshore 

Gateway Precinct, 

including the PPTL. 

   

Weathering of 

geological rock 

formation has formed 

clayey silt and silty 

clay surface soils. 

 

Water table at 

between 2 to 3m 

below the surface. 

 

 

 

 

 

 

The quality of the 

existing water 

network will need to 

be assessed 

especially if any 

road improvements 

are proposed over 

existing pipes 

 

 

No formal 

geotechnical study 

has been 

undertaken for the 

site 

mix of uses on the 

subject properties. 

 

 

 

 

 

 

 

 

 

 

 

 

 

The site is 

developable based 

on existing / 

surrounding 

buildings in the 

Prestwich Precinct  

Development contributions 

and connection fees will have 

cost implications for all service 

requirements. 

 

 

 

 

 

 

 

 

 

 

 

The depth of weathering is 

highly variable and could 

range between <1m to 15m 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Formal 

geotechnical study 

recommended for 

the design of 

structures on the 

site. However, desk 

top study to 

determine soil 

conditions would 

be sufficient for 

planning purposes. 
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

Electrical 

Engineering 

(including 

communication 

infrastructure) 

 

Foreshore Gateway 

masterplan – 

includes PPTL site & 

confirms CoCT 

Electricity Network 

has sufficient 

capacity for future 

developments 

 

Very basic 

assessment. It can 

be assumed that 

the CoCT’s historical 

data was used to 

determine future 

demand 

Over estimation on 

Electricity demand 

@ 1200kVA implies 

that sufficient 

capacity is 

available for future 

development 

 Obtain formal 

records from CoCT 

Archives & As Built 

files, as well as from 

Telkom / Open 

Serve 

 

Transport 

 

2021 HHO TIA, 

relevant sections of 

the Foreshore 

Freeway UDF, and 

inception meeting 

presentation notes 

 

Proposed extent  

365 units Residential 

1 100m2 GLA Retail 

5 20m2 GLA Business 

TOTAL = 

30 000m2GLA 

 

 

 

UDF Parking Proposal 

1,25/100m2 GLA for 

Residential and 

HHO Traffic counts 

were conducted 

during Covid and 

projected. New 

counts proposed to 

confirm actual 

volumes.  

Impact on 

especially 

Buitengracht / 

Somerset and 

Somerset / 

Chiappini to be re-

evaluated in detail.  

 

 

Based on HHO TIA, 

the existing road 

network could 

Vehicular access 

proposed from 

Chiappini and 

Prestwich Streets, at 

about mid-points. 

Pedestrian volumes 

along the western 

side of Somerset 

Road are relatively 

high. 

 

The area is well 

served with various 

modes of public 

transport.  

 

PT2 Parking – hence, 

no parking required, 

but recommended.  

Vehicular access not 

possible/proposed from 

Buitengracht or Somerset 

Streets (RAG). 

 

Limited spare intersection 

capacities to accommodate 

new development trips.  

 

Limited to no road reserve 

space available for additional 

road upgrades should these be 

required in terms of the TIA. 

   

TIA for PPTL to 

check / compare 

existing traffic 

volumes with HHO 

projected volumes. 

Update trip 

generation 

calculations. 

Update detailed 

intersection 

analyses. 

Engage with 

relevant road 

authorities to 

discuss proposals.  
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

2/100m2 GLA for 

non-residential uses 

 

 

   

accommodate the 

Foreshore Gateway 

project, but the 

cumulative impact 

of other 

developments 

within the CBD likely 

to require major 

road network 

improvements such 

as the completion 

of the Foreshore 

Freeway scheme.  

 

Residential land use 

could reduce 

external trips to/from 

the CBD? 

 

Recommended that 

this development 

should have a 

strong focus on 

pedestrian 

movements.  

 

 

Architectural 

Building 

Assessment 

Design informants, 

opportunities and 

constraints were 

identified during the 

assessment 

Refer to Table 7 on 

page 24 of the 

report in     

Appendix 2. 

Refer to Table 7 on 

page 24 of the 

report in     

Appendix 2. 

Refer to Table 7 on page 24 of 

the report in Appendix 2. 

The informants, 

opportunities, 

constraints and 

recommendations 

in this report to be 

taken into 

consideration in the 

design of the 

proposed 

development and 

also by the Client.  

Financial Feasibility 

/ Property Studies 

 

The proposals for 

new development 

are mixed use, 

The CoCT’s Inner-

city Affordable 

Housing Model / 

Opportunity to 

consider affordable 

housing proposals 

Affordable housing is 

perceived as a risk in mixed 

residential markets (ref to City 

Apart from WCG 

policy, certain 

stakeholder 
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Discipline Assessment of 

context / review of 

previous studies 

Issues emanating 

from contextual 

analysis 

Opportunities  Constraints Comments 

residentially led with 

an affordable 

housing component, 

retail and open 

space. 

 

The property market 

report in Appendix 4 

indicates a high 

demand for social 

and affordable 

housing. 

Mechanism Report 

(2022) suggests that 

while there is very 

significant capital 

available within SA’s 

institutional 

investment 

community, the 

overall exposure to 

property (especially 

affordable housing) 

is fairly limited. The 

reasons include 

aversion to 

perceived risk and 

more attractive 

investment classes 

than affordable 

housing. 

 

for residential 

development on the 

site. 

 

 

 

The site falls within 

the UDZ and 

qualifies for the 

benefits thereof. 

 

Affordable Housing Model / 

Mechanism Report (2022) 

document) 

groupings would 

expect an 

affordable housing 

component to 

feature in the 

proposed 

residential mix. 

Affordable housing 

is supported by 

planning policy 

and legal 

frameworks. 

 

In terms of the UDZ 

and other 

stakeholders in the 

affordable housing 

sector, it appears 

that affordable 

housing is less of a 

risk due to 

increased grant 

funding availability. 
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5.3 Priorities 

The following priorities are listed for consideration and/or further investigation: 

 The restrictive title condition on Erf 739, Cape Town to be considered for removal. 

 The fact that the retention of the heritage graded building (Soils Lab building) and 

some trees on the sites and using some of sites’ area for public space purposes, limits 

the extent of land available for new development.  

Figure 5.1 below provides an indicative outline of the preliminary area available for 

new development. The area measures approximately 4600m2 in extent and does not 

take into account any setbacks, buffers, planning and design parameters including, 

but not limited to, pedestrian circulation space, courtyards,  extended sidewalks, 

vehicular access requirements, electrical substation sites and other servicing 

requirements, trees recommended by the Landscape Architect for retention, buffers 

required to protect  structural integrity of existing Soils Lab Building; which will, 

combined, reduce the extent of a future building footprint at ground level.  

The area defined in the figure excludes the sections of old cemetery wall, the Old 

Soils Lab Building with its courtyard as well the old Peruvian Pepper Tree that has been 

identified for retention.  The preliminary area identified for new development is 

therefore limited.  

 While parking is not required in terms of the City’s Development Management 

Scheme (classified as PT2 zone), it needs to be determined whether on-site parking is 

necessary in terms of the findings of the market demand study amongst other 

considerations. 

 An arborist’s urgent assessment and possible removal of any infected trees is required 

as a matter of priority. 

 If the vehicular access point remains off Chiappini Street it will result in the 

fragmentation of the sites and dislocation of the Soils Lab building from the rest of the 

sites. Opportunities to take vehicular access off Prestwich Street must be explored. 

 The informants, opportunities, constraints and recommendations in the Building 

Condition Assessment Report in Appendix 2, are to be taken into consideration in the 

design of the proposed development and also by the Client’s facilities management. 
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Figure 5.1: Preliminary Area for New Development (NM & Associates Planners and Designers, 2023) 

 Heritage and archaeology: 

o The Notification of Intent to Develop (NID) submission to HWC needs to be 

attended to as a matter of priority given the heritage significance of the sites 

and the need to identify the correct processes and procedures to follow in 

the anticipated Heritage Impact Assessment process.  

o Archaeological trial excavations will be required on Erven 9565 and 735. The 

process followed by Gribble for trial excavations on blocks 28 and 31 as 
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defined in the City of Cape Town (2021) studies must be obtained in as far as it 

will be relevant to the current project. 

o Plans of the cemetery from DRC or archives are to be obtained, as well as 

information on the re-alignment of Somerset Road and Buitengracht Street 

including information with respect to gravestones in the new walls on 

Somerset Road and Buitengracht Street. 

o Determine from heritage authorities and I&APs what process to follow with 

respect to the human remains that will potentially be found on the sites and 

track down the permits that were issued for the Prestwich Precinct 

archaeological testing program to determine what conditions were imposed 

with respect to the human remains that were recovered. 

 All disciplines to commence engagements with relevant authorities once the 

proposed development options are conceptualised based on this contextual analysis 

report. 
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6 Conclusion: Role of the Site and 

Development Vision 

This report presented the contextual analysis and informants to guide the proposed planning, 

design and assessment phases of the enablement of Erven 734-RE and 738-RE, Cape Town 

and a Portion of Buitengracht, Riebeek and Somerset Street Road Reserve namely Erven 735, 

737, 739, 9564 and 9565, Cape Town. The contextual analysis was based on previous studies 

reviewed, detailed site visits and analyses, legal, policy and technical investigations.   

Taking all the contextual informants into account, this chapter concludes with the role of the 

sites and articulates the vision for the subject sites’ development.  

 

6.1 Role of the Site 

 

The subject sites’ location at the intersection of Buitengracht Street and Somerset Road is 

significant. The sites play an important gateway role when moving from the CBD towards the 

Atlantic Seaboard corridor. They also play an important role as a threshold given their 

location at the interface between the central CBD and the Atlantic Seaboard corridor on 

the one hand and Bo Kaap and the Foreshore on the other hand. Edges of the sites need to 

be carefully crafted to ensure activation of the public realm that supports a vibrant and safe 

network of pedestrian routes through the gateway space. The surrounding public street 

network must be generally designed to cater for an improved pedestrian and NMT 

experience supporting a less car dependant community into the future. 

When viewed within its immediate surrounds, the sites have a role as part of the urban frame 

holding the Prestwich Memorial / St Andrews Square space. Future bulk on the subject sites 

must be carefully considered so as to enhance the heritage significance and spatial qualities 

of the Prestwich Memorial / St Andrews Square. The sites also play an important public role 

from a land use point of view, in that they need to fulfil an integration role not only in terms of 

policy and land use law but also from a social justice perspective.  

The proposed development vision is as follows: 

“To create a viable gateway development that embraces social and spatial 

transformation and respects the heritage value of the site” 
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The vision is to be carried forward into the proposed development options on the basis of the 

following urban principles: 

 Conservation: to conserve and retain the heritage assets of value both from an urban 

green and built perspective. 

 Integration: to promote social and spatial integration and transformation as far as 

possible. 

 Diversity: to accommodate a range of incomes and backgrounds in the selection of 

beneficiaries and end users of the site. 

 Permeability: to ensure access and walkability as far as possible. 

The next stage in the project is the second part of Phase 1, Site Development Plan 

Compilation – conceptualising development options. 
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Appendix 1: Topo-Cadastral Survey  
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1. INTRODUCTION 

1.1. Background 

NM & Associates Planners and Designers along with an inter-disciplinary Team of supporting 

professionals were appointed by the Western Cape Government: Department of 

Infrastructure for the enablement of Erven 734 and RE 738 Cape Town and a Portion of 

Buitengracht, Riebeek and Somerset Street Road Reserve namely Erven 735, 739, 9564 and 

9565. Refer to Insert 1: Project Site. The road reserve portions are in the process of being 

transferred to the Western Cape Government so that the properties can be developed 

together as a single consolidated site. There are existing buildings and structures on Erven 734 

and RE 738 Cape Town, being used as the Provincial Pavement Testing Laboratory (PPTL) or 

Soils Lab as it is commonly referred to. 

The purpose of this report is to provide a high level building condition assessment of the 

existing structures to support the Contextual Analyses of the project site. The existing 

condition of services infrastructure, vegetation and existing trees and structural 

condition/bearing capacities of existing structures are excluded from the high level 

assessment. In parallel to this report, the Heritage Consultant will be undertaking a heritage 

investigation as to the heritage significance of the site and structures upon it, leading up to 

recommendations for heritage-related design indicators and which buildings, structures and 

site features should be retained, if any.  
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Insert 1: Project Site 
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1.2. Existing buildings and structures on the site 

The PPTL site comprises a number of buildings within a walled precinct with its main entrance 

for vehicles and pedestrians off Chiappini Street, and a secondary vehicular entrance off 

Somerset Road. The site is dominated by the Main Soils Lab Building, a large E-shaped single 

storey building to the north-west of the site, a number of prefabricated buildings to the north-

east of the site and an open treed space to the southeast of the buildings.  

The existing buildings and structures are indicated in Insert 2, as follows: 

 Main Soil Lab Building (A) 

 Utility building (B) 

 Prefabricated building 1(P1) 

 Prefabricated building 2 (P2) 

 Prefabricated building 3 (P3) 

 Prefabricated building 4 (P4) 

 Perimeter wall to Somerset Road (W1) 

 Perimeter wall to Chiappini Street (W2) 

 Perimeter wall to Prestwich Street (W3)  

 Perimeter wall to Buitengracht Street (W4) 

 

Insert 2: Existing buildings on Erven 734 and RE 738 Cape Town 
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2. BUILDING CONDITION ASSESSMENT 

2.1 Main Soils Lab Building (A) 

The Main Soils Lab building comprises a large single storey E-shaped building with a hipped 

roof and a basement level that follows the E-shape. The building is built right up to the street 

boundary on the Chiappini and Prestwich Street sides, and have a verandah-covered stoep 

facing onto an internal courtyard. The original E-shaped building dates from c1921, and have 

undergone alterations and additions over the years, notably the division of internal spaces, 

wall enclosures to the southwest of the courtyard, and an additional wing to the south-west of 

the courtyard. The original building entrance was through an arched entryway at the corner 

of Chiappini and Prestwich Streets, but presently the building is accessed through a gate to 

the north-west of the courtyard. The basement entrance is at the south-east corner of the 

building. There is no vertical movement route (for example a staircase) that connects the 

ground floor and basement level of the building.  

2.1.1.  Courtyard 

The courtyard is a narrow space with an irregularly shaped tarred surface with a planted 

border with a few trees. The utility block mid-way along the Soils Lab Building’s verandah 

divides the courtyard in two, in a north-western space and south-eastern space. The north-

western space is mostly hard landscaped and is use for parking. This section of the courtyard 

is enclosed by a tall facebrick wall, with a vehicular gate. The south eastern third of the 

courtyard is dominated by a very tall, old Plane tree with a raised planter surround, and is 

uses as a break-way space.  Refer to Table 1 for the condition assessment of the courtyard.  
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Table 1: Courtyard Condition Assessment 

Reference Plan Photos 

 

 
South-east of courtyard 

 
North-east of courtyard 

 
Tall Plane tree 

 
Garage and entrance gate 
 
 

Element Material  Condition Comment 
Hard landscaping 
finishes 

Northwest of the 
courtyard has a tarmac 
finish, with planters to the 
edges. The southeast of 
the courtyard has a mix of 
irregular pre-cast 
concrete pavers, stones in 
concrete and brick 
paving. 

The tarmac is in a far 
condition.  
The southeast courtyard’s 
finishes is irregular and 
uneven, which could be 
due to tree roots lifting the 
paving.  

It is proposed that the 
southeast courtyard be soft-
landscaped instead of hard-
landscaped, as this would 
deal better with the existing 
tree’s roots.  

Walls A tall facebrick wall 
encloses the courtyard to 
the northwest, as well as 
closing off the end of the 
Soils Lab Building’s 
verandah. 

The wall is in a fair condition, 
although the facebrick 
finish is uneven.  
 

It is proposed that the wall is 
demolished to open up the 
Soils Lab Building’s courtyard 
to the western section of the 
PPTL site.  

Gates Vehicular and pedestrian 
access occur though a 
double leaf timber gate.  

The timber gate is in poor 
condition.  

It is proposed that the gate is 
demolished to open up the 
Soils Lab Building’s courtyard 
to the western section of the 
PPTL site. 

Soft landscaping  
 

There are a number of 
trees in the tree planters 
and within the tarmac 
parking area, with precast 
kerb surrounds. A large 
Plane tree predominates 
the south-eastern 
courtyard.  
 

The Landscape Architect 
will assess the condition of 
the trees and recommend 
which trees are worth 
retaining. It is noted that the 
tall Plane tree is covered in 
ivy.  
The timber seat to the Plane 
Tree surround is in poor 
condition and needs 
replacement. 
The existing tree surround 
are very close to the tree 
trunks, and may require to 
be enlarged.  

The existing trees contribute 
to the character of the 
courtyard, and may be worth 
retaining, especially the tall 
Plane tree.  

 



 PPTL: Building Condition Assessment  6 

2.1.2.  Ground Floor Level 

The ground floor level of the Main Soils Lab Building comprises of a series of cellular spaces, 

one room (±7 meter) deep, arranged in a U-shape around the south-western courtyard, and 

accessed via external doors off the veranda (±2,5 meter wide). The internal spaces have 

generic quality as the room sizes and finishes are repetitive – typically two to three structural 

modules wide. The use of the space is divided as follows: office functions in the northwest/ 

Chiappini leg of the E-shape, a mix of laboratory, storage and office spaces along the 

Prestwich leg of the E-shape and the laboratories with the more sophisticated technical fit-

outs (with higher electrical, wet services and extraction demands) located along the south-

east leg of the building. Originally two wet cores with toilets and showers were located on 

the northern and south-eastern corners of the building, with a Utility Block, comprising 

restrooms and a small kitchen, positioned centrally along the length of the verandah. The 

northern ablution area is now used as an equipment storeroom, while to other wet cores are 

used as Male Ablutions (southwest corner) and Female Cloakroom and kitchen (central Utility 

Block), respectively.  

There is only one external door towards the street, in the north corner of the building. This 

leads to a flight of stairs down to the arched entryway off Chiappini Street. There is no direct 

vertical circulation between the ground floor and basement level.  

The building had been extended by the addition of a Lecture Room and garage to the 

south west of the courtyard, with the building positioned parallel to Prestwich Street. This 

extension appears to have been added onto an earlier high wall built to enclose the 

courtyard. During the site visit of 28 March 2023, construction work was taking place at the 

garage, creating a room or store to its north-western end.   

Refer to the following tables: 

 Table 2 assesses the condition of the external (southeast and street-facing) facades 

of the Main Soils Lab Building. 

 Table 3 assessed the condition of the internal, verandah-facing facades of the 

building and the verandah itself.  

 Table 4 assesses the condition of the internal spaces of the Main Soils Lab ground floor 

level. 

 Table 5 assesses the Lecture Room Extension, to the southwest of the courtyard.  
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Table 2: External Envelope Condition Assessment: Main Soils Lab Building  

Reference Plan Photos 

 

Chappini Street facade 
 

Chiappini Street facade 

 
South east facade 

 
Prestwich Facade 

Element Material  Condition Comment 
Roofing Hipped pitched roof, 

timber trusses, slate roof 
tile finish 

The roof covering is in a fair 
condition, showing minor 
pathing/tile replacement.  

 

Eaves and 
rainwatergoods 

Painted fibre-cement half 
round gutters, eaves 
board and round 
rainwater downpipes. 
Fibre cement board and 
timber eave soffit above 
exposed rafter ends. 
Niche detail to bottom 
sections of downpipes on 
Chiappini and Prestwich 
Streets.  

The eaves are in a fair 
condition, although they 
need repainting.  
Plants are growing out of 
the gutters, and must be 
removed.  
The rainwater downpipes to 
the street facades are in a 
fair functional condition.  
The rainwater downpipes to 
the south east façade have 
dislodged from the spigots 
and require repairs.  

The gutters and rainwater 
goods require regular 
maintenance. Repairs are 
required to the southwestern 
façade’s rainwater goods. 
 
The fibre-cement goods may 
contain asbestos, therefore 
total replacement is 
recommended should the 
building be refurbished.  

External walls and 
finishes 

Red facebrick to ground 
floor level perimeter walls, 
with smooth plastered 
masonry walls above. Red 
facebrick surround to the 
arched entryway on 
Chiappini Street.  
Plastered window sills to 
ground floor level; 
painted bullnose brick sills 
to basement level.  

The facebrick plinth is in a 
fair condition. The painted 
finish to the walls is peeling 
and flaking off, and have 
soot accumulation at eaves 
level.  
There appears to be a leak 
and/or water damage to 
the external corner of the 
south eastern ablutions, 
which have caused some 
cracking and plaster 
damage. 

The water damage visible to 
the southeast corner of the 
building must be repaired. 
The external painted wall 
finishes require repainting. 

Services Painted cast iron and 
copper wet services pipes 
have been surface 
mounted to the southeast 
and northeast (Prestwich 
facades). Electrical 
cabling, Split A/C units 
and extractors are 
mounted to the southeast 
and southwest facades of 
the Soils Lab building.  

The surface mount services 
(especially the long 
horizontal runs of water and 
waste pipes) are unsightly 
and visually distracts form 
the building’s facades, 
especially the public street 
interfaces.  
The cast iron pipes are 
corroding and leaking, 
causing localised water 
damage.  

In the short term, leaking wet 
service pipes must be 
repaired to minimise further 
damage to the external walls.  
In the medium to long term, a 
phased replacement of 
externalised cast iron and 
copper piping must be 
considered. In the long term, 
should the building be 
refurbished, services 
reticulation must be 
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rationalised to be neat and to 
avoid surface mounting of 
services to the building’s 
street facades.  

Fenestration Painted steel pivot 
windows with centre 
horizontal pivot section to 
the south east, Prestwich 
and Chiappini elevations.   
The ablution areas have 
halfround high level 
windows to the southeast 
and Chiappini elevations.  
The basement windows 
are timber framed with a 
mix of steel mesh and 
glazing infill, with painted 
steel burglar bars 
externally.  

The steel framed windows 
are showing some rust and 
need repainting, but are in 
a generally good condition.  
 
The timber windows to the 
basement are in a poor 
condition and are not 
functional for light or 
ventilation (see Basement 
assessment) 

The fair condition of the steel 
windows makes refurbishment 
an option over replacement 
of these windows.   
 
It is recommended that the 
basement windows be 
replaced.  

Doors and gates A solid panel steel gate 
with burglar bars above 
secure the arched 
entrance off Chiappini 
Street. The gate has a 
latch lock/door knob, and 
slot for letters, with a post 
box on the inside face of 
the door. 
At the top of the stairs is a 
painted timber door 
frame, with a fixed 
skylight. The door panel 
has been removed.  

The gate has flaking paint 
and is showing signs of rust.  

This entrance is no longer 
used as the primary entrance 
to the Labs.  
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Table 3. Veranda condition assessment: Main Soils Lab Building 

Reference Plan Photos 

 

 
View of the verandah from the courtyard 

   
Building exterior to the 
verandah side 

 
Vernadah construction 
 

Element Material  Condition Comment 
Roofing Painted (top and 

underside) Victorian 
profile corrugated iron 
sheeting on sealed timber 
purlins, on sealed timber 
rafters, resting on painted 
timber eaves beams and 
posts with V-shape detail 
to the top. Base of the 
post fixed with a steel 
bracket on a raised 
concrete block. The roof 
to the Southwest Extension 
is of similar, newer 
construction, without the 
raised concrete block or 
embellishment of the 
timber posts. The roof 
overhang here is smaller.  
The roofsheeting is tucked 
under the edge of the last 
row of roof tiles of the 
main roof.  

The veranda roofs and 
supports are in a fair 
condition, needing 
refinishing, as peeling paint 
and some corrosion was 
observed.  
No noticeable warping or 
sagging of timber members 
was observed, possibly due 
to the chunky sizes of the 
timber section. 
Some of the posts to the 
older section of the 
verandah has some water 
damage but not so far 
gone as to comprise the 
posts yet.  

The verandah roofing needs 
ongoing maintenance, and 
the post bases must be 
monitored for water damage 
and rot.  

Eaves and 
rainwatergoods 

Painted fibre-cement half 
round gutters and round 
rainwater downpipes. 
Rainwater is disposed in a 
half round p.c. channel 
lining the perimeter of the 
stoep.  

The rainwater downpipes to 
the street facades are in a 
fair, functional condition.  
 

The gutters and rainwater 
goods require regular 
maintenance and cleaning.  
 
The fibre-cement goods are 
lileky to contain asbestos, 
therefore total replacement is 
recommended should the 
building be refurbished. 

Stoep The stoep is ±500mm 
above the finished level of 
the courtyard, and ±170-
200mm below the FFL.  

The grano is generally in 
good condition. Some of 
the high traffic areas near 
steps etc, are showing pock 
marks. Two areas 
specifically, show damage 

The grano finish requires 
repairs where it is severely 
pocked.  
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The stoep has a grano 
finish cast in panels, with a 
facebrick base. 

and previous patching 
coming loose, namely 
around the central utility 
block and the southwest 
corner of the building, 
where the finish has been 
ramped up.  

External walls and 
finishes 

The verandah-facing 
external walls as wells as 
all the external walls of 
the central Utilliy Block are 
red facebrick, with 
painted/plastered 
concrete lintels over 
window and door 
openings.  

The external walls are in a 
good condition.  

Refinishing and maintenance 
required, but no urgent 
remedial work needed. 

Fenestration The verandah-facing 
windows are painted 
timber-framed sliding 
windows, with some 
windows altered to have 
fixed panes.  

The windows appear to be 
in a fair condition.  

Refinishing and maintenance 
required, but no urgent 
remedial work needed. 

Doors and gates The doors are painted 
timber framed single or 
double doors, with 
outward-opening painted 
timber panelled door 
leaves, typically with a 
fixed fanlight above.  

The doors are in a fair, 
functional condition. 

Refinishing and maintenance 
required, but no urgent 
remedial work needed. 
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Table 4: Interior Condition Assessment: Main Soils Lab Building 

Reference Plan Photos 

 

 
Typical lab space 

 
Lab space: south-east wing 

 
Typical office space 

 
Male Ablutions 

Element Material  Condition Comment 
Ceilings and 
cornices 

The ceilings are painted 
panelled plaster board 
with coved cornices 
around the original room 
perimeter. 
There floor to ceiling 
height is approximately 3 
meters.  

Some sagging, discoloration 
and dislodged panels were 
observed, especially in the 
ablutions and more 
technical labs.  
In Room 9, the Canteen, 
there is a leak/ water 
damage visible on the wall 
to the verandah side.   
 

In the short term, the source 
of leak in the Canteen must 
be investigated and repaired. 
In the medium term, the 
ceilings must be repaired/ 
maintained and refinished.  
In the long term, should the 
building be refurbished for a 
new use, it is recommended 
that all ceilings are replaced.  

Partitions It was observed that 
many of the original 
rooms had been larger 
spaces before being 
subdivided by drywalling. 
These walls about the 
ceiling with either a simple 
coved cornice or no 
cornice.  

The drywalling is in a fair 
condition.  

 

Internal walls It appears that the 
internal walls that are not 
drywall may be double 
skin masonry walls instead 
of single skin walls. Walls 
are plastered/painted 
with a dado rail at high 
level.  
 
The kitchen and ablution 
areas have tiled 
splashbacks.  

The southwest technical 
workshops could not be 
accessed fully during the 
site inspection.  
The internal walls are fair 
condition for most of the 
building. 
Some dampness and 
plaster cracking was 
observed in the technical 
labs (south east wing) and 
Room 2 (Offices). 

In the short term, the source 
of the dampness to Room 2 
and the south east wing must 
be investigated and repaired 
before the walls deteriorate 
substantially.  
 

Floors and skirtings The prevailing floor finishes 
are vinyl with coved vinyl 
skirtings for lab areas and 
service areas, and carpet 
finish with a timber skirting 
for offices. The subflooring 
is not clear: existing 
building plans indicated 
timber block flooring in 

The internal floor and skirting 
finishes are in a fair 
condition. 
 

The floor construction must be 
investigated further.  
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most rooms and grano 
finish in service areas.  

Internal doors The internal doors are 
pained timber framed 
with timber panelled 
doors.  

The internal doors show 
wear and tear and scuffing.  

The doors must be 
maintained/ repaired in the 
medium term. 

Services  The office spaces and 
most of the lab spaces 
are not heavily serviced. 
Some of the Chiappini 
side offices have air-
conditioning (split A/C 
units mounted externally 
on the southwest facing 
end wall).  
The south west wing is 
more intensely services for 
the specialist testing labs, 
including large extractors’ 
outlets.  

The working order of 
services were not 
inspected.  
 
Leaking around the taps 
and underside of the sink in 
Lab / Room 14 was 
observed. 

The water leaks in Room 14 
must be repaired before the 
wall deteriorate substantially.  
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Table 5: Lecture Room Extension Condition Assessment 

Reference Plan Photos 

 

Lecture room exterior 
 

Garage interior and store 

 
Canopy to lecture room  

 
Infill of end of verandah 

Element Material  Condition Comment 
Exterior     
Roofing Corrugated fibre-cement 

sheeting on timber purlins 
on timber trusses. The roof 
extends as a covered 
area supported by 
cantilevered supports off 
the south east elevation.  

The roof sheeting shows 
some wear and tear 
whereas the timber 
structure is in a fair 
condition.  

The fibre-cement goods are 
lileky to contain asbestos, 
therefore total replacement is 
recommended should the 
building be refurbished.  
Should the extension be 
retained in the medium to 
long term, the roof sheeting 
must be replaced. 

Eaves and rainwater 
goods 

Painted fibre-cement half 
round gutters and round 
rainwater downpipes. To 
the garage end, the 
rainwater downpipes 
have been removed 
during construction. To 
the southwest façade 
canopy the horizontal 
runs of the rainwater 
downpipes are supported 
by a crude timber brace. 
These rainwater 
downpipes dispose water 
into a halfround pc 
channel or directly onto 
the ground. 

The eaves and 
rainwatergoods to the 
courtyard side of the 
lecture room are in a fair 
condition, whereas the 
remainder of the building’s 
rainwater goods were either 
in a poor condition (being 
dislodged or removed) and 
not fully functional, partly 
due to the construction 
works taking place on the 
site.  

The fibre-cement goods are 
lileky to contain asbestos, 
therefore total replacement is 
recommended.  
 
In the short term, the 
rainwater goods must be 
brought to a functional state.  
 
Should the extension be 
retained in the medium to 
long term, the eaves and 
rainwatergoods must be 
replaced. 

External walls and 
finishes 

The external walls are red 
facebrick. A wall 
enclosing the Main Soils 
Lab’s courtyard and 
verandah has been 
incorporated into the 
Lecture Room and 
garage’s outer wall. This 
wall as well as the 
external walls of the 
Lecture Room is of a 
different red facebrick 

The facebrick bricklaying 
quality of the southwestern 
wall of the garage and 
Lecture Room is not of the 
same bricklaying quality 
than the Main Soils Lab 
building.  The brickwork infill 
of the southwestern end of 
the verandah is filled in 
crudely around the 
verandah’s roof structure.   

 The facebrick quality relates 
to aesthetics and not 
performance, and it can be 
reviewed if the facebrick 
needs to be plastered/ 
painted if needed.  
 
It is recommended that the 
brickwork infill wall at the end 
of the Main Soils Lab 
verandah be demolished.  
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than the Main Soils Lab, 
but is a fairly close match. 
The infill to the garage is a 
redder, smooth facebrick 
laid in a stretcher bond. 
The walls are capped with 
a plastered painted r.c. 
beam, which act as a 
lintel over window 
openings. The beam is 
supported by two circular 
r.c. beams at the garage 
door openings.  
 
Trees are planted close to 
the external wall.  

The verandah-facing 
external walls are in a fair 
condition. 
 
The new infill to the 
northwestern end of the 
garage has not been 
assessed as building works 
were taking place at the 
date of inspections.  
 
The roots of the trees next to 
the external walls pose a risk 
to the walls in time. 

Fenestration Painted steel pivot 
windows with horizontal 
opening pivot sections, 
and brick on edge 
window sills.  

The fenestration is in a fair 
functional condition.  

 

Doors and gates The doors are painted 
timber framed single or 
double doors, with 
outward-opening painted 
timber panelled door 
leaves.    
The garage has two roll-
up g.m.s. garage doors. 

The verandah-facing doors 
are in a fair, functional 
condition. The doors to the 
lecture room lobby show 
heavy wear and tear.  

Should the building be 
retained, the southeast and 
southwest facing external 
doors to the lecture room 
lobby must be replaced.  

Interior The interior of the Lecture 
Room could only be 
accessed partially. 

  

soffit The ceilings are painted 
panelled plaster board 
with coved cornices.  

The ceiling is in poor 
condition, showing 
discolouration, slight 
sagging and localised 
damage.  

Should the building be 
retained, the ceilings must be 
replaced. 

Walls and partitions The interior of the Lecture 
Room could only be 
accessed partially. The 
walls are plastered/ 
painted. There is a light 
timber framed partition in 
the lobby.  

The lobby to the Lecture 
Room has horizontal 
cracking to the external 
walls.  
The timber framed partition 
is in poor condition.  

The condition of the 
remainder of the Lecture 
Room must be checked, and 
the source of the cracking 
investigated and addressed, 
if the building is retained long-
term. The lightweight 
partitions must be 
demolished. 

Floors Screeded floor finish and 
skirting to the Lecture 
Room lobby. Steel panel 
cover in the Lobby.  
The garage’s floor is not 
assessed.  

The floor finish to the 
Lecture Room lobby s in a 
poor condition, with 
cracking and pockmarks.  
The garage’s floor is not 
assessed. 

Should the building be 
retained, the floor finish must 
be replaced with a more 
durable finish.  
The garage’s floor is not 
assessed. 
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2.2.3. Basement Level  

The basement level of the Main Soils Lab building follows the basement E-shape of the 

ground floor level above. Accordingly the spaces are all approximately 6,5 meters wide, with 

an additional space corresponding to the ground floor Utility Block , mid-way along the 

Chiappini Street wing. The floor to floor level difference between the basement and ground 

floor levels is approximately 3.0 meters, however the height clearance between the 

underside of structure in the basement is only approximately 2.5 meters.  The basement is 

presently used for storage of samples, furniture and paper files (National Building Regulation 

Occupancy J3: moderate risk storage), and is accessed through sliding doors at the 

southeast corner of the site, where the site is at the level of the Prestwich Street pavement. 

The north-western wing and section of the basement along Prestwich Street could not be 

accessed for inspection.  

The basement houses fire equipment that serves the Main Soils Lab building, and is fitted with 

a sprinkler system. However, based on the areas which could be accessed during the site 

visit, the basement level is not compliant to fire regulations in terms of the National Building 

Regulations. In continuing use of the basement for storage, and also when potentially 

repurposing of the building in the future, the following must be noted: 

 2 or more fire exits may be required based on the geometry, travel distances and 

occupancy of the basement. 

 The basement presently has only one exit, located at the south-eastern corner of the 

basement. This door is a sliding door, locked with a padlock, which is non-compliant 

as an emergency exit.  

 The basement has long travel distances (60m along Prestwich Street and 29m along 

the short legs of the ‘E’-shape). 

 The basement has dead ends, along the short ends of the ‘E’-shape.  

 There is combustible material stored in the basement. 

 There is unprotected structural steel in the basement.  

Accordingly, it is recommended that a Fire Safety audit is undertaken for the basement 

relative to the present use as storage, and/or the future adaptive re-use of the Soils Lab 

Building.  
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Table 6: Basement Condition Assessment 

Reference Plan Photos 

 

 
Prestwich wing 

 
Basement soffit 

 
Basement entrance 

 
Basement  fire services 

      Element Material  Condition Comment 
soffit The basement has a 

painted concrete soffit 
with ±300mm wide 
x400mm high concrete 
beams at ± 2,2m centres.  
For some structural 
modules additional steel 
beams have been 
added.  
There is a clear height of 
±2,5m to the underside of 
structure, except at the 
entrance to the 
basement where the 
height clearance is less 
than 2,0m. 

The soffit is in a fair 
condition. There were no 
water damage or concrete 
deterioration observed in 
the basement areas 
accessed during the site 
visit.  
 
The steel beams are 
painted, but not with 
intumescent paint. 

The ground floor construction 
must be assessed by a 
structural engineer.  

walls The walls are bagged/ 
painted brickwork. 
Towards the south-eastern 
section of the basement 
internal walls have been 
erect to divide the 
basement into south-
eastern and north-
eastern/Prestwich Street 
wing.  

The walls are in a fair 
condition, however 
dampness below the 
external ground floor levels 
were observed during the 
site visit.  

The cause of the dampness 
must be investigated and 
addressed.  

Doors The basement is accessed 
through an external 
double timber sliding door 
on the south-eastern 
corner of the basement.  
Internally, a portion of the 
Prestwich and Chiappini 
wings are secured behind 
steel mesh screens and a 
gate.  
Two areas which appears 
to have been used for 
administration in the past, 
have timber framed 
doors.  

The external sliding doors 
are in a poor condition, but 
they are still functional. 
 
The steel mesh screens and 
gate are new, and in good 
condition. 
 
The internal painted timber 
doors are in a poor but 
functional condition.  

The basement does not 
comply with Fire Regulations 
in terms of the number and 
type of exit doors. 
 
A Fire Safety audit is required 
for the basement.  
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Fenestration  Where external windows 
are at/below the external 
ground floor level, 
lightwells have been built 
to suit the window 
opening. 
Internally, the windows to 
Prestwich and Chiappini 
Streets have been 
covered up by g.m.s. 
plates. 

The condition of the 
windows could not be 
assessed due to the g.m.s. 
cover plates.  

The basement is not 
sufficiently ventilated.  

Floors The basement floor has a 
floated concrete slab 
finish. In some of the 
enclosed spaces, there is 
a raised timber floor plank 
finish. 
The basement floor level 
ramps down ±0,5m from 
the entrance.  

The floors are in a fair 
condition. No dampness 
was observed.  

 

Services The Main Soils Lab 
building’s fire water 
connection is located 
within the basement, on 
the external wall next to 
the basement entrance. 
There is also a fire hose 
reel near the basement 
entrance, as well as 
sprinklers throughout the 
basement.  

The working order of the 
equipment was not 
inspected.  

 A Fire Safety audit is required 
for the basement. 

 

2.2 Inflammable Store (B) 

The inflammable store is a 3,5m x 3,5m wide x 3,0m tall structure dating from the mid-1970s, 

intended for the storage of inflammable products like petrol - refer Insert 3.  It is located to 

the south-east of the Prefabricated Buildings and south-west of the Main Soils Lab building. It 

is constructed of 230mm flush-jointed facebrick walls with air brick inserts and a 100mm 

reinforced concrete flat roof with a 340mm perimeter downstand beam, with a skimmed 

plaster /paint finish. The flat roof has a waterproofing to screed to fall towards a fullbore 

outlet in one corner. The store is fitted with a steel framed outward opening double steel 

door with a ramp up to the door externally. Internally the floor ramps down to create a 

bunded area. 

The store was inspected externally only, and appears to be in a fair condition apart from the 

plaster/paint finish that its peeling, which could indicate water ingress from the flat roof. If the 

store is retained in the short to medium term, it is recommended that the roof of the store is 

inspected and any waterproofing damage repaired.  
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However, due to the isolated location of the store on the site and the store not being 

needed should the Soils Lab buildings be repurposed, it is anticipated that the store will be 

demolished.  

    

Insert 3: Views of the Inflammable Store (Building B) 

 

2.3 Prefabricated Buildings (P1, P2, P3, P4) 

The prefabricated buildings on the PPTL site date from the c1950s -1960s while precast 

concrete panel building P2 Is more recent. The buildings are constructed on a raised 

platform located to the western portion of the PPTL site. The platform sits slightly lower than 

Somerset Road and higher than Chiappini Street. There is a level difference of approximately 

1.0 meter between the prefabricated buildings platform and the internal road serving the 

Main Soils Lab Building. Building P1 was inspected internally and externally while buildings P2, 

P3 and P4 were inspected externally only.  

Prefabricated Buildings P1 and P4, dated c1951/1952, are of similar construction, namely 

timber framed structures with corrugated asbestos roof sheeting and fibre-cement external 

cladding. The buildings are raised on facebrick plinths and have floated concrete slab floors, 

and steel framed windows and doors. Refer inserts 4 and 5. Building P1 is in a poor condition 

with flaking and broken panelling, both internally and externally. Building P4 appears to be in 

a fair condition externally.  

    

Insert 4. Prefabricated Building P1 
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Insert 5. Prefabricated building P4 

Building P2 is constructed of precast concrete panelling with metal IBR roofsheeting, and 

fitted with timber-framed windows and doors. Refer insert 6. 

         

Insert 6. Prefabricated building P2 

Building P3 dates from 1965 and was constructed to house offices. It has larger timber framed 

windows and a timber-framed glazed entrance door. Refer insert 7.  The building appears to 

have been renovated and repainted recently, and is generally in a better maintained 

condition than Buildings P1 and P4.  

    

Insert 7. Prefabricated building P2 

The prefabricated buildings occupy a prominent, developable area of the PPTL site, 

therefore it is anticipated that the buildings will be permitted to be demolished as part of the 
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redevelopment of the site. An asbestos audit must be undertaken prior to demolition so that 

the safety requirements related to the removal, handling and disposal of asbestos-containing 

materials can be met. 

2.4 Perimeter wall 

The PPTL site is surrounded by a perimeter wall. The wall to Somerset Road (W1) is a painted, 

roughly plastered double skin masonry wall, with structural stiffening and movement joints at 

approximately every 7,2 meters  – refer insert 8. The wall has a plastered/painted capping 

with electric fencing above and the wall height varies between 2,5 to 3,0 meters above the 

adjacent ground level. There is a 3,6 meter wide vehicular access along the wall, fitted with 

an inward-opening, galvanised mild steel swing gate. On the inside face of the wall, there is 

a tarmac finished ramp down to the level of the prefabricated buildings.   

     

Insert 8. Perimeter wall (W1) to Somerset Road 

The Chiappini wall (W2) is irregular and varies in profile – refer Insert 9. The wall is 800mm to 

900mm wide at the base, and varies in height between ±2,2 to ±2,8 meter from the level of 

the Chiappini Street sidewalk. The Buildings of Central Cape Town Volume 3 (Louw 1983: 

building reference 26.8) records the wall as a bluestone boundary wall as part of the old 

cemetery previously on the site. This must be verified through the parallel heritage 

investigations. The wall has two openings: one for a pedestrian gate and another for a steel 

vehicular gate set-back from the street to allow for the stacking of vehicles moving in and 

out of the site. There is electric fencing to the top of the walls and gate. 

It is noted that the plaster and paint finish to the wall is in a very poor condition, with cracks 

and loose plaster. It is recommended that a section of the plaster be removed, with 

guidance from the heritage practitioner, to determine if the deteriorating plaster can be 

removed from the wall, in order for it to become a site feature.   
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Insert 9. Chiappini Street perimeter wall (W2) 

The next perimeter wall W3) is located in Prestwich Street, southwest of the Main Soils Lab 

Building – refer Insert 10. Two tall facebrick gatepost with concrete cappings can be seen on 

either side of an old entrance to the site. The opening has been infield by a newer, rough 

plastered/painted wall, and subsequently an electrical distribution board has been installed 

onto this brick panel. The walls and gateposts have electric fencing installed on top. Should 

the site be redeveloped it is proposed that the position of the Distribution Board be reviewed, 

so that the existing opening can be re-established to provide access to the site. 

    

Insert 10. Perimeter wall (W3) to Prestwich Street 

The boundary wall continues southwest of the gate posts and curves up to a higher level to 

match the wall (W4) along Buitengracht Street – refer insert 11. Wall W4 is a continuation of 

the wall (W1) on Somerset Road, namely a  roughly plastered double skin masonry wall, with 

structural stiffening and movement joints at approximately every 7,5 meters, plastered/ 

painted capping with electric fencing above. The wall is approximately 2,2 meters high, 

measured from the inside face of the wall, at the level of the PPTL site. The PPTL sits at a 

platform level relative to Chiappini Street, therefore there is a steep slope (of approximately 

2,0 meter height difference) between the base of the Buitengracht boundary wall and the 

surrounding sidewalk levels to Buitengracht and Prestwich Street. Accordingly, the 

Buitengracht boundary wall is experienced as a very tall, imposing wall from the surrounding 

streets. The wall is in a fair condition, similar to the Somerset Road wall W1, however the rough 

plaster finish is visually unappealing.  
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Insert 11. Perimeter wall (W4) to Buitengracht Street 

2.5 General assessment of the condition of the buildings  

The Main Soils Lab Building, with the exception of the Lecture Room Extension and Garage, is 

in a fairly good physical condition. Although it is noted that general maintenance and 

refinishing of elements are needed, the construction and materials are robust and have 

managed wear and tear caused by the use of the building as technical labs and offices 

fairly well. At ground floor level, isolated instances of leaks and dampness have been 

identified, namely internally at the Office (Room 2), the Canteen (Room 9) and the labs in 

the south-east wing, and externally to the Ablutions at the south-east corner of the building. 

The south-east wing with the more technical testing fit-outs have experienced the highest 

wear and tear and installation of additional services over time. It is apparent that the age of 

the wet services installations (copper and cast iron piping) is contributing to the leaks 

identified. There is an opportunity to review, rationalise and replace the wet services 

reticulation should the Soils Lab building be refurbished.  

The Lecture Room extension is not of the same construction quality than the main E-shaped 

Soils Lab Building. This is evident from the condition of the roof, floors and horizontal cracking 

of the internal walls, and the crude wall infill around the verandah ends. Compared to the 

main E-shape building, this building has corrugated fibre-cement roof sheeting, which is likely 

to contain asbestos due to its age. In general, the older fibre-cement products (<1980s) must 

be reviewed for asbestos-content. The costs and benefits of retaining and repairing this 

building must be weighed up against the benefit of demolishing it and the buildings’ 

heritage significance, which is anticipated to be lower than the main E-shaped Soils Lab 

building.   

The basement level of the Main Soils Lab building is in a fair condition, apart from wall 

dampness below the external ground floor level. The basement is narrow and low, especially 

at the entrance where the height clearance to the underside of structure is less than 2,0 

meters. The main red flag raised for the basement is the fire escape conditions as there is 

only one exit to the basement, at the south-eastern corner of the site.  
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In assessing the spatial conditions of the Main Soils Lab Building it is noted that the internal 

spaces have a generic quality due to the consistent room depth and fittings (for example, 

whether a room is an office or a lab it has the same room depth, same window size and 

placement, same external doors, the only point of difference being the floor finish). There is 

no hierarchy of spaces, other than the original entrance of the northern corner (no longer 

used), and the wet cores positioned at the corners and centre of the building. The Main Soils 

Lab building’s main qualitative spatial characteristics are its street-interfaces to Chiappini 

and Prestwich Streets (zero setback) and the charming, introverted courtyard space held by 

the verandah that lines the sides of the building facing the inside of the PPTL site. The Lecture 

Room wing adds to the introverted nature of the courtyard, and shows the importance of 

the open side of the E-shaped space to be held by another structure or feature.  

There are movement limitations inherent to the Main Soils Lab building and how access to 

the building and site has been managed. Within the building there is limited lateral internal 

circulation: individual rooms are typically accessed directly off the external verandah. 

Similarly, there is no direct vertical circulation between the ground floor and basement level: 

one must walk around the outside of the building to access the basement. The original 

external pedestrian and (assuming) vehicular access points to the building and the site, off 

Chiappini and Prestwich Streets respectively, are no longer used, and in the case of the 

Prestwich Street gatepost, the opening has been closed up. Similarly, the open ends of the 

verandah and the courtyard have been walled in. Both pedestrians and vehicles enter the 

site off Chiappini Street, and enter through a gate in the Main Soils Lab’s courtyard wall. 

Presently vehicles are parking in the courtyard, which is not an optimal use of the space. The 

courtyard width, garage position and trees mean that maximum 7 vehicles are parked in the 

courtyard (excluding the garage). The remainder of vehicles of the staff or the PPTL’s 

operational requirements are parked on the southern portion of the PPTL. The present two-

way traffic movement on the site creates a pinch-point between the southwestern corner of 

the Soils Lab Building and the Somerset Road wall. The vehicular access off Somerset Road is 

limited by the present locations of the Prefabricated Buildings and the level change 

between this area of the site and the level of the Soils Lab building. 

The inflammable store and prefabricated buildings used for testing, offices and storage will 

no longer be useful if the PPTL functions are relocated to another premise. The prefabricated 

buildings occupy a prominent, developable area of the PPTL site, therefore it is anticipated 

that the buildings will be permitted to be demolished as part of the redevelopment of the 

site.  

Pending the findings of the Heritage Consultant, it is proposed that the perimeter walls, with 

the exception of the older wall to Chiappini Street and the gateposts to Prestwich Street, be 
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demolished. The plaster finish to the Chiappini Street wall is cracking and coming loose, 

therefore, with guidance from the Heritage Consultant, it must be investigated whether the 

plaster can be removed to reinstate the stone walls as a feature to the site. 

2.6 Summary of design informants arising from the building 

condition assessment  

Table 7 summarises the design informants arising from the PPTL building condition assessment 

as a set of design constraints and opportunities, to be read in conjunction with Figure1.  

Table 7: Design constraints and opportunities 

Issue Constraints Opportunities 
Developable area 
Prefabricated buildings 
and Inflammable Store  

 The prefabricated buildings 
and occupy a prominent, 
developable area of the site  

 It is proposed that the 
Prefabricated buildings and 
Inflammable Store be demolished, 
freeing up developable area. 

Perimeter walls   The perimeter walls to the site 
are unfriendly, imposing 
interfaces to the street. 

 The wall to Buitengracht Street 
is setback from the street. 

 The demolition of the perimeter 
walls, pending input by the heritage 
consultant, will contribute towards a 
better, permeable street interface.   

 The demolition of the Buitengracht 
Street wall will extend the 
developable area of the site 
towards Buitengracht Street. 

Position of the Soils Lab 
Building on site 

 The Soils Lab building’s position 
creates a pinch point of 
approximately 20 meters 
between the southwestern 
building corner and the 
Somerset Road cadastral 
boundary.  

 This distance is reduced further 
should the present 2-way 
vehicle thoroughfare be 
retained. 

 There is a level difference of 
approximately 2,6 meter 
between the NGL at the 
southwestern and south-
eastern corners of the building. 

 The vehicular access to the PPTL site 
will be reviewed, to maximise 
developable area.  

 Taking cues from the Soils Lab 
Building, the level differences 
between Somerset Road and 
Prestwich Street may be 
advantageous for creating 
basement access.  

Soils Lab Building space constraints and opportunities 
Narrow, low basement 
with low entrance 

 The narrow width and low 
internal clearance of the 
basement precludes certain 
uses, for example parking. 

 Alternative, compatible uses must 
be found for the basement.  

Street interfaces  The building has a zero 
setback on Chiappini and 
Prestwich Street, with no room 
to expand or extend here. 

 The building forms a defensible 
edge to the site and can offer 
surveillance over the surrounding 
street.  
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 These interfaces are 
impermeable, there is only the 
one entrance (no longer used) 
on Chiappini Street.  

 The Chiappini Street and 
Prestwich Street elevations are 
the building’s most prominent 
and second most prominent 
public interfaces, respectively.   

 Reinstate the Chiappini Street 
archway as an entrance to the 
building. 

 There is opportunity to increase the 
permeability of the building onto 
Chiappini Street.  

 The southeast wing of the building, 
as the least public interface, can 
manage the most change.  

 
Cellular nature of the 
spaces 

  The internal drywall divisions in the 
Main Soils Lab building is reversible, 
and can be removed to reinstate 
larger internal spaces.  

Service spaces  There is a lack of services 
spaces (for example, female 
toilets) 

 The service spaces can be 
reviewed and rationalised to suit 
the building’s new purpose. 

Courtyard  Retaining the courtyard and 
verandah may limit how the 
building can be altered/ 
extended for example upward 
extensions. 

 The existing tall Plane Tree limits 
the use of the courtyard space 
and the type of finish to the 
space (to manage the tree 
roots). 

 The high wall to the south-west 
for the courtyard closes it in.  

 

 The courtyard and surrounding 
verandah are important qualitative 
spaces to retain in terms of their 
character and scale.  

 The tall Plane tree adds to the 
character of the courtyard space. 
There is an opportunity to review 
the existing paved finish around the 
tree and make it a green, soft 
landscaped space. 

 Demolition of the high southwest 
wall will reconnect the courtyard 
and the veradah ends to the 
western side of the PPTL site. 

Lecture Room 
extension 

 The Lecture Room Extension 
has reduced the courtyard size 
and has a dark, awkward 
junction to the veranda.  

 On the other hand, it 
contributes to the scale of the 
courtyard.  

 The courtyard can be opened up 
by demolition of the Lecture Room. 

 The enlarge courtyard space can 
be held/defined by the new 
development.  

Built Fabric   
Asbestos    There is asbestos present in the 

prefabricated buildings, and 
there is a high likely hood of 
asbestos being present in the 
Lecture Room Extension and 
the rainwater goods generally.  

 An asbestos audit is required 
before commencing with the 
demolition or refurbishing of 
buildings.  

 Demolition of the pre-fabricated 
buildings to free up developable 
site area.  

 Demolition of the Lecture Room to 
open up the Soils Lab Building 
courtyard.  

 Complete replacement of older 
fibre-cement products, should the 
buildings be refurbished. 

Structural bearing 
capacity 

 The construction of the Soils 
Lab ground floor must be 
investigated further. 

 The capacity of the existing 
Soils Lab Building to support 
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further floor levels and support 
internal divisions must be 
assessed by a Structural 
Engineer, depending on the 
re-use proposals for the 
building.  

Services  The wet services installations 
(copper and cast iron piping) 
has deteriorated with age and 
is contributing to the leaks 
identified.  

 There is an opportunity to review, 
rationalise and replace the wet 
services reticulation should the Soils 
Lab building be refurbished. 

Buildings with Heritage 
Significance  

 There may be heritage 
limitations on the development 
of conservation-worthy 
buildings and the site, to be 
confirmed by the Heritage 
Consultant.  

 There is an opportunity to retain 
and reuse buildings with heritage 
significance, and demolish buildings 
that are not conservation-worthy.  

Chiappini Street Wall  The Chiappini Street wall is 
likely to be retained in part 
due to its heritage 
significance.  

 The Heritage Consultant to guide as 
to alterations/ openings that may 
be made to the wall.  

Prestwich Street 
Gateposts 

 The Prestwich Street gateposts 
are likely to be retained in part 
due to its heritage 
significance. 

 The retention of the gatepost 
motivates for the reinstatement of 
the opening between the 
gateposts, to give access to the 
site. 

Movement   
Fire escapes  The Soils Lab basement needs 

additional fire escapes. 
 The addition of staircases between 

the basement and ground floor can 
simultaneously address internal 
circulation and fire escape 
requirements.  

Vertical movement  There is no direct vertical 
movement route between the 
ground floor and basement 

Internal circulation   The main circulation is via the 
external verandah.  
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Figure 1. Design informants arising from the building condition assessment  



 PPTL: Building Condition Assessment  28 

 

3. CONCLUSIONS 

The Main Soils Lab Building, with the exception of the Lecture Room Extension and Garage, is 

in a fairly good physical condition, and its spaces and finishes have a generic, robust nature 

that makes the building suitable to adaptable re-use and repurposing. The basement of the 

Soils Lab Building is in a fair condition, apart from wall dampness below the external ground 

floor level. In moving forward, depending on how the basement will be repurposed, the fire 

escapes and fire safety of the basement must be reviewed.  

The Lecture Room extension is not of the same construction quality as that of the main E-

shaped Soils Lab Building, and it is proposed that this building as well as the wall enclosing 

the southwest of the courtyard be demolished to open up this side of the courtyard towards 

the west of the site.  

The condition of the perimeter walls along Somerset Road, Chiappini Street, Prestwich Street 

and Buitengracht Street were also inspected, and found to be in a fair condition. However, 

pending the findings of the Heritage Consultant, it is proposed that the perimeter walls, with 

the exception of the older wall to Chiappini Street and the gateposts to Prestwich Street, be 

demolished. If the heritage processes allow, it is proposed that the plaster to the Chiappini 

Street boundary wall is removed to reveal the stone wall underneath, as a feature wall.  

The building condition of the inflammable store and prefabricated buildings range from fair 

to poor conditions. The prefabricated buildings occupy a prominent, developable area of 

the PPTL site. It is therefore anticipated that the buildings will be permitted to be demolished 

as part of the redevelopment of the site. It is recommended that an asbestos audit be 

undertaken prior to demolition so that the safety requirements related to the removal, 

handling and disposal of asbestos-containing materials can be met. 
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1. HERITAGE 

1.1  Built Environment and Landscape 

The main documents reviewed include the Prestwich Precinct Urban Design Framework Prepared for 

the Provincial Government of the Western Cape (Department of Transport & Public Works) by City 

Think Space (2012) and the Foreshore Gateway Heritage Study, Archaeological and Built Environment 

Assessment prepared for the City of Cape Town by ACO Associates and Bridget O’Donoghue (2021). 

1.1.1   Urban Design Framework (2012) 

The following heritage informants are contained in the Urban Design Framework (2012): 

 The retention of the Soils Laboratory Building with opportunities for adaptive reuse that do not 

involve large-scale changes. 

 The prefab structures should be allowed for demolition. 

 New development to compliment the laboratory building and provide a positive interface with 

the Buitengracht/ Somerset Road- Prestwich Memorial area. 

 The retention of the original cemetery walls (Chiappini and Prestwich Streets) with opportunities 

for openings at critical points to encourage greater integration. 

In terms of the relationship between the site and its surrounding heritage and urban context the 

following urban design issues are highlighted: 

 Recognising and celebrating the substantial heritage and cultural informants, including the 

remaining cemetery walls, listed buildings and special spaces (Salesians Institute and St 

Andrew’s Square). 

 Making reference to the local built character and strong architectural language of the area. 

 Promoting links to local features and destinations, including Signal Hill, the V & A Waterfront 

and Green Point Stadium. 

 Creating a series of high quality interconnected public spaces. 

 Creating an active and vibrant pedestrian environment. 

 Optimising on its easy access to public transport and a major activity route. 

 Supporting the City’s District Plan proposals for urban infill and intensification in the area 

 Supporting the City’s Heritage and Urban Design Branch proposals for converting Prestwich 

Street into a memorial route. 

 Challenging the barrier effects created by the elevated freeway (Helen Suzman Boulevard) 

and Buitengracht Road. 
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Figure 1: Site informants (Source: Urban Design Report 2012) 

  
The Urban Design Report was informed by a heritage specialist report prepared by Hart et al (2011), 

which contained the following heritage indicators: 

Cemetery walls: The Chiappini and Prestwich Street walls of the property are potentially original 

cemetery walls and should be conserved for the main part. Those facing Buitengracht and Somerset 

Road are probably technically protected (being greater than 60 years of age) but are of lesser 

importance and do not warrant conservation. Plaster removal will allow assessment of the relative age 

of the walls. 

Social significance: The laboratory (and surrounds) was not a facility which has been in the forefront of 

any social action therefore it is not as prominent as the Prestwich School or Salesian Institute. Its social 

significance is medium. 

In a subsequent report prepared by Hart et al (2014) reference is made to the first structure having 

been a convalescent facility which served as an adjunct to the old Somerset Hospital (which stood on 

Erf 564 - corner of Prestwich and Chiappini Streets). This building later took on the role as an interment 

centre for foreigner’s intent on immigrating to South Africa. Indications are that many European Jewish 

families who left Europe prior to the Second World War endured their first introduction to South Africa 

at this facility. The Pavement Testing Laboratory was apparently established temporarily on the site in 

the 1940’s and has remained there to this day.  
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1.1.2 Foreshore Gateway Heritage Study (2021) 

With respect to Block 18 the heritage study identifies the following heritage resources: 

 

The study makes specific reference to the high social significance of the Laboratory building being the 

last remaining vestiges of the Old Somerset Hospital, and thereafter an interment centre. 

The heritage study contextualises the precinct in terms of its location within existing or proposed 

Heritage Overlay Zones, comprising a range of heritage sites of national, provincial and local heritage 

value. 

It includes a number of useful heritage indicators in terms of the following aspects: 

 Memorialisation and interpretation 

 Enhancement of visual and pedestrian linkages between heritage places 

 New building development 

 Streets 

 Architectural language 

 Materials 

 Cemetery walls 

 Buitengracht gracht 

 Landscaping 

 Vehicular parking 

 Views 
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1.2 Archaeology 

1.2.1  Dutch Reformed Cemetery (DRC) 

For the purposes of this report, we will focus particularly on the area of the old Dutch reformed 

cemetery which was first granted in 1755 (now covered by erven 738, 9563, 739 and 9564 - originally all 

erf 738). This rectangular cemetery lay at the southern end of Green Point between Somerset Road 

and Prestwich Street and was later extended by additional land grants right up to the “Buitengracht” 

in 1801 (erf 737), and by a further grant (erf 9565) in1802. After that time, the south-eastern edge of the 

enlarged cemetery ran at an angle along the edge of the Buitengracht. There are a number of 

reports relevant to all or some of the erven. Some repetition is unavoidable. A summary of the review is 

presented in Table 1 at the end of the report. 

1.2.1.1 Hart 2005 – Archaeological trial holes on parts of Erven 737, 739, 95641 and 9563 

This was in preparation for the development of a memorial and crypt on the site in which to inter 

unidentified human remains discovered at informal burial grounds at various locations in Green Point. 

At that time, two structures existed on the site. One of these is an electrical substation surrounded by 

an enclosure along with a small, conserved fragment of the original DRC cemetery wall. The other 

structure is a public lavatory.2 Only a very small section of erf 9563 was affected by this proposal, but 

essentially there are no primary observations. 

1.2.1.1.1  Closing of the Somerset Road cemeteries 

`It was custom, in the DRC cemeteries, to re-use a burial plot on a 15-18-year cycle and in the early 

years of the settlement, the bones from re-used graves were stored in a charnel house3. Single graves 

were dug to a depth of between 4 and 5 feet and could only be disturbed after 15 years. The 

cemetery contained 392 privately owned vaults and sites for vaults. In 1862, the Consistory decided 

not to build any new vaults above ground, and so all new vaults had to be subterranean (CCP 

1/2/2/1/22 A2 1875). 

The DRC cemeteries had not been officially used for burials since 1886 at which time the church tried 

to sell the land for the purpose of building a Huguenot Memorial building, but it transpired that it was 

impossible to alienate the land as the title deeds were granted for a specific use. The DRC was 

advised to petition the Supreme Court (LND 1/798 L13827). The issue surrounding the alienation of the 

disused cemeteries along Somerset Road was taken up again after the outbreak of the plague in the 

early half of the 20th century. In a letter to the Colonial secretary, the Medical Officer of Health 

suggested that the cemeteries be levelled and laid out as public parks (LND 1/798 L13827). 

 

                                                      
1 Erf 9564 was omitted from the report. It was once part of erf 738 and was surveyed in 1971 (SG4184/71) 
2 The Prestwich Memorial was later built on the site and the ablution block was upgraded. The site was 

generally upgraded and landscaped. The old Somerset Road alignment, with remnant tram lines be-

came a pedestrian walkway and was part of the fan walk for the 2010 soccer world cup. 
3 There is no indication on any known plans that indicates where this was located. 
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In 1875 a Select Committee was appointed to report on the state of the cemeteries along Somerset 

Road (Figure 3) with the view of closing these cemeteries and opening a new general public 

cemetery in Maitland. It was found that the cemeteries were in an unhygienic condition and that the 

DRC cemeteries were in a deplorable state, with only the paupers’ burial ground at White Sands being 

in a worse condition. Furthermore, the cemeteries were as little as 50-60 feet away from private 

residences (CCP 1/2/2/1/22 A2 1875). 

In 1906, the Disused Cemeteries Appropriation Act (Act 28 of 1906) was passed. This Act allowed for 

the re-use of old cemeteries for purposes other than burial; but restricted use to the erection of 

churches, schools, or other charitable institutions or for use as open spaces or parks. If the land was still 

un-appropriated after one year, the Municipality would be permitted to take control and such land 

would be converted into public spaces. According to the Act, the human remains, headstones and 

memorial stones were to be removed to the general cemetery at Maitland at the cost of the 

Government. A list of the headstones and memorial stones had to be made available for public 

inspection for at least six months after the removals.  

Ordinance 23 of 1920 was passed by Government to make provision for the purchase and 

appropriation of certain disused cemeteries in Cape Town, to be used for purposes other than burials. 

This empowered the Government to purchase the land granted to the DRC for burial purposes in 1755, 

1801 and 1802, as well as the cemeteries of the St George’s Church and the Ebenezer Church. By this 

date, these three cemeteries were the only ones that had not been dealt with in terms of Act 28 of 

1906; the Lutheran, Presbyterian (Scottish) and Roman Catholic Church cemeteries had all been 

disinterred between 1907 and 1909 (PAS 2/1064: Ordinance 23 1920; Letter dated 14/09/1920). 

Background archival work indicated that Erven 737, 739, 9564 and 9563 were once part of the DRC 

cemetery which was in use from c1755 to c1886. During the 1920’s, the DRC cemeteries were largely 

exhumed, and the human remains, as well as headstones and memorial stones were moved to 

Maitland cemetery. No direct documentary evidence could be found (so far) to indicate that Erf 731, 

bordering on the subject erven, had been used as a cemetery prior to its sale to the St Andrew’s 

Church in 1825. Erven 739 and 9563 are subdivisions of Erf 738, originally granted to the DRC in 1755 to 

be used as a general burial ground.  

In 1921, in terms of Ordinance 23 of 1920, the DRC transferred Erf 7394 and Erf 737 to the Government 

of the Union of South Africa (TD 7006 26/07/1921). 

Erf 737 was granted in 1801 to the Church Council of the DRC (Collegie van Kerkraaden) following 

their successful application for land to enlarge the cemetery and the land functioned as a cemetery 

until 1921 when the Consistory of the DRC sold the land to the Government of the Union of South 

Africa (TD 7006 26/07/1921). In 1975, the land was regranted to the Municipality of Cape Town (TD 

2128 2/02/1975). 

                                                      
4 The report says erf 738, but we think it should be erf 739? 
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Erf 739 was regranted to the DRC in 1928 after having been sold to the government in 19215,6. In 1952 

the land was transferred to the St Stephen’s Congregation with the condition that should the land be 

needed for public use, it could be repossessed by the Governor-General. The land could subsequently 

only be sold to a member of the White race group (TD 14545 1952). Erf 739 remained in use until 1967, 

at which point it was sold to the Municipality of Cape Town (TD 23213 1967). 

The only areas which appear not to have been exhumed were the sites of the existing buildings on the 

DRC cemetery (Erf 739) and the Browning Memorial Hall which was situated on the St George’s 

Cemetery. In the case of Erf 739 (Figure 1), a space of 10 foot surrounding the church as well as a path 

leading towards the Somerset Road entrance was left un-exhumed (PAS 2/1064: Letter dated 

15/04/1921)7. 

The exhumation crew was also given the task of excavating the foundations for buildings planned on 

the lower portion of the cemetery (erf RE/734). Once this was completed, the soil was levelled, and 

barley was sown to bind the topsoil.  

In 1975, at the same time that Erf 737 was re-granted to the Cape Town Municipality, so were Erf 9564 

and Erf 9563, both being portions of Erf 738. 

                                                      
5 The reason is not stated in the report. 
6 A church is evident on the 1926 aerial photo and other documents of 1924, and though not specifically 

discussed in the report, is probably the reason for the change in ownership. Its possible that the church 

was built before the exhumations of 1920/1921. 
7 The church appears on plans of the PPTL site dated to c1921 (scans 71, 81, 83 from Sarah Winter. Scan 

81 is dated 7/3/21 and indicates “existing church” though we do not yet know the exact date it was 

built. If the records are accurate and the area was not exhumed, it presumably pre-dates 1920 when 

exhumations commenced?)  
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SG diagram showing the church and old cemetery boundary walls 

 

1.2.1.1.2  Trial hole A - Inside erf 737 

Excavated to a depth of 2400mm, the first layer consists of 400 mm of transported topsoil and stone 

rubble. This was followed by 2000mm of highly disturbed brown loam before decomposing Malmsbury 

shale was encountered at 2400 mm below surface. Apart from small quantities of rubble, the 

excavation was sterile of both archaeological and human remains. 

1.2.1.1.3  Trial hole B - Inside erf 737 

Excavated to a depth of 2280mm, rubble was encountered immediately. This was building material 

from demolished subterranean burial vaults. A semi-complete vault with arched brick roof was 

encountered in the edge of the hole. When accessed, the vault base (which was built into the 

underlying decomposed shales) was found to be flat and also made with brick. The contents included 

fragments of rusty iron, old vehicle parts and a large amount of ash. No human remains or material 

from coffins were encountered.  

1.2.1.1.4 Trial hole C - Inside erf 737 

The hole was excavated to a depth of 1200mm, at which point work ceased due to the presence of 

an unmarked electricity main. No human bone or other archaeological material was found in the hole 

by the time it was abandoned. 
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1.2.1.1.5  Trial hole D - South-west of the old Somerset Road alignment 

Excavated to undisturbed decomposed shale at a depth of 1220mm, this hole was outside the 

boundary of the DRC cemetery. It was excavated to check if any informal burials could be located 

here. Naturally stratified, apparently undisturbed ferricrete-rich soils were found until “bedrock” was 

encountered. No human bone was found. Compared to this excavation, the soils within the cemetery 

boundaries had been extensively disturbed by both grave digging and the subsequent exhumation. 

1.2.1.1.6  Trial hole E - in the old Somerset Road alignment 

This excavation had to be terminated due to the presence of cast concrete slabs which were too 

heavy to be shifted by the mechanical excavator. These were apparently cast under the road surface 

to support tram tracks. 

1.2.1.1.7  Trial hole F - Inside erf 739 

The hole had to be positioned in such a way as to avoid nearby telecommunication and electrical 

services. The fill contained large quantities of stone and some brick rubble which continued all the 

way until decomposed shales were encountered at a depth of 1800mm. It is assumed that the rubble 

is derived from collapsed and demolished burial vaults. No human bone was found. 

1.2.1.1.8  Conclusion 

Both the historical and archaeological evidence supports the fact that any graves that were once in 

the study area, have been thoroughly exhumed. The fact that vehicle parts were found in one burial 

vault suggests that some vaults must have been left open for a period of time after the exhumation 

during which they served as a dumping area for waste. It was recommended that the City of Cape 

Town be allowed to use the land for the purposes of erecting a memorial and crypt without any need 

for further archaeological work. It was noted however that finding human remains could not be 

entirely excluded even though the study indicates that the likelihood was low. It was suggested that 

the proponent should have an emergency procedure in place with SAHRA to deal with this 

eventuality. 

1.2.1.2 Hart 2011 - Heritage indicators and constraints in the Prestwich Precinct 

This report focused on an area which for working purposes is known as the Prestwich Precinct and 

consists inter alia of a collection of contiguous erven owned by the Western Cape Provincial 

Government: Department of Public Works. These consist of the Prestwich Primary School (erf 202), part 

of the Salesians Institute Grounds (erf 566), Provincial Government Buildings – Police (erf 564) and, the 

Provincial Pavement Testing Laboratory (erven 738 and 734). The built environment of the area has a 

direct historical trajectory from the burial grounds.  

Background information informing the study identified that burials within the inner city were totally 

prohibited after promulgation of the Public Health Act of 1883, and thereafter, the Somerset Road 

cemeteries were closed, although the last official burials that took place in the various formal 

cemeteries in Green Point were known to have been in 1886. The Disused Cemeteries Appropriation 

Act of 1906 was passed by Parliament to allow for the exhumation of the formal cemeteries which 

were by then in a state of disuse and disarray. The process was preceded by a lengthy public 
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consultation process and an official government enquiry. Permission was granted for the cemeteries 

to be exhumed provided that the cleared land was to be used for dignified purposes – charity and 

education. This gave rise to the fine Art Deco buildings erected within the cemetery walls such as the 

Salesian Institute, the West End Primary School and structures on the PPTL site. Hence, the built 

environment is imbued with sentiment and history that is inextricably linked with burial and respect for 

the memory of the dead, to the extent that the permitted land uses are inscribed on the Title Deeds. 

In 1907, Buitengracht Street was widened, and a portion of the old DRC cemetery (on erven 737 and 

9565) was needed to make this possible8. The DRC agreed on condition that the municipality was 

responsible for the recovery and re-interment of the remains that were buried in the portion to be 

expropriated. Later, exhumation of all other parts of the DRC was undertaken starting in November 

1920 and being completed in March 1921. 

Due to the construction of Somerset Road and the widening of Buitengracht Street in c1981, original 

portions of the cemetery wall have survived in part along Chiappini and Prestwich Streets. The wall has 

been replastered, obscuring the bluestone detailing. According to minutes of the City Council, 

gravestones were included within the fabric of the wall built along the Somerset and Buitengracht 

Street edges9. 

1.2.1.2.1 Heritage indicators (archaeological) 

Human remains: In terms of prior experience working on the southern portion of the old DRC cemetery 

(Prestwich Memorial site), the exhumation of the 1920’s appears to have been relatively complete, 

however observations of human bone under what is now Buitengracht Street10 indicate that caution 

should be exercised. The exhumations on this site took place as a series of separate events separated 

by years, so it is possible that some burials may have been missed. The south and western parts of the 

site where development opportunities exist have a very disturbed appearance indicating that 

exhumations have been completed. Like the military burial ground (Salesians) a considerable amount 

of fill appears to have accumulated behind the walls of the cemetery indicating the large amounts of 

burials had been interred along with building materials for vaults and graves. Given the well 

documented history of exhumation on the site and the fact that parts of the DRC cemetery have 

already been tested, the human remains are not considered to be an overly onerous impediment 

although some exhumations may be required. 

                                                      
8 See Clift in Hart 2005:7. In 1907 Buitengracht Street was widened and a portion of the old DRC cemetery 

was needed. The DRC agreed on condition that the municipality was responsible for the recovery and 

re-interment of the remains that were buried in the portion to be expropriated. A suitable fence was 

also to be constructed along the Buitengracht Street side of the old cemetery (AG 1440). It is unclear if 

this work ever happened since the 1926 aerial photo does not suggest a substantial widening? 

9 Presumably refers to the newer sections of the wall? 

10 Morris 1981 in Patrick 2005. There is some uncertainty with respect to the actual source of the bones 

and they may have come from erf 735? 
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1.2.1.2.2 Conclusions and Recommendations 

 Indications are that the site has been exhumed, however it is recommended that before 

development commences, a section 36 permit is obtained from SAHRA to exhume human 

remains. Trial excavations prior to development are not necessary, but advisable as this may 

save time in the long run. If any bulk excavation is envisaged an archaeological team will 

need to be on site11. 

 The laboratory building may not be demolished but it may be put to alternative uses that do 

not involve large scale changes to the structure. 

 A permit should be obtained for the demolition of the temporary recent pre-fab structures on 

the western side of the property. This area as well as the open ground to the south presents a 

development opportunity which in heritage terms could compliment the laboratory buildings 

and provide a point to interface with the Buitengracht – Somerset Road – Prestwich Memorial 

area. 

 The original cemetery walls (Chiappini and Prestwich Streets) should be conserved for the main 

part; however, it may be necessary to create openings in these to allow the area to function 

depending on alternative uses. Alterations will require approval from the heritage authority. 

1.2.1.3  Hart 2014 – Archaeological trial holes on Erven Re/734 and 738 

This followed on from the Hart 2011 report on the heritage indicators. A program of archaeological trial 

holes was excavated at a number of the WCG-owned properties in the Prestwich Precinct land, that 

had once been cemeteries and exhumed with varying degrees of thoroughness in the early 20th 

century, and the land developed thereafter. We will focus here specifically on the two erven of PPTL 

site. 

The background to the closing of the cemeteries has been discussed earlier and will not be repeated 

here other than to note that according to Hart (2014:13), the first structure on the PPTL site (RE/734) 

was built was a convalescent facility which served as an adjunct to the old Somerset Hospital (which 

stood on Erf 564 - corner of Prestwich and Chiappini Streets). This building later took on the role as an 

interment centre for foreigner’s intent on immigrating to South Africa. Indications are that many 

European Jewish families who left Europe prior to the Second World War were processed through this 

facility. The Pavement Testing Laboratory was apparently established temporarily on the site in the 

1940’s and has remained there to this day. 

More recently, a number of prefabricated structures were erected on the south-western section (Erf 

738) and a tennis court was also once located in that area. The positioning of trial excavations was 

limited by existing structures, services, and the fact that the PPTL was an operational facility at the time 

of the work. In the end, four test excavations were made as indicated on Figure 2. 

 

                                                      
11 There is a later report (Hart 2014) that documents trial excavations on erven 738 and RE/734 and the 

results will be discussed in further sections of this report. 
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Figure 2: The location of archaeological trial excavations on Erven RE/734 and 738 

 

1.2.1.3.1  Trial hole PTL1 – Erf 738 

PTL1 was ~4x3m in size and excavated to a depth of ~1.5m at which point decomposing Malmesbury 

shale clay was encountered. While grave shafts were visible in section, perpendicular to the Chiappini 

Street wall, no articulated human remains in primary context were observed. Some disarticulated 

human remains were however found that included cranial and post-cranial elements, including some 

larger long bones. These were in disturbed context probably not recovered during exhumation. No 

evidence of burial vaults was observed here. 

1.2.1.3.2  Trial hole PTL4 – Erf 738 

The excavation was situated alongside the flammables store off the entrance road and the surface 

was of equal height to the entrance road at that point. The upper wall sections of a rectangular burial 

vault were uncovered at a depth of ~150mm below surface. Once recognised, only the interior of the 

vault was excavated which measured 2530mm x 1540mm and 2400mm deep. The vault was built with 

brick and the inner surfaces well finished with a shell-lime plaster skim. The fragmented remains of a 

plaster floor were observed but appeared to have largely been removed, revealing a jumble of 

broken sun-fired red bricks that were not in situ, nor did they appear to ever have been used to make 

a floor. Below this we encountered uneven reddish sand becoming grey sand including pieces of clay 

and ferricrete, believed to be close to the basal clay, though excavation was halted here due to the 

presence of large slabs of shale which could have been the actual floor.  
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Disturbed humans remains found near the base included, two patellas (kneecaps), some fingers, a 

fibula (lower leg) and an articulated ankle. Residual coffin nails possibly related to the bone and a 

large number of coffin handles were found in the vault fill, suggesting that after exhumation, the hole 

was used to dispose of other hardware. Although bedrock was not reached, no human remains are 

believed to be below the rock level. 

1.2.1.3.3  Trial hole PTL2 – Erf RE/734 

The trial hole of 2x2m was located at the base of the ramp to the north of the semi-circular brick 

retaining wall and to the south of the entrance to the basement of the PPTL building. It is believed that 

some covering soil was removed here in the past during the construction of the building.  

As it turned out, the upper part of an in situ juvenile burial in a small grave was found at ~400mm 

below surface, while immediately to the north, we found the remains of an adult grave at ~600mm 

below surface. A pipe trench still containing a ceramic waste pipe cut diagonally across the top of 

the adult burial. Whilst the upper part of the juvenile appeared intact, the lower section appeared 

disturbed, by another trench cutting diagonally through it. The adult grave only contained some 

articulated foot bones and partial fibula, and had likely been disturbed by the pipe trench, rather 

than having been exhumed. The outline of a coffin (and nails) was observed in the juvenile grave, 

while the outline of a coffin could also be recognised in the adult grave. The outlines of the bases of 

both grave shafts could be discerned due to soil colour variation. Grave shafts were perpendicular to 

the Prestwich Street boundary wall. 

1.2.1.3.4  Trial hole PTL3 – Erf RE/734 

This was excavated in the parking area at the southern end of the erf. A 3x3m hole had been pegged 

out but again, the remains of a burial vault were recognised at ~500mm below surface. It would 

eventually be measured at ~2300 x 2900mm and orientated n-s, slightly off perpendicular with the 

Buitengracht boundary wall. From there, effort was on uncovering the interior. As there was no formal 

floor detected, we were able to excavate down to “bedrock”. The burial sequence in the vault was 

complex and is described below: It is believed that graves PTL3 A & B were the primary graves for 

which the vault was built, due to their central position and that the graves cut through a number of 

older graves. These two were also the deepest with the bases on decomposing Malmesbury shale 

bedrock at ~2800mm. With the exception of a few coffin nails, both graves were completely 

exhumed. They have been filled with a distinguishable reddish soil after exhumation. 

PTL3/001 and PTL3/002 were found at the very western side of the vault between PTL3A and the vault 

edge. These two graves were determined to predate the vault, as the vault wall was built over them, 

and they were disturbed by one of the primary vault graves. They were also situated slightly higher 

than PTL3A & B (~1450 mm whereas the vault graves were at a depth of~2300-2600mm). 

PTL3/001 was an almost complete small juvenile (deciduous teeth erupting), head to the south. All 

bones below the femur were missing, and believed to have been lost when the grave PTL3A was dug. 

Coffin wood was found beneath the child. 
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PTL3/002 was a small juvenile, possibly perinatal, quite disturbed by PTL3A. A large portion of the coffin 

wood remained but many of the bones had been lost. 

PTL3/003 was a complete articulated set of adult lower limbs including tibias/fibulas and kneecaps, 

ankle and toe bones. These represent a grave that predated the main vault graves, but also the vault 

itself, as the feet were located beneath the foundation wall. The head would have been to the south. 

PTL3/004 is represented by only a left tibia and fibula, ankle bones, and parts of the left hand found 

between the grave shafts of PTL3A and 3B. The remains were recovered from the same soil type as 

PTL3/003, although it is unclear if they were contemporaneous. The head would have been to the 

south. 

PTL3 C was located on the eastern side of the vault between PTL3B and the vault wall. It may have 

predated PTL3B, and the angle suggests it may have predated the vault. No bones are mentioned so 

it was probably just an outline of a grave shaft. 

1.2.1.3.5  Conclusions 

It would be fair to say that this site has been largely but crudely exhumed. It is however clear that a 

large number of disturbed, disarticulated human bones were left behind. It has been demonstrated 

that a number of partial and complete skeletons have been observed. Both vaults and more 

conventional burial has been observed. 

The amount of complete human remains, loose bone means that development of this site will have to 

be preceded by some form of exhumation process which will see retrieval of human remains and their 

internment at the Prestwich Memorial12. 

1.2.1.4     Hart 2015 – Ground penetrating survey of Erven RE/734 and 738 

After some consideration, it was resolved that a Ground Penetrating Radar (GPR) scan of the site 

would be a possible quick fix in determining the extent of underground features on the PPTL site. Mr 

David Wolmerans of Imbila Location Service was sub-contracted by ACO to conduct the GPR survey. 

Almost all the available areas of the site not covered by buildings were subject to a scan which took 

place over two days during a weekend in April 2015 to avoid parked cars that use the site during the 

week. 

The summary of the data by Hart suggests that much of the site contained extensive evidence of 

underground features consisting of numerous walled structures and even some voids where intact 

                                                      
12 Recent interaction with both SAHRA, HWC and CoCT have indicated that the Prestwich Memorial is 

not in a good state of repair. It can no longer be guaranteed that human remains from the DRC cem-

etery will be placed there, but rather may have to be reburied elsewhere. The stipulations of the heritage 

permits issued for the test excavations must be examined once the permits are traced. The authorities, 

and other I&APs will have to be engaged on this matter. 
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vaults my still exist (Figure 1). The radar consultant commented that it was possible to dig almost 

anywhere on the site and encounter a feature of some sort. 

The combination of the radar survey and earlier trial excavations indicate that there are numerous 

sub-surface features throughout the southern and central areas of the site, while the north-western 

side does contain some areas where vaults appear to have been extensively demolished, however 

this is a relatively small portion of the site13. 

There are sub-surface structures through the southern parking area although a number that did exist in 

the basement entrance to the laboratory have been demolished to make way for the sunken access 

area off Prestwich Street. Human remains do exist here nonetheless as indicated by the trial 

excavation phase. 

There are underground structures throughout the length of the central driveway virtually up to the 

front entrance gate of the premises. The radar consultant indicated that some of these appeared to 

be quite large and may contain voids. It stands to reason that these may also exist under the 

foundations of the laboratory area and courtyard but are less likely to have survived in the basement 

area. 

 

Figure 3: Relative potential for locating burial vaults as per GPR scan 

 

1.2.1.4.1 Conclusion 

Hart concluded that should development take place on the site that involves basement construction 

(or deep foundations or services), there is a very high likelihood that underground structures and 

                                                      
13 The DRC (or archives) need to be approached to ascertain if there is any plan of the cemetery at the 

time it was closed. This does not seem to have been done or at least is not discussed in any of the 

reports. 
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associated human remains are likely to be impacted. He also noted that there is ample opportunity to 

conserve a sample of vaults as features of interest within any proposed new development if this was 

desirable, but in addition, he suggested that remaining below surface funerary structures could be 

considered as a repository for human remains found on the site and perhaps should be considered. 

1.2.1.5    Erf 9565 

No trial excavations have ever been undertaken on erf 9565 as far as we can ascertain. Parts of the 

site were apparently given to the municipality for road widening in 1907, and a condition was that 

they would exhume and move the human remains that were in that area. This predated the large 

exhumation program of the early 1920’s, and so there are certain to have been graves there. We 

have no information as to whether exhumation was done then14. A larger section of the erf was again 

affected with the more substantial widening of Buitengracht Street c1981. This work however post-

dated the exhumation, and so is likely to have resulted in less impact to human remains, though some 

would have inevitably occurred.  

1.2.1.5.1 Conclusion 

Some trial excavations will be required at some future time if the site is to be developed. Similar 

archaeological test programs have been undertaken on Blocks 28 and 31 as part of the Foreshore 

Gateway initiative (Gribble 2022). 

1.2.2.1 Erf 735 

Erf 735 was not part of the formal DRC, or any other formal cemetery as far as we know. The small 

triangle of land borders on the north-eastern edge of erf 9565 which was given to the DRC in 1802 for 

cemetery expansion. The excerpt from an SG diagram of 1924 (Figure 4) shows that the site once held 

the Salvation Army Metropole building, which by 1924 is indicated as Labourers Barracks.  

 

 

Figure 4: An excerpt from a Surveyor General diagram showing use of erf 735 (SG4806/1924) 

 

A significant part of this erf was affected by the widening of Buitengracht Street in c1981. During the 

construction, human remains were reported to the South African Police and the subsequent follow up 

by Alan Morris, an anatomist from UCT medical school is reported in Patrick (2005a).  

                                                      
14 This must be followed up with the CoCT 
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His conclusion in his affidavit to the police following examination of the bones is as follows: 

“Conclusion: The human skeletal remains (Case DR 1383/31) represent at least 4 individuals, of whom 

two were older adult (one male and one female) and two were osteologically sub-adult (one male 

and one female) possibly in their late teens or early 20's. No racial estimation can be attempted, but 

at least one individual seems to be of non-Caucasoid origin. There are no obvious signs of foul play, 

and the remains are consistent with a cemetery mode of origin. 

He further writes: Date of Interment: There is no absolute method of ascertaining the duration of time 

that these skeletons have been interred, but the general ores preservation suggests an archaeological 

rather than forensic jurisdiction. I was able to visit the location of the recovery of the remains on 

13/6/81 and was interested to discover that the parking area directly south of the construction site is 

actually an old cemetery whose grave markers have been removed….(the page is truncated 

here)…..continuing on the next page: has been retained and the poorly preserved inscription reads as 

follows: 

....Jan Prin.... saat (?) van de Edele Achibaare Cos... ...he Comj... die den 24 Juny 1815 Alhier 

Overleeden is iden Ouderdom... van 16 Jaaren 

Though no connection between this grave and the skeletons recovered a city block away can be 

directly assumed, it is likely that the bones were part of the same burial sequence. The fact that no 

lower limbs were recovered in the sample suggests that they remain in the ground and that the burials 

were lying "straight out" in a Christian style. The construction work has probably disturbed a row of 

graves. It will not be surprising if further human remains are unearthed during the continuing 

construction in the area”. 

The bones were accessioned to the Department of Anatomy collection as UCT315. 

Unfortunately, there is no primary site identified, but it is possible that the bones originated on erf 735 or 

had come from erf 9563 and ended up on erf 735. In any event, there is a possibility that human 

remains may be present on the remaining portion of erf 735, perhaps from one of the many informal 

burial grounds of the area. It is as yet unclear how the Salvation Army building was configured and if it 

may have disturbed human remains if they had been on the site. 

1.2.2.1.1 Conclusion 

Some trial excavations will be required at some future time if the site is to be developed. Similar 

archaeological test programs have been undertaken on Blocks 28 and 31 as part of the Foreshore 

Gateway initiative (Gribble 2022). 

1.2.2.2  Erven 9563, 9564, 739, 737 – sections below Somerset Road  

Some of the oldest parts of the DRC cemetery lie on these erven (except 737). Most of 9563 and 739 

were significantly impacted by the re-alignment of Somerset Road. The church that was built on 739 

was demolished in the process. There is a record that one of the areas of the DRC site that was not 
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exhumed lay below that church and the access ways to it. An overlay of the SG diagram on Google 

Earth shows the location in relation to Somerset Road and the wall of the PPTL. 

 

Figure 5: The position of the church on erf 739 overlaid on the current landscape. It is likely that human remains 

will be found particularly in the area of the church. 

Hart recorded an observation of human remains below Somerset Road by one of the older employees 

at the PPTL site. The re-alignment did happen after the exhumations of the DRC site in the early 1920’s, 

so most areas, other than below the church would have been exhumed to the same extent as seen 

elsewhere on the site. 

1.2.2.2.1 Conclusion 

Any development of the road reserve must consider the possibility of human remains being found, in 

future planning and development of the relevant erven. 

1.2.2.3  Road reserve sections in Somerset Road, Chiappini and Hospital Streets 

Installation of fibre optic cable in the area required archaeological monitoring. The trench was placed 

on the pavements adjacent to the Salesian Institute. Considerably disturbed isolated human remains 

were collected from the trench along the section of Chiappini Street opposite the PPTL. This area is 

known to have been in the street between the Military or DRC cemeteries15 but given that informal 

burials were common in the area, the presence of human remains is unsurprising, and these may have 

been buried before the DRC cemetery was established. Disturbance was largely due to many other 

services already installed on the pavement. Five semi-articulated in situ skeletons were found close to 

and on the corner of Chiappini and Prestwich Streets in patches of partially disturbed soil.  

                                                      
15 On the SG diagram for erf 738 (SG 17/1755) is the following entry relevant to the present Chiappini 

Street: Bovenstaande Figuur A.B.C.D. zynde 't nieuwe Kerkhof, groot 429 Quadt. Roeden en 140 Quadt. 

Voeten, en blyft tusschen de oude & nieuwe Kerkhof als hier by A en D een Straat leggen ter breedte 

van 4 Roeden, 5 Voet. 

Gemeten door my, (Get) C.D. Wentzel. Gezw. Landmeter. 
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1.2.2.3.1 Conclusion 

Disturbed, and semi-disturbed (and in situ complete) human remains are likely to occur along the 

entire width of Chiappini Str particularly between Somerset Road and Prestwich Street. 

1.2.2.4       Areas bordering Prestwich Street adjacent to the PPTL site 

In the course of removing the rubble of the demolished building built in the 1940's, on erf 741, the 

partial remains of at least two adult humans were uncovered (Patrick et al 2005b). In 2005, Patrick (et 

al 2005c) dug trial holes on erf 17/1123 (previously erf 760) adjacent to erf 741, and to the PPTL site. 

Patrick writes that the few bones recovered there seem to be isolated remains deposited on the site 

from the nearby formal burials on the opposite side of Prestwich Street and that no sign of formal 

burials were observed. She does however not exclude the possibility that some informal burials may 

have been placed in this area during historic times and that these loose bones may have originated 

from them. This is indeed possible in the light of the discovery of several skeletons buried on part of Erf 

741 at 29 Chiappini Street (Morris in Patrick 2005a).  

1.2.2.4.1 Conclusion 

Although there is no primary evidence for human remains occurring in Prestwich Street itself adjacent 

to the PPTL, the observations by Patrick suggest that there is a strong likelihood they will be found. 

Intactness will be dependent on the extent of services installed within the road reserve. 
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Table 1: Summary of literature review: Opportunities, constraints and next steps 

Professional 

Discipline 

Assessment of information 

reviewed 

Issues emanating from 

Review 

Opportunities  Constraints Next Steps / Further 

Studies / Gaps to support 

obtaining development 

rights 

Heritage:  

Built 

Environment 

and 

Landscape 

 Prestwich Precinct Urban 

Design Framework Pre-

pared for the Provincial 

Government of the West-

ern Cape (Department of 

Transport & Public Works) 

by City Think Space (2012)  

 Foreshore Gateway Herit-

age Study, Archaeologi-

cal and Built Environment 

Assessment prepared for 

the City of Cape Town by 

ACO Associates and Brid-

get O’Donoghue (2021). 

 

 Location of the site within 

a significant heritage pre-

cinct with gateway quali-

ties, mountain views, con-

centration of heritage 

sites, historical patterns of 

use, social history, burial 

grounds, historical built en-

vironment character, vis-

ual and pedestrian link-

age qualities. 

 Heritage value of Soils Lab 

Building. 

 Heritage value of ceme-

tery walling along 

Chiappini Street. 

 Heritage value of mature 

trees. 

 Adaptive reuse of 

Soils Lab Building. 

 High quality na-

ture of Soils Lab 

Building with posi-

tive courtyard 

space. 

 Improve the street 

interface along 

Chiappini, Prest-

wich and Somer-

set. 

 Strategic open-

ings in old ceme-

tery wall along 

Chiappini Street to 

allow for views 

into the site. 

 Retention of the Soils 

Lab Building and 

cemetery walling. 

 Need to provide Soils 

Lab with breathing 

space (lanes). 

 Appropriate scale, 

form, massing and ar-

chitectural language 

of new development 

in terms of positive re-

sponse to heritage 

context. 

 More specifically 

there is a need to un-

pack the historical 

layering of the site 

and its relationship to 

 Further research into 

the heritage signifi-

cance of the Soil Labs 

Building. 

 Submission of a NID to 

HWC 

 Formulation of heritage 

indicators to guide the 

conceptual framework. 
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 Positive interface 

with adjacent her-

itage sites (Sale-

sian Institute, Prest-

wich Memorial 

and Church). 

 Enhance visual 

and pedestrian 

linkages. 

 Memorialisation 

and interpreta-

tion. 

 Retention of ma-

ture trees. 

 Demolition of pre-

fab- structures. 

 

the surrounding con-

text with varying 

street edge condi-

tions. 

 The existing grading 

of the Soil Labs Build-

ing needs to be re-

viewed and its ability 

to accommodate in-

ternal and external 

changes need to be 

tested. 

 

Heritage:  

Archaeology 

 

 Looked at the directly rel-

evant reports with respect 

to the subject erven. Fairly 

decent primary infor-

mation on erf Re/734, 737, 

738 to confirm exhuma-

tion, though it was a hit 

 What was the layout of 

the DRC cemetery when it 

was closed? Church 

plans. Where was the 

charnel house?  

 Did the municipality do 

any exhumation in 1907 or 

 Human remains 

can be exhumed. 

A process for re-

moval and rebur-

ial to be deter-

mined through dis-

 Human remains are 

known to exist on 

most of the subject 

erven, and on adjoin-

ing roads and pave-

ments. These include 

 Archaeological trial ex-

cavations will be re-

quired on erven 9563 

and 735 at some point. 

The process followed by 

Gribble for trial excava-

tions on blocks 28 and 
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and miss process i.e buri-

als were missed in some 

cases below the vaults 

and other unmarked 

ones.  In respect of Erven 

734-RE, 737, 738 it is nec-

essary to confirm the ac-

curacy of the exhumation 

in the 1920's.  

 Archaeological trial exca-

vations indicate that while 

many graves and vaults 

were exhumed, disarticu-

lated human remains are 

found in the soil, and 

whole/partial burials are 

also found at depth. Possi-

bly they were unmarked, 

or predated the formal 

cemetery. 

 Good summary of legisla-

tion with respect to clos-

ing of the cemeteries and 

1981with respect to road-

works on parts of the 

DRC? 

 What sections of the 

boundary wall contain 

original fabric? Could only 

be on Chiappini or Prest-

wich streets, but mention 

of gravestones being in-

cluded in a wall/s? was 

this the new walls? 

 What process in terms of 

heritage legislation must 

be followed with respect 

to human remains on the 

sites? What will happen to 

any remains recovered? 

Reburial/housed at Prest-

wich Memorial? Rein-

terred in one of the surviv-

ing subterranean vaults on 

the PPTL site? 

 Does one just recover re-

mains from sections of the 

cussion with Herit-

age authorities, 

DRC and I&AP’s; 

 Possible reinter-

ment in one or 

more burial vaults 

on the PPTL site; 

disturbed isolated re-

mains to intact or 

semi-intact burials; 

 Determine if any re-

strictions with respect 

to use of the land in-

scribed on title 

deeds; 

 No plan of the ceme-

tery has ever been 

obtained or indi-

cated in the earlier 

reports of the site, or 

in Malan (et. al 2017). 

Such a plan should 

be in existence. If ob-

tained, it would be 

easier to predict 

where formal graves 

and vaults are. It 

would not assist with 

determining informal 

burials, however. 

31 must be obtained in 

as far as it will be rele-

vant to the current pro-

ject; 

 Try and get plans of the 

cemetery from DRC or 

archives; 

 Legal team to follow up 

on title deed re-

strictions; 

 Information on the re-

alignment of Somerset 

Road and Buitengracht 

Street from the CoCT; 

 Info from city with re-

spect to gravestones in 

the new walls on Som-

erset and Buitengracht 

str; 

 Determine from herit-

age authorities and 

I&APs such as the CCT 

what process to follow 

wrt the human remains 
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exhumation and reloca-

tion of the human re-

mains, and land transfers. 

Development of the PPTL 

and other parts of the 

DRC is well documented. 

Legal issues with respect 

to use of the land must be 

clarified – possible Title 

deed restrictions? 

sites that will be disturbed 

by development, or must 

there be a more extensive 

program to recover mate-

rial? 

that will be found on 

site? 

 Track down the permits 

that were issued for the 

Prestwich Precinct ar-

chaeological testing 

program to determine 

what conditions were 

imposed with respect to 

the human remains that 

were recovered. 
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We provide accurate & independent market 

insight solutions 
DEMACON is a specialist research firm with a focus on topics in the fields of 

Demographics, Mapping (i.e., GIS – geographic information systems) and Economics, 

including real estate economics. Hence the acronym, DE-MA-CON. 

The company is privately owned and offers clients the benefit of extensive in-house 

databases, including responses from more than 100 000 consumer surveys conducted 

all over South Africa and in time series format. DEMACON delivers a highly specialised 

product range of custom designed research reports, tailored to each client’s unique 

research needs. The company’s analytical processes are supported by specialised 

expertise, extensive experience, multi-variable databases, and advanced information 

technology systems. In addition to our focused research reports, the company offers 

high calibre industry insights and project specific solutions. 

Services & Solutions 

Advanced market potential modelling techniques were developed for all sectors, based 

on international best practice and leading methods globally. The services offered by 

the company include: 

• Market research 

• Economic analyses (Macro, meso and micro level) 

• Socio-economic analyses (Macro, meso and micro level) 

• Feasibility studies 

• Business plans 

• Real estate market analyses (Macro, meso and micro level) 

• Urban and rural markets (Including township and traditional area) 

DEMACON has developed specialised expertise and technically sound 

methodologies, aligned with international best practice, to address the complex 

research needs of our clients in a highly effective and efficient manner. 

In this respect, we have developed a unique, customisable, and flexible research 

system - deploying a combination of primary and secondary data assimilation 

techniques, tailored to suit, respectively, the client's and project's specific 

requirements. 

About Us 
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1 INTRODUCTION 

1.1 INTRODUCTION AND PURPOSE OF THE REPORT 

DEMACON Market Studies has been appointed by TALANI Quantity Surveyors 

to undertake a mixed-use market study as part of a broader site enablement 

process for an underutilised properties owned and administered by the City of 

Cape Town and Western Cape Provincial Government.  

The purpose of the mixed-use market study is to provide market research that 

assists with assessing the development and growth potential of a mixed-use 

development in the Cape Town central business district (CBD) area. The study 

seeks to assess relevant economic, socio-economic, and real estate data to 

understand pertinent development trends and drivers that inform property 

development opportunities within a defined local property market context. 

As a starting point to the market assessment process, DEMACON was 

requested by TALANI Quantity Surveyors to provide a concise initial assessment 

and opinion of the immediate real estate development market within which the 

proposed development will be located. The purpose of the initial assessment and 

opinion is to provide a preliminary perspective on potential real estate 

development opportunities that could be incorporated as part of the proposed 

development. 

Therefore, the following report is a concise initial document that seeks to provide 

a high-level scan of real estate development opportunities that the proposed 

mixed-use development could consider. This initial document will subsequently 

be substituted by a full and detailed market assessment report once completed. 

The full market assessment report will provide a detailed perspective on the 

development opportunity for several land use typologies and will provide a 

comprehensive perspective on real estate market demand and the potential 

take-up of real estate given overarching market trends and drivers. 

Given the preceding, the subsequent sections of this report focus on providing 

concise and high-level information regarding key aspects such as locational 

advantage, socio-economic and economic characteristics defining demand and 

high-level real estate trends influencing perceptions and directives of real estate 

development opportunities. 

 

Diagram 1.1: Report Outline 
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2 PROJECT INFORMATION REVIEW

2.1 INTRODUCTION 

Chapter 2 of the report focuses on providing an overview and analysis of the 

proposed development site. The purpose of the chapter is to highlight key and 

pertinent information about the development so as to understand the 

development’s location, current use, and areas of opportunity. 

The information assists with understanding the context of the proposed 

development site and allows for the identification of preliminary options. The 

preliminary options serve as a baseline indication of opportunity areas that the 

proposed development could consider. 

2.2 PROJECT LOCATION, ATTRIBUTES AND CONTEXT 

Locating the proposed development site provides an initial perspective of the 

site’s geographic positioning and assists with understanding the current context 

and character within which the site exists. A more detailed location analysis is 

conducted later in the status quo where a wider range of characteristics are 

analysed from a spatial perspective. The detailed location analysis assists with 

identifying elements that could influence development opportunities 

The proposed development site consists of several properties (Erven 734/RE 

and 738/RE, and portions of erven 735, 739, 9564 and 9565) within the De 

Waterkant area of the City of Cape Town’s City Centre. The development site is 

bordered by Chiappini Street and Prestwich Street to the north and east and 

Buitengracht Street and Somerset Road to the south and west. 

The site provides 6 694 square meters of developable area within the urban 

confluence of the of Cape Town’s central business district and according to 

zoning information is zoned for mixed use 3 and general business 7 and 

transport zone 2 uses. 

The majority of the property is currently used by the Cape Town Department of 

Transport and Public Works as the testing laboratory for pavement technology 

and soils. 

Table 2.1: Development Site Property Description, Ownership, Developable Area, 
and Current Zoning 

Property 
Description 

Land Owner 
Developable 
Area (m²) 

Current Zoning 

Erf 734/RE 
Western Cape 
Government 

2 961 Mixed Use 3 

Ref 738/RE 
Western Cape 
Government 

2 535 
Mixed Use 3 and 
General Business 
7 

Portion of Erf 735 City of Cape Town 283 Transport Zone 2 

Portion of Erf 738 City of Cape Town 86 Mixed Use 3 

Portion of Erf 9564 City of Cape Town 61 Transport Zone 2 

Portion of Erf 9565 City of Cape Town 769 Transport Zone 2 

Source: DEMACON ex Talani Quantity Surveyors 

From a regional perspective the development site is located in the City of Cape 

Town Metropolitan Municipality, and more specifically within the Table Bay 

Metropolitan District. From a macro perspective the development site is located 

opposite the Cape Town CBD and the economic epicentre of the metropolitan 

area. 

The development is strategically located whereby high levels of access to major 

transport routes such as the N2 highway and M62 and M61 distributor roads is 

available. 

The development site is well positioned in terms of its macro-location whereby 

the site is close to the economic and tourism heart of the metropolitan area. 

Surrounding activities afford the development site a range of land use and 

commercialisation opportunities, especially when considering the mixed 

business, tourism, and residential character of the immediate community.



Cape Town CBD Mixed Use Development | May 23 

 
4 

Map: 1: Proposed Development Site 

 

Source: DEMACON GIS, 2023 
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2.3 PRELIMINARY OPTIONS IDENTIFICATION 

By considering the preceding information and given the baseline locational attributes of the immediate market area of the proposed development, several preliminary 

development options can be identified. 

Within a 10-minute drive time of the development site, 

the proposed development has access to a variety of 

urban spaces and functions that include: 

• major business, destination retail and economic 

nodes such as the Cape Town Inner City, V&A 

Waterfront, Salt River and Woodstock business 

and industrial areas, Paarden Eiland industrial 

area and the Observatory business node 

• major tourist destinations such as Green Point, 

Inner City, V&A Waterfront, Cape Town 

harbour, Sea Point and Table Mountain 

• meetings, incentives, conference, and 

exhibitions destinations such as the Cape Town 

Convention Centre and related meeting spaces 

throughout the inner city 

• residential suburbs at mixed intensity and 

density 

Considering the development site’s high-level locational 

context, information suggests that the property is 

optimally located to access a variety of economic and 

social amenities and could, given a defined development 

direction, contribute to the overall future development 

vision of the City of Cape Town. 

Preliminary development opportunities that could be 

explored for the proposed development could include: 

• residential units 

• retail and shopping space 

• office and business space 

• tourism and entertainment related space 
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3 LOCATION ANALYSIS 

Chapter 3 of the report focuses on conducting a location analysis of the proposed 

development site’s positioning within the context of several overarching themes 

and considerations. The purpose of the chapter is to analyse the development 

site through multiple lenses to understand and characterise the context of 

elements that impact or shape the functioning of the site. 

The lenses referred to is informed by a location analysis context. The analysis 

context assists with the identification of location analysis considerations or 

themes. Location analysis considerations are factors that are reviewed to assess 

whether the proposed development benefits from its geographic position. 

The following diagram provides an overview of the location analysis context and 

its key elements.  

Diagram 3.1: Location Analysis Context 

 

Contextual positioning refers to interactions between the development site and 

the surrounding urban structure regarding either economic infrastructure, 

regional transportation networks that include road, rail, and air, the address value 

of a location, its marketability, etc. 

The target market factor refers to the target market that the proposed 

development seeks to capture with its intended services. The target market 

would indeed shape the proposed outcomes and locality of a development if its 

focus is to attract local, regional, national, or international participants, various 

degrees of skilled labour force, and/or economic participants and businesses. 

The offering of the proposed development refers to the type of use or activity will 

be provided and the services that the development will provide to its target 

market.  

The preceding context elements interact, not only with one another, but with an 

intended location or development as well, and influence the best locational 

options that will impact on the sustainable and effective functioning of the 

development. Changes to any one of these factors would influence how optimally 

the development functions. 

Based on the local analysis context, the following location analysis 

considerations have been identified and are to be analysed 

Diagram 3.2: Location Analysis Considerations 
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3.1 MACRO- AND MICRO-POSITIONING 

The macro versus micro 

location of any building, 

development, or concept, can 

provide varying considerations 

and impacts. A macro 

perspective of development for 

instance can provide an 

understanding of the regional 

integration potential, especially 

when a development provides a 

regional service. The micro 

location on the other hand can 

provide a more detailed account 

of an asset, specifically when 

considering sub-regions of a 

geographic area and its 

qualities. 

From a macro-perspective, the 

proposed development site is 

well located when considering 

the broader urban environment 

of the city of Cape Town as well 

as the key urban nodes and 

concentration areas that define 

the City’s urban context. The 

development site is located 

close the Cape Town CBD and 

as a result is optimally located 

because the proposed 

development is close to the 

existing and growing CBD and 

other prominent nodes close to 

the premier urban node of the 

City. 

Map 3.1: Macro-Location of the Proposed Development 
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Although the development site is 

isolated from the eastern regions 

of the City, the prominence of the 

CBD and its surrounding nodes 

creates an environment within 

which high levels of 

attractiveness and desirability 

are maintained. 

From a micro-perspective the 

development site is well 

positioned to capitalise on its 

proximity to the CBD. The 

development site is located 

close to a variety of land uses 

and mixes and has the 

opportunity to connect to several 

social amenities, educational 

activities, key business and 

entertainment nodes and core 

transport infrastructure and 

logistical activities. 

The proposed development site 

forms part of the “gateway 

“between the Cape Town Inner 

City and the urban nodes and 

attractions situated to the west of 

the Inner City – in effect the site 

is situated between the City Bowl 

and the Atlantic Seaboard 

suburban areas. 

Ultimately, the development site 

I strategically located to benefit 

from its macro and micro 

location within the city. 

Map 3.2: Micro-Location of the Proposed Development Site 
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3.2 URBAN CONTEXT AND MUNICIPAL STRATEGIC POSITIONING 

The positioning of the proposed development based on future planning and 

directives by the City is an important consideration when identifying prospects 

and opportunities. The strategic planning of the City’s urban form, economic 

opportunities, socio-economic development, and other considerations shape 

opportunities for the development as the development could be applied in 

numerous ways to assist with achieving targets set by council or encourage new 

economic, community or urban development. 

From a strategic location perspective, the proposed development site is well 

positioned to accommodate and drive the future spatial development initiatives 

of the City of Cape Town. The site is located within the urban inner core of the 

City and forms part of the Inner-City Metropolitan Node. Within the inner core 

and metropolitan node, the City is focused on the intensification of the node by 

incorporating a high intensity mix of urban activities and land uses at locations 

where high levels of access, convenience, exposure, and urban opportunity 

exists. 

The Table Bay District Spatial Development Framework in more detail identifies 

that the proposed development site is situated within the District’s mixed-use 

intensification zone. The intensification zone represents areas that have been 

partially developed and where further intensification and diversification of 

existing land uses is supported or where redevelopment to a mix of land uses is 

actively encouraged. The District SDF identifies that an appropriate combination 

of either residential and non-residential or non-residential uses alone should be 

provided. Guidelines suggest that for existing urban development areas that land 

use intensification and combination could include high-density residential 

typologies, office uses, retail uses, business and commercial uses and social 

amenities and facilities. High-density residential development is encouraged to 

consist of multiple typologies and affordability levels 

 

 

 

 

 

Map 3.3: City of Cape Town MSDF (2023) 

 
Source: DEMACON ex City of Cape Town, 2023
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Map 3.4: Table Bay Spatial Development Framework (2023) 

 
Source: DEMACON ex City of Cape Town, 2023
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3.3 ECONOMIC POSITIONING 

The connectivity of a development opportunity with 

economic activity, clusters and nodes can be an 

essential element to ensure the long-term 

sustainability of the development. The attraction of 

businesses to the development to take-up 

commercial or other business space provided is 

paramount and is essentially supported by the 

developments proximity to existing economic nodes 

and output areas. Economic nodes and output 

areas should be able to support growth and the 

attraction of new business. A growing economy 

also allows for new business stimulation that can 

take-up space in the proposed development. 

It is, therefore, essential to focus on the economic 

context within which the proposed development will 

be in order to determine the extent to which the 

proposed development is positioned to tap into the 

economic opportunities of the City. When taking 

into account that the inner city of Cape Town is a 

highly competitive space for business development, 

the project’s locality and integration into the broader 

economic system could offer competitive 

advantages not available elsewhere.  

From the above, it is important to consider how the 

proposed development relates to economic output 

and nodal positioning in order to establish the 

extent and capability of the development to harness 

economic opportunities. 

The map (overleaf) shows that the proposed 

development is located adjacent to the Cape Town 

CBD and is well located in regard to surrounding commercial and retail activities, less so in terms of industrial activities. The development could function as a logical 

extension of the Inner City’s growth and development and could contribute to the local economy’s retail and business functions. Current growth of the Cape Town CBD 

could drive demand for development in the areas adjacent to the City Bowl area, as have been a trend in the recent past. The proposed development is located away 

from core industrial areas and therefore integration into the industrial activity of the local economy could be less opportunistic. 

Map 3.5: Development Site in the Table Bay Local Economy 
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Map 3.6: Development Site in Proximity to Key Economic Nodes 

 

Source: DEMACON GIS, 2023 
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proportional contribution to the regional economy since 2011. Therefore, although the sub-regional 
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AVERAGE ANNUAL GROWTH PER ECONOMIC SECTOR DISPOSABLE INCOME & CONSUMPTION EXPENDITURE 

CONSUMPTION EXPENDITURE PER EXPENDITURE TYPE 

ECONOMY GROWTH 

0.9% 
(2011 - 2021) 

average annual growth of the sub-

regional economy over the previous 

10 years 

0.1% 
(2016 - 2021) 

average annual growth of the sub-

regional economy over the previous 

5 years 

The sub-regional economy is recovering economic 

capacity lost during 2020. In 2021 the sub-regional 

economy was 1.8% below pre-pandemic economic 

GVA output 
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The Cape Town inner city and 

surrounds are not only influenced 

by socially driven real estate 

development pressures (i.e., 

residential, retail, social amenities, 

entertainment, etc.). The proposed 

development is situated within the 

Table Bay sub-regional economy 

which represents the core 

economic zone of the metropolitan 

economy. Although the sub-

regional economy produces less 

than 10% of the metropolitan 

economy’s economic output, 

economic production areas such 

as the Inner City, Woodstock, Salt 

River, and Observatory contribute 

substantially to the financial, real 

estate and business services 

sector, manufacturing industry and 

transport industry of the 

metropolitan economy. 

The Table Bay sub-regional 

economy has expanded since 

2011 and has kept pace with the 

growth experienced by the 

metropolitan economy. Growth in 

the sub-regional economy has 

largely been on account of growth 

in the business services sector, 

government services sector and 

the personal and community 

services sector. The bulk of growth 

(99%) experienced by the sub-

regional economy has been as a result of growth in the business and financial services sector. As a consequence of the growth that the sector has experienced, the 

demand for non-residential space (office, tourist, commercial and business) has remained stable over time. 

Map 3.7: City of Cape Town Economic Output Distribution 
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3.4 DEMOGRAPHIC AND SOCIAL FACILITY ANALYSIS 

The proposed development can also be considered within the context of the broader socio-economic profile surrounding and influencing the property and property 

markets. The purpose is to highlight and provide a concise socio-economic profile of the area with which the proposed development interacts in order to understand 

whether this interaction has any implications and/or effects on the development’s potential. 

The following provides key socio-economic indicators for an approximate 10-minute drive time from the proposed development. 

Map 3.8: Primary Market Area (10-Minute Drive Time) 

 
Source: DEMACON GIS, 2023 
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Map 3.9: Household Distribution and Growth 

 
Source: DEMACON GIS, 2023 
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Map 3.10: Average Annual Household Income 

 
Source: DEMACON GIS, 2023 
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Map 3.11: Socio-Economic Measure (SEM) 

 
Source: DEMACON GIS, 2023



Cape Town CBD Mixed Use Development | May 23 

 
22 

Socio-economic factors play a determining role in the demand for land use 

typologies, services, and amenities. Demand for residential typologies, retail 

space and social amenities is primarily influenced by demographic growth 

trends, migratory patterns, employment levels and household access to 

disposable income. 

Given the preceding, it is important to take note of overarching social and 

economic factors and trends in the local market that could play a role in the 

demand for real estate. 

A socio-economic profile of population and households residing within the Cape 

Town CBD and within a 10-minute drive time of the proposed development 

location shows that the immediate market of the proposed development has 

continually experienced growth of young adults. Since 2011 it is estimated that 

population and households within the immediate market area expanded at a rate 

of between 2% and 3% per annum suggesting that within 10 minutes of the 

proposed development site nearly 130 000 people and 50 000 households 

reside. Migration plays a sizeable role in the continued growth of the local market 

area whereby more than 40% of persons residing in the market area migrated to 

the area. The market’s population consists of youthful adults (more than 75% of 

persons in the market area) that are highly educated (more than 40% of persons 

aged 15 and older have a higher education) and prefer to rent flats and/or 

apartments (approximately 56% of households rent whilst 53% of households 

reside in a flat/apartment). Households on average earn between R350 000 and 

R550 000 per year and historic growth trends show that the growth of disposable 

income has kept trend with consumption expenditure growth. Apart from 

expenditure on food, beverages and tobacco products, rent represents the single 

largest expense for households in the local market. 

The data suggests that because of the favourable social, economic and property 

market conditions in the immediate area of the proposed development that 

migration and related growth pressures will likely remain key contributing factors 

to household growth in the Cape Town inner city and its surrounds. 

Consequently, demand for residential real estate and associated services and 

amenities (such as convenience retail, entertainment, and social amenities) will 

remain and most likely drive future property investment. 

The following provides an indication of the distribution of current social amenities 

in and around the proposed development. The map intends to provide a 

contextual reference as to the distribution and servicing of the population’s 

required social amenities 

The map shows that the broader area is well supplied in terms of social 

amenities.  Especially when considering schools and tertiary education. A range 

of services such as policing, and healthcare can be accessed, whilst sporting 

areas, parks and community centres and halls are widely available. 

The data therefore suggests that a range of social amenities are supplied and 

can be accessed by the local and broader community. The proposed 

development is thus well positioned to access social amenities. 

Map 3.12: Proposed Development Access to Social Amenities 

 

Source: DEMACON GIS, 2023 
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3.5 ACCESSIBILITY POSITIONING 

The ability to access a development can influence the 

popularity and opportunity development of a project. The 

access that the public has to a service/business/amenity 

impact on the use and sustainability of the service. Good 

access, not only via a functional and well-maintained 

road system, but through public transport facilities via 

bus or rail or combination thereof, further enhances local 

and business community capture potential. 

It is therefore necessary to consider the location of the 

proposed development in the context of access. 

Economic opportunities are driven by the ease at which 

business is done and therefore should an opportunity be 

constrained by low access levels, the rate of 

sustainability dwindles, and the development becomes 

unproductive. 

The map shows that the proposed development is well 

positioned along a primary movement corridor from the 

CBD (M61 Somerset Road) and connects areas along 

the Atlantic Seaboard to the inner city. Other major 

transport routes such as the M62 and N2 highway can 

be easily accessed and further extends the reach and 

capability of the proposed development to accommodate 

a broader community. 

Public transport in the form of MyCiti busses do travel 

past the development site, but do not stop at the 

development. Bus stops can be found no further than 70 

meters from the development site thereby still allowing 

sufficient opportunity to access public transport routes. 

Public transport via MyCiti busses connect the development site to areas throughout the Atlantic Seaboard, City Bowl, Green Point, and eastern suburbs. The reach of 

the proposed development could extend beyond the immediate community and urban locations of the inner city and its surrounds. 

The proposed development is also well positioned to capitalise on its proximity to the Cape Town Train Station and its reach into the northern and eastern suburbs of 

the city. Taxi routes are also prominent within the inner city and can act as key transport modes with which the community can access the proposed development. 

Several taxi routes travel along the routes that bound the prosed development location. 

Map 3.13: Transport and Accessibility 
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3.6 SYNTHESIS 

From a macro locational perspective, the proposed development is strategically 

located within the urban and economic environments of the city. This is 

especially true when considering the micro locational attributes of the 

development. The development can benefit from and tap into the economic heart 

and urban core of the city because of its proximity to the Inner City and the 

economic activity areas surrounding the inner city. Strategic growth directives by 

the City of Cape Town identify the mixture and intensification of land uses in and 

around the inner city. The proposed development is ideally located to be able to 

contribute and or drive intensification efforts within the urban core of the city. 

The proposed development is in line with future growth aspirations of the City, 

especially the growth and development of the CBD. Intensification and 

densification of the CBD is causing growth and development in adjacent suburbs 

and nodes and therefore could be exploited by the proposed development. 

Social facilities are also abundant in the immediate area of the proposed 

development indicating that the proposed project could access a myriad of social 

amenities. The high level of access improves the prospects of residential and 

business orientated development. 

The location of the proposed development close to existing public transport 

services and transport infrastructure affords the proposed development site high 

levels of access to local and regional markets. The development has access to 

major transport routes, taxi routes, MyCiti Bus Routes and a MyCiti Bus Stop is 

no more than 70 meters away. The Cape Town Train Station is close to the 

development and accessing the Cape Town International Airport is easily 

achieved via the many primary corridors that surround the property. 

The proposed development is strategically located and could benefit from 

economic, socio-economic, and strategic forward planning directions and 

opportunities. the development could access a range of development 

opportunities in support of private sector real estate demand and the City’s future 

development aspirations. 
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4 MARKET OPPORTUNITY SCAN 

4.1 INTRODUCTION 

Chapter 4 of the report focuses on providing an analysis of current market trends 

and indicators of select development opportunities that the proposed project 

could consider. The purpose is to provide market related supply side indicators 

such as rental price trends and growth, vacancy rates, and cyclical indicators in 

order to understand the extent of real estate development opportunities available 

within the local real estate market. This information should be considered as 

preliminary and will be assessed in detailed in the full Market Analysis Report. 

Given the socio-economic, economic, and locational context of the local market 

area of the proposed development, initial information suggests that residential 

and non-residential real estate development opportunities could be explored as 

part of the proposed development’s real estate opportunities. Real estate 

opportunities could include: 

• Residential typologies 

o apartment/flat residential typologies at varying configurations 

and price points (catering to the affordable and higher-end 

markets) 

o Social housing residential typologies solely focused on the 

affordable market 

o Student accommodation targeting affordable purpose built-

student accommodation 

• Retail spaces 

o Convenience orientated retail uses that cater to households 

• Office space 

o Given the business centred nature of the local economy, the 

potential exists that office and related business space is 

required to support future growth of the economy 

• Tourism accommodation and services 

o Given the prominence of the business, real estate and financial 

services sector coupled with the tourist prominence and 

products in the CBD of the City, the opportunity may exist to 

incorporate a tourist accommodation function 

 

4.2 RESIDENTIAL OPPORTUNITY HIGH-LEVEL OVERVIEW 

Considering the socio-economic, economic, and locational attributes that define 

the proposed project’s local market area, a location analysis of the subject 

property reveals that the property is well positioned in terms of key location 

attributes necessary to support residential development.  

Diagram 4.1: Location Assessment Score - Residential Real Estate 

 

Residential Real 
Estate 

84.4% 
The score indicates that the most important fundamentals are 
in place to support a residential development 

 
Contributing Factors 

 
Detracting Factors 

 
Area price profile 

 
Availability of land 

 
Tempo of residential growth 

 
Future expansion potential 

 
Access to transport infrastructure   

 
Proximity to social amenities and 
related services 

  

 
Perceived investment value   

 

Residential real estate development opportunities associated with the proposed 

development location could include: 

• Apartment/flat units that are open market orientated and which can 

consist of rental and bonded units at a variety of price points and 

configuration options 

• Social housing residential units that cater specifically to the lower end of 

the affordable market scale and 

• Student accommodation that targets affordable purpose-built student 

accommodation servicing immediate student markets 

Within the City of Cape Town residential property development is a strong 

property market driver, especially in strategic locations such as the inner city and 

its surrounds. Data from 2021 shows that the inner city remains one of the key 
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locations within the City of Cape Town where the active property market exceeds 

more than 100 transactions per annum. Data from 20211 shows that the inner 

city of Cape Town represented nearly 1% of all property transactions in the City 

of Cape Town. 

Figure 4.1: Percentage Distribution of Top Property Transaction Sub-Places in the 
City of Cape Town (2021) 

 

Map 4.1: Distribution of Residential Property Transactions in the City of Cape Town 

 

 
1 Formally recorded property transactions on the deeds registry, 2021 

Furthermore, the Inner City and its immediate suburbs also record some of the 

highest property transaction values in the City as well. 

Map 4.2: Distribution of Residential Transaction Value in the City of Cape Town 

 

The data shows that the Inner City and its surrounds generate a substantial 

number of residential property transactions that achieve consistent and 

moderate to high transaction values. 

Figure 4.2: Total Value of Residential Property Transactions in the City of Cape 
Town per Primary Transaction Area (R/million 2021) 
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Within the Cape Town CBD and its surrounds, the average property value ranges 

between R2.3 million and R3.5 million. In the greater City Bowl area, places such 

as Vredenhoek, Oranjezicht, Tamboerskloof and Gardens average property 

prices in excess of R4.0 million. The Green Point and V&A Waterfront areas have 

average property prices exceeding R5.0 million. 

Map 4.3: Average Property Price in the Immediate Market Area of the Proposed 
Development 

 

Apartment/flat real estate within the local market has in recent years shown 

significant growth and development in the Cape Town Inner City and surrounding 

areas. Most recent trends indicate that the bulk of property development and 

redevelopment has focused on the residential property market. The primary aim 

is to provide either residential orientated developments or mixed-use 

configurations where residential apartments play a significant role. 

The key trends affecting the growth of residential development in the Cape Town 

Inner City and surrounds include the attraction of young professionals to the 

central urban neighbourhood of the city, the continuing trend of digital nomadism 

which allows workers more ease to work and stay where ever they choose, a 

centrist focus on combining live, play and work functions as part of a lifestyle 

within the inner city (mixed-use development orientated functions) and, the 

growth and development of apartment hotels that offer business functionality 

whilst also giving workers and young professionals access to hotels style living 

in an apartment configuration. 

The movement toward inclusive living and working is playing a vital role in how 

buildings are designed and configured to support household lifestyles within a 

neighbourhood and community focus. Furthermore, the City of Cape Town 

boasts the lowest rental vacancy rate in the country, at only 2% of all rental 

properties. 

Figure 4.3: Distribution of Units Sold per Square Meter Price Range 

 

Figure 4.4: Average Monthly Rental Rates for Apartments in the Cape Town CBD 
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Social housing within the Inner City and its immediate surrounds has been a 

central topic of discussion in recent years, especially in terms of development 

options within the Cape Town Inner City. Spatial targeting tools such as Priority 

Human Settlement ad Housing Development Areas and Restructuring Zones 

confirm that the proposed development site could target social housing as a 

development opportunity. Social housing is, however, a developing typology in 

the city primarily targeting areas such as Woodstock and Salt River. 

It is important to note that social housing is an affordable housing typology and 

is subject to an array of regulatory aspects that define rental price ranges and 

household income bands that can be targeted by a development. Recent 

national studies have indicated that social housing is lacking in central and prime 

real estate locations largely because of high property prices that diminish 

revenue margins because social housing projects are subject to defined rental 

ranges. In the City of Cape Town social housing is not exempt from property 

rates and tariffs and therefore, coupled with the prime location of the proposed 

development, be subject to sizeable property taxation. 

Map 4.4: Social Housing Projects in the City of Cape Town 

 

Figure 4.5: Number of Social Housing Units in the City of Cape Town 

 
Source: DEMACON ex SHRA, 2023 

Figure 4.6: Average Rental Price Bands for Social Housing - As per SHRA 
Guidelines (2022) 

 
Source: DEMACON ex SHRA, 2023 

Student accommodation is a key development narrative in South Africa 

whereby recent data shows that a sizeable supply gap exists at public 

universities and colleges. Student accommodation has become a pivotal 

development consideration close to public universities and colleges and has 

started to transform many urban locations such as Braamfontein and Hatfield 

into student orientated markets. 

The proposed development site is situated more than 5 km from the University 

of Cape Town’s main campus and is therefore somewhat removed from the 

primary and preferred student accommodation supply areas targeted by the 

Minimum Norms and Standards for Student Accommodation at Public 

Universities – student accommodation supply, especially for NSFAS students is 

3790 3681

2018

Number of Units Operational Number of Units Under
Construction

Number of Units Proposed

Sub-Primary
Market

Primary
Market

Secondary
Market (Band

1)

Secondary
Market (Band

2)

Secondary
Market (Band

3)

Maximum Rental 945 1943 3503 4950 7700

Average Rental 722 1479 2790 4340 6475

Minimum Rental 500 1015 2077 3729 5250



Cape Town CBD Mixed Use Development | May 23 

 
29 

preferred within a 5 km radius of a campus. Furthermore, market research 

suggests that students prefer to be situated within a 30-minute walk (2 km) from 

campus, indicating that the proposed development site is removed from the 

major public university in the local market area of the project. 

Map 4.5: Distribution of Higher Education Institutions Close to the Proposed 
Development 

 

The site is, however, located close to existing private higher education 

institutions and colleges. Private sector colleges and higher education 

institutions are generally not targeted by private sector developers as institutions 

for purpose-built student accommodation investment. This has caused a 

situation where the student accommodation supply market close to private 

institutions is generally under-supplied. In the case of the proposed development 

location, careful consideration would need to be applied so that a clear 

understanding of the localised supply gap is determined. Student 

accommodation is heavily dependent on student growth trends and the 

buoyancy of the higher education market and therefore is heavily dependent on 

the expected long-term direction and growth of students at institutions. 

Furthermore, student accommodation developers have noted that purpose-built 

student accommodation is a real estate opportunity that is not easily converted 

to other uses and therefore is not necessarily associated with pivoting to other 

uses and typologies in support of changing market conditions. 

Therefore, student accommodation could be a real estate development 

opportunity, but would need careful and detailed consideration to appropriately 

position and align the product offering. This is especially true given the middle to 

high-end residential, business and tourist market within which the proposed 

development will be located. 

Considering the preceding, residential real estate in the form of apartment and/or 

flats at various configurations (inclusive of micro-units) could be considered for 

the proposed development opportunity. The units could focus on the bonded and 

rental market given that both property functions remain very active in the local 

market. 

4.3 RETAIL OPPORTUNITY HIGH-LEVEL OVERVIEW 

Considering the socio-economic, economic, and locational attributes that define 

the proposed project’s local market area, a location analysis of the subject 

property reveals that the property is well positioned in terms of key location 

attributes necessary to support a retail development.  

Diagram 4.2: Location Assessment Score - Retail Real Estate 
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Retail real estate development opportunities associated with the proposed 

development location could include: 

• Convenience orientated retail space that forms part of a mixed-use 

development. Retail space could essentially be street-front orientated 

The Cape Town Inner City and surrounds has primarily been subject to street 

level retail space development in recent years. Given the mixed-use and 

inclusive living trend influencing property development in the inner city, retail as 

a street level convenience and neighbourhood destination orientated 

development has been included in a wide range of new and redevelopment real 

estate opportunities. Data from December 2021 shows that convenience, 

services, and entertainment orientated spaces have taken precedence over 

other retail typologies (includes coffee shops, kiosks, barbershops, restaurants 

and take-aways, etc.). Data from the City Improvement District also indicates that 

street level (including street-front) retail space represents more than 71% of all 

retail space in the inner city and is largely incorporated as part of building 

configurations that typically house a combination of residential and/or other 

short-to-medium stay accommodation, office space or entertainment space. 

Figure 4.7: Distribution of Shopping Space within a 2 km Radius of the Proposed 
Development 

 

Figure 4.8: Total Retail Space within the Cape Town CBD - Includes Street Front 
Retail 

 

Map 4.6: Retail Space within 2 km of the Proposed Development – Excludes Street 
Front Retail 

 

Given the preceding, initial indications suggest street-level and fronted retail 

targeting convenience, entertainment, and lifestyle retail opportunities. 

4.4 OFFICE OPPORTUNITY HIGH-LEVEL OVERVIEW 

Considering the socio-economic, economic, and locational attributes that define 

the proposed project’s local market area, a location analysis of the subject 

property reveals that the property is well positioned in terms of key location 

attributes necessary to support office development.  
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Diagram 4.3: Location Assessment Score - Office Real Estate 
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Office real estate development opportunities associated with the proposed 

development location could include: 

• The business orientated nature of the local economy coupled with 

international presence could require a focus on A- and P-Grade office 

space 

Map 4.7: Prominent Office Nodes Close to the Proposed Development 

 

Trends in the Cape Town CBD have shown that over the past decade office 

space in the CBD has increased to over a million m² GLA – which is just over a 

third more space than was available in 2012. The momentous growth was driven 

by high levels of growth, international interest and complimentary and 

coordinated economic growth efforts in real estate investment. 

Although office space is still being completed in the Cape Town CBD, the volume 

of completions has significantly decreased since 2020. The limited office space 

growth at present is the result of multiple factors that include slow economic 

growth, hybrid working models that do not require workers to return to the office 

full time and businesses opting for coworking solutions over traditional office 

space. 

Vacancy rates in the Cape Town CBD remain very low (12.7%) when compared 

to the national average (15%) and other major economic nodes (Johannesburg 

16.4%) and consequently is perceived to show a high-level of take-up of office 

space. Low vacancy rates have been the result of workers returning to work, but 

overarching indications are that larger and corporate tenants are considering the 

reduction of their office space footprint which has caused landlords to reimage 

office space by either converting the space for other land use purposes (such as 

residential) or creating multi-purpose spaces that are multifunctional (meeting, 

entertainment, conferencing) and demand driven. 

Figure 4.9: Existing Office Stock in the Cape Town CBD (2021) 
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Figure 4.10: Vacancy Rates per Office Grade Type between 2016 and 2021 in the 
Cape Town CBD 

 

Figure 4.11: Comparative Market Rental Rates per m² per Month (Excl. VAT) 

 

The following map and information provide an overview of coworking spaces in 

the City of Cape Town CBD and surrounds. 

Map 4.8: Coworking Spaces Close to the Proposed Development 

 

Recent information suggests that approximately 33 coworking spaces are 

operational in the Cape Town CBD area (to be confirmed). 

Coworking spaces in the CBD offer a range of services and amenities at various 

price ranges and configuration options (as outlined below). 
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Table 4.1: Facilities and Services Offered by Coworking Spaces 

Facility 
Group 

Facility Type 

Coworking 
Space 

Hot-Desking Dedicated Desks  

Office Space 

Single Private Office 
Private Office for 
4 People 

Private Office for 
8 People 

Private Office for 2 People 
Private Office for 
6 People 

 

Virtual Office Office Address   

Lounge Reception Lounge   

Meeting 
Space 

Meeting Rooms Event Space  

Classic Basics High Speed Wi-Fi Air Conditioning  

Seating Ergonomic Chairs Standing Desks  

Community 
Workshops Events  

Drinks   

Equipment Printer / Scanner / Copier   

Relax Zones Lounge / Chill-Out Area   

Facilities 
Kitchen Nearby Airbnb  

Personal Lockers   

Transportation 5-Minute Walk from Public Transport   

Accessibility 24 hrs (Members)   

Catering Free Drinking Water Café  

Caffeine Fix Free Tea Free Coffee  

 

 

 

 

 

Table 4.2: Coworking Space Pricing 

Period Hot Desking Dedicated Desks 

1 Hour R60 to R80 N/A 

1 Day R180 to R200 N/A 

1 Week R750 to R800 N/A 

1 Month R2 000 to R2 200 R2 500 to R2 750 

1 Year R1 500 to R2 000 R2 000 to R2 500 

 

Table 4.3: Private Office Space Pricing in a Coworking Space 

Period 1 Person 2 People 
Up to 4 
People 

Up to 6 
People 

Up to 8 
People 

1 Month 
R5 000 to R5 

500 
R7 000 to R7 

500 
R10 000 to 

R12 500 
R11 000 to 

R13 000 
R25 000 to 

R30 000 

 

Table 4.4: Virtual and Lounge Space Pricing in a Coworking Space 

Period Virtual Offices Lounges 

1 Month R500 to R750 R500 to R750 

 

Table 4.5: Private Office Space Pricing in a Coworking Space 

Period 4 people 8 People 16 People 

Per Hour R250 to R300 R300 to R400 R400 to R600 

 

Given the preceding, office space as an opportunity area could be considered as 

a hybrid working solution that gravitates toward coworking space solutions. The 

solution can integrate as a multifunctional mechanism within a mixed-use 

building environment that encourages a hybrid lifestyle and working 

environment. 
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4.5 SHORT-STAY OPPORTUNITY HIGH-LEVEL OVERVIEW 

Considering the socio-economic, economic, and locational attributes that define 

the proposed project’s local market area, a location analysis of the subject 

property reveals that the property is well positioned in terms of key location 

attributes necessary to support a short-stay development.  

Diagram 4.4: Location Assessment Score – Short-Stay Real Estate 
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Short-stay accommodation real estate development opportunities associated 

with the proposed development location could include: 

• Short-stay accommodation that targets short- and medium-stay 

opportunities 

Since 2021 and subsequent lockdown and international travel restrictions the 

South African tourist market has steadily been improving and the Western Cape, 

and more specifically Cape Town, has seen significant recovery in international 

tourists. International and domestic tourism related travel improvement has also 

been spurred by a recovery in the Meetings, Incentives, Conferencing and 

Exhibitions (MICE) industry which has seen a steady improvement in the number 

of events hosted within Cape Town. 

Even though tourist activity is improving, the local hospitality market within which 

the proposed development is situated is highly competitive with an array of short-

stay accommodation typologies present within the Inner City and its surrounds. 

Recent trends suggest that short-stay accommodation focuses on the 

accommodation industry’s shift toward the availability of AirBnB accommodation. 

The accommodation offers furnished apartments at competitive prices not 

necessarily within a hotel or guesthouse. These AirBnB providers are able to 

pivot to the furnished apartment rental space in periods where demand from 

tourists is lacking. 

Figure 4.12: Number of Hotels per Grading (2022) 

 
Source: DEMACON ex Cape Town CCID, 2023 

Figure 4.13: Occupancy Rates in the City of Cape Town 

 
Source: DEMACON ex Cape Town CCID, 2023 

Figure 4.14: Average Hotel Room Rate Compared to Revenue per Available Room 
in the City of Cape Town (2016 to 2021) 
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Source: DEMACON ex Cape Town CCID, 2023 

Map 4.9: Distribution of Short-Stay Accommodation within a 2 km Radius of the 
Proposed Development 

 

Considering the preceding, apartment hotels are a feature that has gained 

momentum nationally and specifically within the CBD. Apartment hotels offer 

furnished apartment accommodation on a short- to medium-term arrange and 

offers residents access to hotel services, amenities, and functions. Apartment 

hotels have also started to include many business functions such as coworking 

space, conferencing, and entertainment areas. 

Given the preceding, the proposed project could consider the application of an 

apartment hotel style delivery vehicle that can be pivoted based on the state and 

demand for short-stay accommodation in the local market area. 
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5 CONCLUSIONS AND HIGH-LEVEL OPPORTUNITY SCAN

5.1 INTRODUCTION 

Chapter 5 of this report provides a concise overview of the results of the high-

level opportunity scan for the proposed development. 

5.2 HIGH-LEVEL OPPORTUNITY SCAN OUTCOMES 

Considering the preceding initial and preliminary analyses, the following high-

level opportunity scan outcomes have been identified: 

 

Residential real estate in the form of apartments and/or flats at various 
configurations (inclusive of micro-units) could be considered for the proposed 
development opportunity. The units could focus on the bonded and rental 
market given that both property functions remain very active in the local 
market. 

 

Initial indications suggest street-level and fronted retail targeting convenience, 
entertainment (e.g., restaurants) and lifestyle retail opportunities. 

 

Office space as an opportunity could be considered. Hybrid working solution 
that gravitate toward coworking spaces could be considered, including hybrid 
working solutions that gravitate towards coworking spaces. The solution could 
be integrated as a multifunctional mechanism within a mixed-use building 
environment that encourages a live, work, play scenario. 

 

The proposed project could consider the incorporation of an apartment hotel 
style development that could be pivoted between medium- to long-term rental 
apartments and short- to medium-term tourist orientated accommodation, 
based on the demand for short-stay accommodation in the local market area. 

 

Initial investigations suggest that a medium- to high-rise development could be 

developed that incorporates a combination of residential and retail spaces. The 

residential component could cater to a range of market segments by providing a 

mix of typologies (i.e., 1-bedroom, 2-bedroom and 3-bedroom apartments). The 

current trend in the Cape Town CBD is to provide furnished apartments which 

as an opportunity could allow for the establishment of an apartment hotel 

development. Retail space could occupy the ground floor and street front 

component of the building whilst services, amenities and coworking spaces could 

be provided on the second and third floors of the building. The remaining floors 

could be allocated to residential typologies with premium products found at the 

top of the building and products targeting middle and affordable price ranges in 

the remainder of the building. 

It is, however, important to note that incorporating office, coworking and/or 

entertainment spaces with residential and retail components would require 

careful planning. The configuration of the building would need to take note of the 

varying access requirements that residents of the building have, compared to 

retail, office and entertainment uses. 

Other large single use consideration could include a college campus (i.e., tertiary 

education), student accommodation or a healthcare facility (i.e., a private 

hospital). These uses might, in future, impose additional onerous requirements 

(e.g., a healthcare license or registration with the department of higher 

education). These uses will be analysed in the final version of the report. 

5.3 HIGH-LEVEL PERSPECTIVE ON DEMAND 

The following table provides an initial and high-level perspective on the demand 

for different land uses within the primary market area of the proposed 

development. It should be noted that these demand indicators provide an initial 

overview and will need to be refined once full quantified demand analysis has 

been completed (will be done in future iterations of this analysis). 

Table 5.1: High-Level Demand Indicator per Land Use Type 

Land Use/Development Type Initial Demand Indicator 

Residential Land Uses  

• Social Housing Moderate to High 

• Affordable Bonded and Rental High 

• High-End Residential Moderate 

• Student Accommodation (Private Higher 
Education Orientated) 

Moderate to High 

Convenience Retail (Street Level and Fronted) Moderate to High 

Commercial Offices and Coworking Moderate 

Short-Stay Accommodation Moderate 
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5.4 HIGH-LEVEL CONFIGURATION CONSIDERATIONS 

Based on the above-mentioned results of the initial opportunity scan and high-level overview of demand per land use typology, a preliminary view regarding configuration 

considerations can be provided. The following provides a high-level view of configuration opportunities and have yet to be fully quantified and modelled. The full and 

detailed Market Assessment Report (in process) will highlight the quantifiable demand present in the primary market area and based on detailed market research, offer 

design considerations and land use mixes. 

5.4.1 MIXED-USE HIGH-RISE DEVELOPMENT OPPORTUNITY 

As previously indicated the proposed development could offer a mixed-use development opportunity within the local market. The mixed-use opportunity could consist of 

a combination of affordable and high-end residential opportunities, supported by retail and commercial offices. The mix of residential units will be dependent on whether 

the proposed development solely targets the affordable market, consists of a combination of affordable and high-end units, or exclusively targets the high-end market. 

Therefore, the mix of units is not provided, but an indication of the size considerations that could be considered is outlined. 

Table 5.2: Preliminary Mixed-Use Configuration Considerations 

Land Use Type Typology Size Consideration Parking Consideration Configuration Consideration 

Residential (Affordable 
Market) 

Studio 20m² to 30m² 0.75 Bays /Unit Floors 1 and Up 

One-Bed 30m² to 40m² 0.75 Bays /Unit Floors 1 and Up 

Two-Bed 40m² to 50m² 1.0 Bays /Unit Floors 1 and Up 

Residential (Middle- to 
High-End Market) 

Studio 20m² to 50m² 0.75 Bays /Unit Floors 1 and Up 

One-Bed 30m² to 60m² 1.0 Bays /Unit Floors 1 and Up 

Two-Bed 45m² to 70m² 1.5 Bays /Unit Floors 1 and Up 

Retail Convenience, Restaurants and Services TBC 4 to 6 Bays / 100m² Street Level and Fronted 

Offices Commercial Offices and Coworking TBC 4 Bays / 100 m² Ground or First Floor 

Parking Basement and Ground Floor    

 

Considering the preceding, parking should be managed based on resident needs and can be used as a revenue generating mechanism. 

5.4.2 STUDENT ACCOMMODATION DEVELOPMENT OPPORTUNITY 

The opportunity scan identifies that student accommodation could be a single 

use typology for the proposed development. In other words, the proposed 

development could primarily cater to the private higher education student market 

present in the immediate market area. In the event of a single use student 

accommodation configuration, the following design considerations informed by 

the Minimum Norms and Standards for Student Accommodation at Public 

Universities should be borne in mind: 

Design of Residences 

The following minimum design standards are applicable:  

• Single rooms should be no smaller than 8m/9m², and double rooms 

should be no smaller than 14m².  

• Rooms should be furnished and fitted as per the specifications detailed 

in the Minimum Standards for Student Housing room specification 

manual.  
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• Dormitory/hall type residence buildings should not exceed the following 

ablution facilities ratios:  

o Wash basins – 1 per 4 student residents.  

o Shower cubicles – 1 per 7 student residents.  

o Lavatories – 1 per 5 student residents.  

• Shower and lavatory cubicles shall be designed in such a way that 

individual privacy is provided (i.e., no communal showers or toilets).  

Social Spaces 

The following minimum social spaces should be provided:  

• Large common/meeting room – 1m² per student resident.  

• Smaller TV/meeting room – 0.5m² per student resident. 

• Cooking inside student rooms shall not be permitted.  

• Suitable food storage, preparation and kitchen space shall be provided, 

which shall be equipped in the following ratios which may not be 

exceeded:  

o Stove – 1 per 6 student residents.  

o Cold storage – 0.75m² lockable storage space per student.  

o Sink – 1 per 15 student residents. 

• Lockable cupboards – 1 per student resident.  

• Microwave oven – 1 per 15 student residents.  

• Countertop space – sufficient for 15 students’ simultaneous usage.  

• Wireless and/or fibre optic cable internet access is required in all student 

rooms and social spaces 

Other Amenities and Services Include: 

The following amenities are typically provided by student residences: 

• Laundry services 

• Entertainment areas 

• Study room 

• Convenience retail 

• Free uncapped Wi-Fi 

• DStv 

• Bus/shuttle services 

• 24-hour security 

• Biometric access control 

Parking could be provided at a premium. 

5.4.3 SHORT-STAY ACCOMMODATION DEVELOPMENT OPPORTUNITY 

The opportunity scan identifies that short-stay accommodation could be a single 

use typology for the proposed development. Short-stay accommodation could 

consist of a hotel or apartment hotel facility that can pivot between short- to 

medium-stay and medium-to long-stay accommodation. 

High-level design considerations include: 

Table 5.3: Preliminary Short-Stay Accommodation Configuration Considerations 

Room Type Size Considerations 

Hotel Configuration  

• Standard Room 28 m² to 30 m² 

• Executive Room 30 m² to 40 m² 

  

Apartment Hotel Configuration  

• Studio Apartment 50 m² to 60 m² 

• 1-Bedroom Apartment 60 m² to 70 m² 

• 2-Bedroom Apartment 100 m² to 110 m² 

 

A single use short-stay accommodation development could also include a 

restaurant and conferencing facilities. Parking could be provided at 50 bays per 

200 keys. 
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1 Introduction 

The Western Cape Government: Department of Infrastructure has appointed a professional 

team for the enablement of Erven 734-RE and 738-RE, Cape Town and a portion of 

Buitengracht, Riebeek and Somerset Street Road Reserve, namely Erven 735, 737, 739, 9564, 

and 9565. The site forms part of the Prestwich Precinct, located within the De Waterkant area 

of Cape Town. The erven currently function as the WCG Provincial Pavement Testing 

Laboratory (“Soils Lab”) and road reserve area in the Prestwich Precinct (refer to Figure 1), a 

precinct which plays an important gateway role and contributes to the making of the 

Somerset Road corridor. 

 

The locality of the properties, by their very nature, makes them important gateway sites from 

a public role perspective and therefore there must be an intrinsic consideration in the 

approach to the formulation of the proposed Development Plan Options that will form the 

basis of various land use applications to facilitate the site’s enablement. 

 

The Prestwich Precinct is located below De Waterkant and well located in relation to the 

Cape Town CBD, the V & A Waterfront, and Foreshore area. The precinct is bounded by 

Napier Street in the north, Hospital Street to the east, Somerset Road to the west, and 

Buitengracht Street in the south. The site is earmarked for densification through mixed use 

development. It also has accessible transport options for improved access to economic 

opportunities. The site is in an area that is generally well provided for in terms of services, 

facilities, and amenities and the living environments are of a relatively high standard.  

 

Infinity Environmental was appointed as part of the professional team to undertake and 

facilitate the environmental and stakeholder processes relevant to the land use process to 

enable the development of the site. This environmental screening report is prepared in 

support of a contextual analysis study and is intended to ensure that development plans 

take into account any environmental sensitivities in the area, as well as to identify any 

required statutory approvals and authorisations in terms of environmental and related 

legislation.  
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2 Site description 

2.1 Location 

The proposed project area is shown in Figure 1 below and includes the wider region of the 

City of Cape Town. The site falls within ward 115 of Sub-council 16 of the City of Cape Town. 

The site comprises of Erven 734-RE and 738-RE, Cape Town and a portion of Buitengracht, 

Riebeek, and Somerset Street Road Reserve namely Erven 735, 737, 739, 9564 and 9565. The 

Provincial Pavement Testing Laboratory (PPTL), or Soils Lab, is located in Erven 734-RE and 

738-RE. The total area of the site is approximately 5 496 m².  

 

 

Figure 1: Locality Prestwich Precinct and PPTL Site 
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2.2 Biophysical Environment 

2.2.1 Climate and Topography  

The site is located in Cape Town’s CBD, in the Western Cape Province of South Africa. This 

area is characterised by a Mediterranean climate, with warm dry summers and cool wet 

winters. In summer, temperatures are not excessively high because of the influence of the 

ocean, although sometimes a hot and dry wind blows from the mountains. A strong south 

easterly wind often blows in summer. In Cape Town, precipitation amounts to 505 millimetres 

per year. It ranges from 8 mm in the driest month (February) to 85 mm in the wettest months 

(May, July). Average climatic data for the past 30 years is shown in the chart below (Figure 

2). 

 

The site is flat and located at approximately 40m above sea level. The topography of the site 

decreases by 5m to the western side of the site.  

 

 

Figure 2: City of Cape Town Climatic Characteristics: Source (SA Atlas of Climatology and 

Agrohydrology). 
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2.2.2 Terrestrial Biodiversity  

According to the City of Cape Town’s Biodiversity Network (2018), the site is not located 

within a Critical Biodiversity Area (CBA) or any Ecological Support Area (ESA).  The closest 

CBA is approximately 300m north of the site area, as shown in Figure 3 below. The site and 

the surrounding areas would have historically supported Peninsula Shale Renosterveld as an 

indigenous vegetation type; however, this was all lost due to extensive transformation as a 

result of urban development and now none remains. The site area is largely developed with 

planted trees and grassy patches. The precinct is located within an ‘urban area’ as defined 

in the EIA Regulations. 

 

 

Figure 3: Biodiversity Network 

Due to the transformed nature of the site, as well as its lack of environmental sensitivities, no 

specialist botanical inputs are required. The site is not located within a CBA or an ESA and 

there are no remnants of the indigenous vegetation type.   
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2.2.3 Aquatic Features 

No watercourses occur on and near Erf 734-RE and 738-RE. In the northern region of De 

Waterkant, there is an open watercourse and stormwater body (Figure 4) . The site falls within 

the Berg Water Management Area. The site is located within a strategic water source area 

due to Table Mountain – which results in large volumes of runoff in the lower regions of the 

area.  

 

Figure 4: Soils Lab aquatic features 

Due to the lack of aquatic sensitivities on the site, no specialist aquatic inputs are required. 

The site has been largely transformed and does not support any visible aquatic habitats.  

2.3 Socio-economic Context 

The site area falls within ward 115 (Figure 5). There is an equal distribution of males as there 

are to females (Stats SA, 2011). 49.3% of the residents are employed and 63.4% completed 

Grade 9 or higher and 53.7% completed Matric or higher (Stats SA, 2011).  
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Figure 5: Ward 115 is characterised by Black, White, Coloured, Indian/Asian, and Other. 

3 Environmental Legislation  

3.1 National Environmental Management Act (NEMA) (107 of 

1998) 

The National Environmental Management Act, 1998 (NEMA) requires that certain activities 

deemed likely to have negative impacts on the environment must be authorised before they 

may commence. 

 

Further, Section 28 of NEMA stipulates that a duty of care of environmental damage applies, 

where landowners and developers are obligated to take “reasonable measures to prevent 

such pollution or degradation from occurring, continuing, or recurring.” This duty needs to be 

taken into account when undergoing development on the site.  

 

Considering the assessment of the biophysical conclusions of the site, as well as the fact that 

there is no presence of environmentally sensitive features, it appears that the proposed re-

development of the site does not require an environmental authorisation in terms of NEMA. It 

is not anticipated that any listed activities in terms of the listing notices GNR 324, 325, 327 of 

2017 and the EIA Regulations of 2017 (GN 326 of 2017) will be triggered by the proposed 
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34%
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25%
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development of the site. However, a final review of the concept designs / plans will need to 

be undertaken when available and consolidated in an Environmental Checklist.   

 

3.2 National Water Act (NWA) (36 of 1998) 

The National Water allows water from a water resource to be used for reasonable domestic 

use, domestic gardening, animal watering, firefighting, and recreational purposes without 

the requirement of any authorisations.  

 

Water use for other purposes is required to be licensed. The proposed development does not 

trigger Section 21 of the National Water Act which notes the various water uses that can be 

applied for.  

3.3 National Heritage Resource Act (NHRA) (25 of 1999) 

The National Heritage Resources Act (25 of 1999) regulates the protection and management 

of heritage resources. Heritage Western Cape is the provincial authority responsible for its 

implementation, while the South African Heritage Resources Authority is responsible for 

national heritage sites. 

 

The heritage considerations are understood to be managed by the appointed Heritage 

Practitioner and will not form part of the environmental brief. 

4 Way Forward 

The environmental baseline findings, together with the draft conceptual designs / plans, 

once formulated, will be further reviewed by the Environmental Assessment Practitioner, to 

consolidate and document the findings in an Applicability Checklist for submission to the 

environmental authorities. A requirement of the Checklist is that a Screening Tool Report shall 

be generated to accompany the applicability checklist. 

 

Furthermore, it is understood that heritage considerations are to be managed by the 

appointed Heritage Practitioner and will not form part of the environmental brief. However, 

information related to the heritage process and requirements will be included in the 

Applicability Checklist to be submitted to the environmental authorities.  

 

No specialist botanical and aquatic inputs are required to inform the proposals for the 

subject site.  
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5 Reference 

Statistics South Africa (2011) South African Population Census 2011. Indicators derived from 

the full population Census https://wazimap.co.za/profiles/ward-19100115-city-of-cape-town-

ward-115-19100115/.  

 

 

 

https://wazimap.co.za/profiles/ward-19100115-city-of-cape-town-ward-115-19100115/
https://wazimap.co.za/profiles/ward-19100115-city-of-cape-town-ward-115-19100115/
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Existing Trees: North-West corner 

General Comments:  

Site Observations based on site visits on 28 March 2023 and 04 April 2023 

 

Table 1: North-West corner detailed tree survey 

Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

N/A Ricinus communis

 

Castor oil 

plant 

Approx 

5m 

Self-seeded.  Low. Category 

2 invasive.  

Removal  

recommended 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

TR60-7 Harpephyllum caffrum 

 

Wild Plum Approx 

12m 

Average.  

Showing 

signs of 

stress as well 

as die-back 

and re-

sprouting 

Medium. Could 

be incorporated 

into a forecourt, 

or be removed 

and replaced 

with an alter-

nate species 

better suited to 

the site.  

TR30-5 Harpephyllum caffrum 

 

Wild Plum Approx 

7m 

Poor to av-

erage. 

Showing 

signs of 

stress. Some 

die-back 

and re-

sprouting 

Low. Poorly 

formed canopy 

and skew trunk. 

Less than 20 

years old.  

Removal  

recommended. 

TR80-10 Acer negunda 

 

Box elder Approx 

12m 

Poor. Exten-

sive die-

back evi-

dent. Visible 

borer holes. 

Investigate 

for PHSB. 

Low. Removal 

recommended.  
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Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

TR80-7 Taxodium distichum  

 

Bald Cy-

press 

Approx 

16m 

Good. Ma-

ture, single 

stem. Some 

dying 

branches.  

Medium. Good 

size. Likely older 

than 40 years. 

Retain where  

possible.   

TR70-6 Araucaria heterophylla 

 

Norfolk 

Insland 

Pine 

Approx 

20m  

Average. 

Leaning at 

angle. Ex-

cessive sap 

present on 

trunk. Bark is 

peeling. In-

vestigate 

for PHSB.  

Medium. Visible 

from entrance 

to De Water-

kant. Good size. 

Likely older than 

40 years. Retain 

where possible.  

TR50-7 Ficus carica 

 

Common 

Fig 

Approx 

5m 

Good.  Low. Likely self-

seeded. Not 

providing any 

positive spatial 

qualities other 

than screening 

of boundary 

wall. Removal  

recommended. 
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Existing Trees: Entrance Road 

General comments: Planting within the last +/- 30 years. An attractive row of carobs trees is 

mixed with other species.  

 

 

 

 

 

 

 

 

 

 

  

 

 

Table 2: Entrance Road detailed tree survey 

Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

TR30-4 

 

 

Eriobotrya japonica 

 

Loquat 5m Good.  Low. Removal 

recommended. 

 



 PPTL: Detailed Tree Survey (May 2023)  6 

Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

TR15-1 

 

 

Celtis sinensis 

 

White  

stinkwood 

2.5m Poor. 

Swamped by  

bougainvillea.  

Stunted can-

opy growth. 

Low. Removal 

recommended.  

TR40-4 

 

 

Bougainvillea spectabilis 

 

Bougainvillea 6m Good.  Low. Remove or 

retain and 

prune into 

shape.  

TR10-1 

 

 

 

Celtis sinensis 

 

White  

stinkwood 

2.5m Poor. Bent 

trunk.  Stunted 

canopy 

growth.  

Low. Removal 

recommended. 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

BANTR 

140 

 

 

 

Strelizia nicolai 

 

Wild  

banana 

6m Poor  

condition.  

Low. Not  

contributing 

positively to 

the row of 

trees. Removal  

recommended 

N/A 

 

 

 

Morus alba 

 

Mulberry 0,5m Poor.  

Previously 

felled tree. 

Stump is 

currently  

resprouting.  

Low. Removal 

recommended 

TR20-4 

 

 

 

Bougainvillea spectabilis 

 

Bougainvillea 1.5m Poor.  Low. Removal 

recommended 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

TR30-5 

 

 

 

Species Unknown 

 

Unknown 8m Good.  Medium.  

Canopy  

contributes to 

row of well-

formed trees. 

Retain where 

possible.  

TR60-6 

 

 

 

Ceratonia siliqua 

 

Carob  6m Good. 

Multi-

stemmed.  

Medium.  

Canopy  

contributes to 

row of well-

formed trees. 

Retain where 

possible. 

TR30-4 Bougainvillea spectabilis 

 

Bougainvillea 3m Good.  Low. Remove or 

retain and 

prune into 

shape.  

TR20-1 Species Unknown 

 

Unknown 2m Poor. Low. Removal 

recommended.  
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Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

TR30-5 Species Unknown 

 

Unknown 6m Good. Medium.  

Canopy  

contributes to 

row of well-

formed trees. 

Retain where 

possible. 

TR10-1 Celtis sinensis 

 

White  

stinkwood 

1m Poor. Low. Remove 

TR60-6 Ceratonia siliqua 

 

Carob  6m Good. Medium.  

Canopy  

contributes to 

row of well-

formed trees. 

Retain where 

possible. 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition Significance 

PALM70 Washingtonia robusta 

 

Mexican 

palm fan 

10m Good  

condition. 

Likely  

self-seeded.  

Low. Removal 

recommended 

TR60-5 Persea americana 

 

Avocado 9m Average.  Low. Can be 

kept or re-

moved.  

TR40-3 Ficus carica 

 

Common 

Fig 

3m Good. 

Multi-stem.  

Low. Likely  

self-seeded. 

Removal  

recommended 
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Existing Trees: Courtyard 

General comments: The large London Plane tree is a prominent feature and should be 

protected.  

 

Table 3: Courtyard Detailed Tree Survey 

Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR60-4 

&  

TR20-3 

Bougainvillea 

 

Bougainvil-

lea 

6m Average.  Low. Remove or 

retain and prune 

into shape.  
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Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR40-4 Ceratonia siliqua 

 

Carob  4m Poor. Stunted 

growth & 

leaning over.  

Medium.  

Balances the 

canopy of the 

adjacent tree. 

Retain where  

possible. 

TR100-5 Ceratonia siliqua 

 

Carob  6m Good. Medium. Provides 

positive shade 

and visual  

amenity. Retain 

where possible. 

PALM Washingtonia robusta 

 

Mexican 

palm fan 

9m Good. Low. Removal 

recommended. 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR40-2 Cupressus sempervirens 

‘stricta’ 

 

Italian Cy-

press 

8m Poor. Exhibit-

ing significant 

die-back.  

Low. Will not  

re-sprout where 

die-back is  

present. Removal 

recommended. 

TR40-7 Species Unknown 

 

Unknown 8m Good. 

Healthy can-

opy.  

Medium. Close 

proximity to  

existing building. 

Could be  

removed or kept. 

TR60-6 Metrocideros excelsa 

 

New Zea-

land 

Christmas 

Tree 

10m Poor. No 

leaves visible.   

Low. Removal 

recommended. 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

PALM Washigntonia robusta 

 

Mexican 

palm fan 

3m Good.  Low. Likely self-

seeded. Removal 

recommended 

TR10-2 Citharexylum spinosum 

 

Fiddlewood 4m Average. Low. Does not 

contribute  

significantly to the 

space. Could be 

removed or kept.  

TR10-2 Citharexylum spinosum 

 

Fiddlewood 5m Average. Low. Does not 

contribute  

significantly to the 

space. Could be 

removed or kept. 

  



 PPTL: Detailed Tree Survey (May 2023)  15 

Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR1.7-13 Platanus x acerifolia 

 

London 

Plane 

>20

m 

Good. 

Swamped by 

ivy which 

needs to be 

removed.  

High. Mature tree 

with positive 

place-making 

qualities. Retain 

tree and retain 

existing concrete 

wall to avoid 

changing soil 

level at base or 

disturbing roots. 

 

Existing Trees: South block 29 

General comments: The eldest of these trees (marked 4 below) is visible on the 1928 Aerial 

survey and survived the re-alignment of Somerset Rd.  

 

 

 



 PPTL: Detailed Tree Survey (May 2023)  16 

Table 4: South Block 29 detailed tree survey 

Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR1.5-11 Schinus molle 

 

Peruvian 

pepper 

Approx 

15m 

Healthy 

specimen in 

good con-

dition 

Medium. Good 

specimen. Retain 

where possible. 

TR60-8 Schinus molle 

 

Peruvian 

pepper 

Approx 

7m 

Good. Sin-

gle 

stemmed.  

Medium. Good 

specimen. Retain 

where possible. 

TR1.0-12 Ficus sp.  

 

Wild fig 20m Good. Ma-

ture tree 

with large 

canopy. Re-

cent dam-

age to roots 

caused by 

road con-

struction.  

Medium. Approx 

40 years old. 

Good specimen. 

Retain where  

possible. 

TR1.0-9 Schinus molle 

 

Peruvian 

pepper 

Approx 

12m 

Good. Tree 

surgery re-

quired for 

some 

branches.  

High. Visible on 

the 1928 aerial 

survey. Retain. 

Worthwhile  

protecting. 
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Existing Trees: Buitengracht Road reserve 

General comments: According to aerial photos, a large number of these trees were planted 

between 1980 and 1984 during the widening of Buitengracht Street, making the average 

age approximately 40 years. The extended avenue of trees along Buitengracht Street forms 

an important green corridor and the first row of trees within the Buitengracht road reserve 

should be protected.    

 

Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR40-6 Ficus sp.  

 

Wild fig 9m Good Medium. Retain 

where possible 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR40-6 Ficus sp.  

 

Wild fig 7m Good. Medium. Retain 

where possible 

TR40-6 Ficus sp. 

 

Wild fig 11m Good. Medium. Retain 

where possible 

TR60-8 Ficus sp. 

 

Wild fig 10m Good.  Medium. Retain 

where possible 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR40-5 Ficus sp. 

 

Wild fig 9m Good.  High. Forms part 

of green corridor 

along  

Buitengracht.  

Retain where pos-

sible or replace 

with double row 

row of same  

species trees.  

TR40-5 Platanus acerifolia 

 

London 

Plane 

8m Average. High. Forms part 

of green corridor 

along  

Buitengracht.  

Retain where pos-

sible or replace 

with double row 

row of same  

species trees. 

TR30-4 Ficus sp.  

 

Wild fig 7m Good.  High. Forms part 

of green corridor 

along  

Buitengracht.  

Retain where pos-

sible or replace 

with double row 

row of same  

species trees. 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR30-4 Platanus acerifolia 

 

London 

Plane 

9m Average. High. Forms part 

of green corridor 

along  

Buitengracht.  

Retain where pos-

sible or replace 

with double row 

row of same  

species trees. 

TR40-5 Ficus sp.  

 

Wild Fig 15m Good.  High. Forms part 

of green corridor 

along  

Buitengracht.  

Retain where pos-

sible or replace 

with double row 

row of same  

species trees. 

TR50-6 Platanus acerifolia 

 

London 

Plane 

10m Good.  High. Forms part 

of green corridor 

along  

Buitengracht.  

Retain where pos-

sible or replace 

with double row 

row of same  

species trees. 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR40-5 Ficus sp.  

 

Wild Fig 12m Good.  

Well-formed  

canopy. 

Medium. Retain 

where possible 

TR50-8 Ficus sp.  

 

Wild fig 12m Good.  

Well-formed  

canopy.  

Medium. Retain 

where possible 

TR60-6 Schinus molle 

 

Peruvian 

pepper 

10m Good.  Medium. Retain 

where possible 
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Survey 

Ref. 

Identification Common 

Name 

Size Condition. Significance 

TR60-5 Schinus molle 

 

Peruvian 

pepper 

9m Average. Low. Remove or 

retain.  

TR80-6 Shinus molle 

 
 

Peruvian 

pepper 

 

12m Good.  Medium. Retain 

where possible 

TR30-4 Platanus acerifolia 

 

London 

Plane 

15m Average. Medium. Retain 

where possible 
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1. BUILDING MORPHOLOGY: SITE ANALYSIS

Figure 1: This study focusses on the demarcation, 
development and use of portions of land identified as 
erwen 734, 735, 738-RE, 9565 (part of the potential 
development area) and adjoining erven 739, 737, 9563 
and 9564.  

Three of these make up the 1755 land grant to the 
Dutch Reform Church (DRC) for a new cemetery. This 
was to accommodate the increased needs resulting 
from growth of the colony and the impact of smallpox 

outbreaks (1751, 1755 and 1767). It was located 
adjacent to the Company military cemetery established 
in 1720 on the western/outer edge of the settlement 
beyond the Buitengraght. 

Figure 2: Graphic representations of the Cape from 
1760s-1800 show the two matched, walled graveyards. 
The study site is shown with structures, possibly charnel 
houses (Berman 2011: 45) in the north-east corners, and 
a central pedimented entrance on the south west side. 

Figure 3: Additional land grants to the DRC in 1801 
and 1802 extended the cemetery to the edge of the 
Buitengraght. Urban development westwards was 
driven by factors including increased immigration 
following British takeover (1806),  and emancipation of 
enslaved people (1834-1838). Early to mid 19th century 
new development such as the neighbouring St Andrews 
church (1838), dwellings and warehousing surrounded 
the cemeteries. The extended, walled DRC cemetery is 
shown in 1878 with established paths and tree planting, 
probably cypress, as traditionally used in European 
graveyards. Red dash line marks the original grant.

Figure 1.  Reference: 1762 Johannes Rach; 1777 
Schumacher.

Figure 2.  Top: 1762 Johannes Rach (Atlas van Stolk, 
Rotterdam). Below: 1777 Schumacher, “Goode Hoop van 
Oosten te sien No2”  (Brommer, Grote atlas VOC).

Figure 3.  Reference: 1801 SG 50/1801; 1802 SG 
80/1802 ;1878 Wilson  (CoCT Historical Maps Collection)
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Figure 4: In 1886 the burial grounds were closed and 
are identified on the Thom survey (c1995) as “disused 
burial grounds”. In 1883 the Salvation Army arrived in 
Cape Town and in 1886 established its Metropole in a 
re-purposed store room and garage on erf 735. 

Figure 5:  The 1906 Disused Cemeteries Act allowed 
for disused burial grounds to be developed for use as 
churches, schools and public parks only, or otherwise to 
be appropriated for municipal use. 

In 1907 the DRC Church submitted plans for the 

erection of a new church on their disused land. In 
response, the City opened negotiations with the DR 
Church authorities for the transfer to Council of DRC 
land adjacent to Buitengraght Street to allow for the 
widening of the road to 40’. 

Figure 6: Council paid for the removal of existing 
burials to Maitland Cemetery and proposed a new iron 
boundary fence, and later proposed erecting a wall 
incorporating remaining grave stones, this was vetoed 
by the church. Instead a brick wall was built on the new 
boundary (KAB 3/CT Vol 4/1/1/28, Ref A267/1). 

The new church building was completed in 1908.

In terms of Ordinance 23 of 1920, the Municipality 
bought the remaining DRC cemetery land, with the DRC 
permitted to lease the church for a period. This became 
subject to further negotiations resolved after 1928. The 
land was exhumed in preparation for new uses (KAB 
PAS Vol 2/1064 Ref L18/1/132). During exhumation, a 
portion of the original stone walling on Chiappini Street 
collapsed and was in part replaced with an iron gate 
(KAB 3/CT Vol 4/2/1/3/63 Ref B3411). 

Figure 5.  Reference: 1907 proposed plans for 
excised land and new church (KAB 3/CT Vol. 4/2/1/1/28, Ref 
A267)

Figure 4.  Reference: 1892-1900 Thom  (CoCT 
Historical Maps Collection)

Figure 6.  Reference: 1912 Thom revised, with outline 
area of wall collapse (CoCT Historical Maps Collection)
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Figure 7.  Date not known: DRC cemetery with walling, cypress trees and vaults on  the inner north 
boundary (Source not known).

Figure 8.  1900 Disused DRC cemetery with walling, cypress trees and vaults on  the inner 
north boundary. The land surface within the walled area is raised.

Figure 9.  c1910: Disused DRC cemetery new DRC church.

Figure 10. Example of built fabric: Archive note says Masonic tomb in DRC 
Somerset Road cemetery  (KAB E3931)

Figure 11. Example of built fabric: Tomb of LM Thibault, according to archive 
note this is now located below Buitengraght Street pavement. (KAB E3939).
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Figure 12: In 1921 plans were drawn for the 
development of a Provincial Building, “Chronic Sick 
Home and Stores” by Public Works architect JS Cleland 
(see section 2 for building analysis). While not explicitly 
stated, it can be assumed that this was to support the, 
by now unfit, Old Somerset Hospital on the diagonal 
neighbouring block. Built in 1818, it was declared 
unsuitable as early as 1839 and replaced by the New 
Somerset Hospital. It remained open to the chronically 
sick and indigent until the Conradie Hospital was built to 
replace it 1930, 1935 and 1938. It would appear that the 
new study site structure on the old cemetery was built 
as a stop-gap to take up the slack during the 20 plus 

year process of negotiation for suitable land and the 
finances required for the replacement hospital. In 1924 
the Salvation Army building is identified as Labourer’s 
Barracks. 

Figure 13: In 1933 plans were approved for a wood 
and iron barracks as temporary quarters for the male 
staff of Cape Town Infirmary to be built on the study 
site (identified as “the grounds of the infirmary”) as a 
temporary measure during the construction of Conradie 
Hospital. The building (only acceptable if painted a 
suitable tint of cream) was sited  over an  “old stone wall” 
with iron gate which bisected the site. The wall does not  

align with early cemetery walling and is probably not 
remnant thereof. A tennis court is shown.

Figure 14: Undated pencil annotation on a copy of the 
1921 plan for the Provincial Building shows it proposed 
for use as Immigration Detention Barracks, with a 12’ 
high wall enclosing the open central U, which can be 
seen on the 1945 aerial (see section 2 for analysis). This 
may relate to a proposed Ebenezer Road Immigration 
Detention Depot (1931), and may have come into effect 
after the infirmary’s move to Conradie. By 1945 the site 
was cleared of all temporary hospital buildings. 

Figure 12. Reference: 1926 aerial image  (NGI 

06_0869); 1921 Plan; SG4806/1924
Figure 13. Reference: 1935 aerial image (CoCT Map 
Viewer); 1933 Plan for proposed wood and iron building (XXX)

Figure 14. Reference: 1945 aerial image (NGI 
203A_06_00508); Undated plan
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Figure 15: From 1947 to 1948 plans were drawn for the 
conversion of the 1921 U-shaped building, then possibly 
in used as an immigration detention barracks, to serve 
as the Provincial Roads Pavement Test Laboratory. 
This required alterations to the internal spaces, and the 
addition of separate “storage and quartering rooms” 
and open garaging (see section 2 for building analysis).

In 1951/1952 minor alterations and additions were 
made to the U-shaped building. Several prefabricated 

storage buildings - steel asbestos and wood and iron 
- watchmen’s kiosks and ablution blocks were added 
to  the site and a new brick boundary replaced the 
original cemetery wall along a portion of Somerset 
Road. The eastern portion of the ground was leased 
to Austin & Aldridge (general building suppliers) access 
off Somerset Road and to Robb Motors, which had 
its showroom on the corner of Somerset Road and 
Builtengraght. 

At some point c1950 two structures (function has not 
been identified) were added to the church property, 
while the trees directly behind the church became more 
prominent. 

Figure 16 and 17: A 1965 site plan shows the future 
proposed re-routing of Somerset Road and widening 
of Buitengraght Street. The site was still receiving new 

temporary installations, with prefab structures identified 
as CAPAB stores. An undated plan shows those to be 
affected by the road changes. At this stage demolition 
was slated for the buildings (majority car sales 
showrooms) along Buitengraght  Street and the eastern 
portion of the study site serves as a carpark. 

The church and its ancillary buildings on erf 739 was 
demolished c1979/1980 to make way for the road, with  
a new brick structure (service building) aligned to it. 

Figure 16. Reference: 1974  Robb Motors building - 
demolition for road widening. (KAB CA839)

Figure 15. Reference: 1958  aerial image (CoCT Map 
Viewer); 1947-1948 plan for Proposed conversion; 1952 site 
plan  Roads Dept. Laboratories.

Figure 17. Reference: 1980  aerial image (CoCT Map 
Viewer); Undated site plans re-routing Somerset Road.
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Figure 18: From 1981 Somerset Road was rerouted 
and Buitengraght Street widened, with the “Salvation 
Army” building on erf 735 demolished, and prefab 
structures within the walled area removed. A new brick 
wall enclosed the much reduced site. The tree, located 
behind the church and first in evidence 1926 appears to 
remain in the south east corner of the site (circled pink). 
A small portion of the original stone cemetery wall on 

Chiappini Street remains (shown red). Blue dash outline 
marks remaining portions of erwen 735 and 9565, part 
of the development study site.

Figure 19: The two decades from 1980 brought little 
change to the site.

Figure 20: In 2007 the Prestwich Street Memorial, 

designed by architect Lucien Le Grange, was 
developed to (controversially) accommodate human 
remains discovered and disinterred during the 2003 
development of The Rockwell in Prestwich Street. 
It lies along the inner boundary of the original DRC 
cemetery ground, and incorporates the 1980s building 
on the original church site. It lies outside of the area for 
development.

Figure 20. Reference: 2007 aerial image (CoCT Map 
Viewer)

Figure 19. Reference: 1998 aerial image (CoCT Map 
Viewer)

Figure 18. Reference: 1984 aerial image  (CoCT Map 
Viewer)
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2. BUILDING MORPHOLOGY ANALYSIS

The Provincial Roads Pavement Testing Laboratory, also referred 
to as the Soil Laboratory is a  U-shaped building on erf 734. It 
was designed in 1921 by government architect JS Cleland for 
the Department of Public Works (DPW). It is identified on original 
plans as “Provincial Building Prestwich Street” and it appears that 
the intention was to create additional hospital wards and stores 
as adjunct to the Old Somerset Hospital, which occupied a city 
block diagonally neighbouring the site. It is identified as “proposed 
chronic sick home and stores” in an archive reference.1

The history of the Soil Laboratory is entwined with that of the “old” 
Somerset Hospital. Built in 1819 for enslaved and poor people, 
it was largely replaced in the 1860s by the “new” Somerset 
Hospital. It continued to function as a hospital for chronically sick 
and indigent people.2 From c1915-1920 it was renamed the Cape 
Town Infirmary. It seems that this identity extended to erf 734 and 
included the U-shaped building completed 1922-1923. 

Old Somerset Hospital building was demolished in 1938, once its 
direct replacement, the Conradie Hospital, was complete and able 
to accept patients relocated from both Cape Town Infirmary sites.

1 KAB 3/CT 4-2-1-3-87 B4661-1
2 De Villiers, Keyser, The Lost hospitals of the Cape, 1983.

Figure 21. 1921: Programme derived from JS Cleland plan (Scan 82)

Figure 22. 1921: Extract JS Cleland section of entrance on Chiappini Street (left) and east side elevation to 
show half basement (Scan 81)
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2.1 Building Description3

The U-shaped building (also described in some reports as E-shaped) is a masonry 
structure with pitched, hipped roof originally roofed with Marseilles tiles. The materiality 
and aesthetic of the building conforms to Arts & Crafts influenced government hospital 
buildings of the period. It has a partial cut basement running the length of the building 
on the north, Prestwich Street edge, which responds to the downward south-north 
slope. A veranda with sheet metal roof runs the length of the inner U-shape. Originally 
timber floored, this is now concrete. Walling is red brick with plaster detailing, timber 
vertical sash windows, timber doors with small pane fanlights. It has an arched 
brickwork main entrance off Chiappini Street, closest point to the location of the parent 
hospital. The main service entrance to the basement store rooms, off Prestwich Street, 
is now bricked closed. When built, the views from within the courtyard would have been 
dominated by Table Mountain.

A simple, clear plan, originally, the veranda walkway 
provided primary circulation, with internal connections 
to washrooms only. The small projecting block 
accommodated the supervising staff’s quarters

2.2 Building Morphology

At some point, date not specified, a copy of the original 
1921 Cleland building plans was heavily annotated in 
ink and pencil, with part of the drawing title “Provincial 
Building” Prestwich Street amended to “Immigration 
Detention Barracks” Prestwich Street. Proposed minor 
alterations include the attendants bedrooms, inserting 
dormitory partitions, and most notably, the addition of 
a 12’ high (3,65m) brick wall to enclose the entire open 
courtyard within the U-shape. Additionally, there are notes 
identifying the addition of a security grill at the entrance, 
and barbed wire along the eaves of the veranda.

While undated, these proposed alterations may coincide with the termination of the 

3 Information is derived from site inspection and examination of original building plans.

hospital use after the move to Conradie Hospital (early-mid 1930s) and the 1931 
discussions of a proposed construction of an Ebenezer Road Immigration Detention 
Depot.4 Furthermore, this corresponds with anti-semitic turbulence in Europe and an 
influx of Eastern European Jewish immigrants. The Quota Act introduced in 1930 
aimed to prohibit or limit their in-migration, while in 1937 the Anti- Aliens Act, which 
coincided with an escalation of violent anti-semitic activity in Germany, prohibited 
Western European Jewish immigrants from entry.5 Halkett notes that many European 
Jewish families began their South African life at this facility.

The wall can be seen on aerial images of 1945, so while the use as a detention 
barracks has not been confirmed in primary sources, it seems highly likely that the 
Soils Laboratory did serve as a detention centre for a period of about a decade from 
the mid-1930s. 

4 KAB 3/CT 4-2-1-3-473 B717
5 Petersen, Teaching Humanity: Placing the Cape Town Holocaust Centre in a Post-apartheid 
State, Phd Thesis, 2015

Figure 23. c1935 Derived from hand annotations on earlier plan (Scan 85)
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From 1947 to 1952 the building and its site underwent some 
significant changes to accommodate a change of use to 
Provincial Roads Pavement Testing Laboratory.

In 1947-1948 plans by Schuurmans Stekhoven, who frequently 
worked on PWD projects, propose alterations to what is 
described as the “upper floor “ of the Prestwich Street building 
to accommodate roads testing laboratories. This required 
interventions to allow specific activities, with brick and drywall 
partitions dividing the open dormitories and dining room, to 
create specialist laboratory spaces. In these new rooms, 
block flooring was covered or replaced by what is identified 
as “asphalt flooring”. The notes imply that the building was in 
a neglected state and refurbishment was undertaken. The tile 
roof remained unaltered.

Plans explored the addition of a “quartering and sample 
store”, and an open garage. In one version the store extended 
the eastern wing, however another version placed the store in 
its current position, apparently using the existing security wall 
as an outer edge. The open garage extend along the wall in its 
current position. The gate in the security wall may have been 
added at this stage.

Figure 24. 1948-1952 Derived from plans by Stekhoven (Scan 70 and 84)

Figure 25. 1952 Derived from  provincial architect plans (Scan 78)



HERITAGE DESIGN INDICATORS: PRESTWICH PROVINCIAL ROADS PAVEMENT TESTING LABORATORY                                                                       MAY 2023             10

A building survey (2001) shows minimal changes, involving further subdivision of 
spaces. The building appears to have been re-roofed in 2002/3, this may not have 
been the first time.

The 2009 completion of the multi-storey Metropolis building on Prestwich Street has 
significantly altered the spatial relationship of the building to its context. It is now 
dwarfed and, from some angles, barely discernible. The quality of light within the site 
has also been compromised. 

Despite this, and alterations for change of use, the building has retained intrinsic 
quality. It has a distinctive character, driven by scale, materiality and the relationship of 
brick, timber and plaster work, the quality of light contributed to by the deep eaves and 
veranda, and the introverted nature of the central U-shaped space.

Figure 26. 2001 Derived from survey drawing Ref 5898-B1.
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3. HERITAGE SIGNIFICANCES

3.1 Cemetery Walling

A portion of walling along Chiappini Street is believed to incorporate the original 1755 
cemetery outer wall, and is evidenced in the depth and suggestion of stone work. 
However, there is record of the partial collapse of a portion of that wall in the 1920s, 
so how much remains is unclear. Despite this, and particularly when seen with the 
adjacent Silesian Institute walling, it contributes to and understanding of the historical 
use and scale of the site. 

The only other portion of walling that may have value (and is older than 60 years) 
extends along Prestwich Street from the gate pier junction with the Soils Laboratory 
building towards Buitengraght Street (excluding the gate infill walling). 

All other walling is relatively recent and holds no significance.

3.2 Provincial Soil Test Laboratory Building

The Soils Laboratory building is fairly characteristic of public architecture of the 1920s 
and 1930s, with a distinctive character and style particularly as seen in schools and 
hospitals of the period. It is recognisable as a government building. 

The building’s association with architect John Stockwin Cleland is of some significance. 
Cleland replaced P Eagle at DPW in 1915 during work on the hospital complexes at 
Valkenberg and Oude Molen, and held the position of chief DPW architect from 1920 to 
1932. His work shows Arts & Crafts influence in the use of red brick, plastered facades, 
Italianate details and timber (possibly teak) doors and windows. Courtyard ventilation 
was a key design element of all hospital buildings of the period.

The social history of the site and its association with the families of people hospitalised 
at the  Cape Town Infirmary, or detained at the Immigration Detention Barracks, has not 
been established. Further research should be undertaken.

While some of the material authenticity of the structure is lost and the internal volumes 
are much altered, the building is still clearly expressive of the period and highly legible. 

Figure 27. 2001 Derived from survey drawing Ref 5898-B1.
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It has been Graded 3A in a previous study (ACO, 2012). The site is currently graded 
3B in the City of Cape Town’s heritage inventory (2023). 

There is the opportunity to reverse many alterations to reopen the internal spaces and 
restore detailing (such as the brickwork of the entrance), and reactivate the Chiappini 
Street entrance.

The basement level of the Prestwich Street interface presents and opportunity for 
adaptive reuse of the storage rooms and the activation of the street edge. While the 
basement rooms drop below street level, the interiors are full height and can be utilised 
in a variety of ways.

The enclosing courtyard wall (built 1930s) and the storage and garage (added late 
1940s), despite being well integrated to the original structure are not sufficiently 
conservation-worthy to impose their retention on adaptation and development options. 

3.3 Mature Trees

Aerial imagery suggest that the two trees situated directly behind the church 
(demolished 1979/1980) are no longer standing. A tree roughly in the location of one is 
relatively small and scraggly and does not appear to be conservation-worthy (although 
this should be confirmed with an arborist). 

Other mature trees on site include the tree in the courtyard of the U-shape, and some 
arbitrarily located pepper trees. Their retention is not required from a heritage point of 
view.

3.4 Other Structures

All other structures on the site are not conservation-worthy.

Figure 28. Heritage grading 3B (CoCT Map Viewer 2023)

Figure 29. Chiappini Street old walling viewed from within the site (photo 04-2023)
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