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EXECUTIVE SUMMARY 

 

The Nautica development is located on Erf 1942, Beach Road Mouille Point. A mixed-use 

development of a maximum of 5 to 6 storeys is proposed. The sole heritage issue is adherence 

to a 1993 agreement between the NMC, now SAHRA, and the City of Cape Town, related to 

the proposed Granger Bay rezoning to maintain a view cone from Fort Wynyard to Robben 

Island. The western edge of the view cone cuts through the middle of the Nautica site, thus 

precipitating the need for a heritage assessment. There are no heritage resources on the site. 

During a series iteration with the design team the massing and form of the proposed 

development has been substantially remodelled to address the core heritage issue. The view 

to Robben Island has been retained. The assessment recommends that HWC approve the set 

of SDP drawings related to the revised proposals and that no further heritage studies are 

required. 

 

 

Nicolas Baumann 

5 May 2021
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NAUTICA DEVELOPMENT: REVISED HERITAGE IMPACT ASSESSMENT CASE 
NUMBER: 200622 06 5B 06 23E 
 

1. INTRODUCTION 

 

1.1 The Brief 

 
Nicolas Baumann Urban Conservation and Planning has been appointed by MDSA 
Project Management (Pty) Ltd to compile a heritage impact assessment IHIA) to 
address the HWC response to the Notification of Intent to Develop dated 7 July 2020. 

 
The HWC Response was: “You are hereby notified that, since there is reason to believe 
that the proposed redevelopment of Nautical Suite on erf 1942 Cape Town will impact 
on Heritage Resources, HWC requires that a Heritage Impact Assessment (HIA) that 
satisfies  the provisions of Section 38 (3) of the NHRA be submitted.  The HIA must 
have specific reference to the following: 

 

• Visual impacts of a proposed development. 
 

The required HIA must have an integrated set of recommendations. The 
Comments of relevant registered conservation bodies; all Interested and 
Affected parties; and the relevant Municipality must be requested and included 
in the HIA.” 

 
A HIA was submitted to HWC and tabled at the IACOM meeting on 13 January 2021. 
 
In the Further Requirements response dated 2021.01.28 IACOM required that the HIA 
be updated to address the concerns noted, particularly related to the clarification of the 
view from Fort Wynyard to Robben Island established as part of the Granger Bay 
rezoning process in 1992. 
 
The concerns referred to relate largely to the agreement reached between the NMC 
(now SAHRA) and the City of Cape Town regarding the nature and extent of the view 
cone to Robben Island from Fort Wynyard. 
 
More particularly the urban design and architectural approach adopted to retain the 
view cone was regarded by the Committee as contrived. It was stated that it would 
compromise the integrity of the broader context. The horizon line in the immediate 
context of the Island needed to be maintained. 
 
It was thus strongly recommended that the top two storeys of the development be 
removed. 
 
The site is located immediately to the north of the V&A Waterfront and Water Club 
precinct and to the north-west of Fort Wynyard, a Provincial Heritage Site (PHS) (figure 
1). 

 



 

6 

 

 BA MCRP(UCT) .  MSc(dist)(OxBr) . DPhil(York) . SACPLAN . MSAPI .  APHP 

The earlier Nautica development proposal was to demolish the existing structure and 
to replace it with a seven storey (maximum) mixed use development. 
 
The present proposal has removed the top two storeys and a maximum height of five 
to six storeys is proposed (five storeys within the view cone, six storeys outside the 
view cone). The key principle has been to maintain the horizon line in the context of 
Robben Island. 

 
The primary focus of the HIA relates to the possible impact of the proposed 
development on the ‘arc of fire’ from Fort Wynyard to Robben Island. The view cone 
established by the arc of fire was addressed in detail in the HIA for the adjacent Beach 
Road precinct compiled by the author in 2015. This in turn was based on the 1993 
rezoning approval for the Granger Bay development. The Record of Decision (ROD) in 
response to the 2015 HIA endorsed the consultant's recommendation to restrict the 
height of any development within the identified viewshed. 

 
A part of the proposed Nautica development falls within the view cone endorsed by 
HWC. The purpose of this revised HIA is thus to establish the extent to which the 
proposed development intrudes into the view cone and to identify mitigation 
measures/modification to ensure that potential impacts on the view cone will be 
minimised. 
 
 
In response to the Further Requirements stipulated by IACOM it addresses and takes 
into consideration the agreement reached between SAHRA and the City of Cape Town 
in 1992 which formed part of the conditions of approval. 
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FIGURE 1: LOCATION PLAN 
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1.2 The legislative context 
 

At the time of the submission of the Notification of Intent to Develop was submitted to HWC, the 
National Environmental Act (NEMA) was deemed to apply. In terms of Section 38 (8) of the NHRA, 
HWC would thus be the commenting authority and the Department of Environmental Affairs and 
Development Planning (DEA&DP) the authorising body. An EIA applicability checklist was 
submitted to DEA&DP with the motivation that NEMA should not be triggered. Formal notification 
from DEA&DP that NEMA does not apply has been received and this HIA is thus submitted in terms 
of 38 (4) the NHRA. 

 
1.3  The process to date 

 

In the HWC Final Comment, dated 15 July 2015, (Appendix 2) the Committee supported the 

proposals contained in the Granger Bay Precinct Plan (with reclamation) Option 2, subject to the 

consultant’s recommendations, the mitigation measures proposed in clause 15.3 of the HIA and 

further subject to a number of amendments. 

 

It should be noted that the NEMA authorization was the subject of an appeal by the Water Club 

Residents Association. The appeal was dismissed in a notification from the Western Cape 

Government dated 10 April 2019. The HWC Final Comment dated 15 July 2015 thus still stands 

and provides the framework within which the proposed Nautica development needs to be 

assessed. 

 

The mitigation measures included in the HIA are based on an agreement reached between the 

National Monuments Council (now the South African Heritage Resources Agency (SAHRA) in 

1992. In this agreement, it was stipulated that the strategic view planes from the key gun 

emplacement of Fort Wynyard must be protected. Two ‘windows’ (view cones) were proposed: 

 

• The view of Robben Island. 

 

• The view extending from Granger Bay to Table Bay with the distant coastline in the 

background. 

 

Furthermore, in order to protect these two key views, the then Monuments Council proposed that 

an absolute height restriction be defined over those portions of the property falling within the view 

planes. It was further decided that a height restriction of a maximum of 5 storeys be imposed on 

the balance of land falling outside these view plains (Anon, 1982). The extent of this height 

restriction beyond the identified view cones was not stipulated. 

 

The HWC Final Comment supported the proposals contained in the Granger Bay Precinct Plan 

(Option 2) subject to the consultants’ recommendations (the mitigation measures proposed in 

Section 15.3 in the HIA). The Granger Bay Precinct Plan is illustrated in Appendix 3. 

 

 The mitigation measures referred to above are as follows (15.3): 
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• The view cone from Fort Wynyard, as presented to the HWC Ministerial Tribunal for the 

Beach Road development, must be observed in the Granger Bay development in determining 

the height of buildings. 

 

• As determined by the HWC Tribunal, and endorsed by the City of Cape Town’s Conditions 

of Approval (Annexure A and B) proposed buildings adjacent to the Water Club must not 

exceed 21.5m above MSL to prevent excessive obstruction of existing views from Fort 

Wynyard. 

 

• The topmost floors of buildings within the arc of fire should be fragmented in form and light 

weight in nature, and set back from the main structure, as is evident in the first phase of the 

Marina residential development at the V&AW. 

 

• Structures on roofs (inclusive of plant equipment, lift over runs and services should not, in 

the main, exceed the height established by the Beach Road development, taking the angle 

of declination from Fort Wynyard into account. 

 

 

At the IACOM meeting in January 2021 concerns were raised related to the original agreement 

between SAHRA and the COCT in 1992. The agreement needed to be clarified by referring to the 

original file. After extensive enquiries regarding the location of the file which was evidently in neither 

the COCT or SAHRA libraries it was eventually located by a previous member of the COCT 

planning team which had been party to the agreement. The relevant file is attached in Appendix 8 

and discussed further below. 

 

 

1.4  The development proposal 
 

The revised proposal is to demolish the existing four-storey office building and replace it with 
residential apartments with a maximum of five to six storeys and a proposed floor space area of 
11496m2 square. The site area is 4639m2. The existing parking basement will be retained and 
extended. 
 

 The revised SDP drawings are included in the Appendix 7. 
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FIGURE 2: SITE PLAN 
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FIGURE 3: DEVELOPMENT PROPOSAL (JUNE 2020) 
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1.5  Study methodology 
 

The study methodology is determined by the need to ensure that the development proposal 
adheres to the parameters established in the original COCT 1993 rezoning approval and the HWC 
Final Comment dated July 2015 referred to above. 

 
 The following steps were undertaken: 
 

• The review of the HWC Final Decisions dated July 2015 related to the Granger Bay precinct 
and its potential impact on the Nautica site. 
 

• The superimposition of the view cone from Fort Wynyard to Robben Island over the site. The 
view cone was established in the agreement reached between the National Monuments 
Council, now the South African Heritage Resource Agency (SAHRA) and the Water Club in 
1992. 

 

• A photomontage of the proposed development on the view towards Robben Island from the 
point of origin of the arc of fire from Fort Wynyard as established in the NMC/SAHRA decision 
in 1992. 

 

• An iterative series of meetings with the design team to shape and mould the massing, height 
and bulk of the proposed structure to ensure the view cone to Robben Island is maintained. 

 

• The distribution of the draft assessment to the Interested and Affected parties who 
participated in the 1992 rezoning process and the 2015 Granger Bay HIA and the formulation 
of a recommendation to HWC. 

 
1.6  Assumptions and Limitations 
 

It is assumed that the photomontages of the view from the point of origin of the arc of fire at Fort 
Wynyard and the proposed changes to the height massing and bulk of the proposed development 
are an accurate reflection of the revised development proposal. 

 
1.7  Statement of Independence 
 

Nicolas Baumann has no financial involvement the development proposal, other than remuneration 
for the professional services rendered in the compilation of this assessment report. 
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2. STATEMENT OF HERITAGE SIGNIFICANCE 
 
2.1. Local context 
 

A detailed history of the evolution of the system of coastal fortifications dating from the Dutch period 
is included in the scoping study which formed part of the 2015 HIA and is not repeated here. 

 
 A summary of the nature of heritage significance is provided below: 
 

Fort Wynyard was declared a National Monument in 1976. In terms of the provisions of the NHR 
Act it is now a Provincial Heritage Site. The heritage significance of the Fort is tied to its strategic 
defence position at the entrance to Table Bay, and its ability to cover in its arc of fire the approach 
from Robben Island and the opposite shoreline where the suburbs of Blaauwberg and Table view 
are now located. 
 
 

• High international and national historical/military technological significance. 
 
 Three pre dreadnought naval guns are in their original positions with much of their original 

mechanisms still intact.  
 

The 9.2” disappearing mounting gun is the only one of its kind still surviving in Africa and one of 
the few remaining in the world. 
 
The Fort represents an unbroken line of evolution of gun emplacements on this strategic position 
and active military occupation from 1795 to the present. 
 

• High landmark status 
 

The Fort is situated on a prominent calcrete dune which during the 18th, 19th and early 20th 
centuries contributed to its strategic landmark position. It would have been visible from the 
Green Point Common, the Portswood area buildings including the Somerset Hospital site and 
from the ocean. The visual spatial relationship with the ocean is clearly a critical component 
of its significance. 

 
The context has changed with the extensions to the Somerset Hospital and with the 
construction of the stadium immediately to the south-west of the Fort. 

 
While this context is undergoing considerable change, of key importance is the relationship 
of the Fort to the shoreline and the retention of significant sea views/ view planes as identified 
above. These views have been retained in the development of the Water Club, the Radisson 
Hotel and The Hotel School to the north. 
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• High national educational significance 
 

The site has national, regional and local military history significance as a coastal artillery battery 
and open-air museum. Fort Wynyard is the only complete Victorian battery with its guns intact. The 
complete and intact fortification has much educational and tourism value which is currently 
undervalued and unrealised. 
 
The Coastal Artillery Museum functioned between 1987 and 1991 and attracted over 2000 visitors 
a year, at a time when the tourism value of the V&A Waterfront was a fraction of what it is today. 
 
The potential of the Fort in terms of international tourism value, particularly in relation to the context 
of the urban park immediately to the north-west of the Fort, the recently completed Amsterdam 
Battery Park and the stadium is very high. 

 

• High national and local aesthetic architectural significance 
 
The Fort is a rare and good example of a Victorian coastal defence system. It is an excellent 
example of military engineering and the extensive use of local stone for the construction of the 
ramparts and underground chambers. Most of the joinery and fittings are still intact although 
vandalism has occurred. 

 
It should be noted that the Fort is presently neglected and in the absence of a Management Plan 
has been allowed to become derelict in places. The urban park immediately to the north of the Fort, 
provides opportunities for the potential integration of the Fort into the park and its long-term 
sustainable rehabilitation. 

 

• High associational value 
 
The Fort is highly significant as part of a system of coastal defences spanning nearly three 
centuries. In the immediate context of the V&AW there are linkages with the Amsterdam and 
Chavonnes batteries. During the 19th century the Fort’s counterpart would have been Craig's 
Battery, now demolished, at the mouth of the Salt River. 

 
During the Second World War, Fort Wynyard was closely linked with the gun batteries at Simon's 
Town, Llandudno, Robben Island and Gordon’s Bay and formed a critical component in the 
general network of coastal defences and communications. 

 
2.2  Site context 
 

There are no heritage resources of any significance on the site. The present Nautica development 
is located on largely reclaimed land and dates from the early 21st century. The possibility of 
maritime archaeology (shipwrecks) are minimal as there is already basement parking. 
 

 Minimal increase of basement parking provision is proposed. No increase in depth is envisaged. 
 
 
 
3.  HERITAGE INDICATORS 
 

The only heritage indicator deemed to be of significance is adherence to the conditions contained 
in the COCT/SAHRA Agreement (1992) and the HWC Final Comment dated July 2015 referred to 
in Section 1.3 above. 
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The conditions were based, to a large extent, on the agreement reached between the National 
Monument Council (NMC), now the South African Heritage Resources Agency (SAHRA) in 1992. 
 
In the agreement it was stipulated that the strategic view cones and planes from the key gun 
emplacement at Fort Wynyard must be protected. Two ‘windows’ (view cones) were proposed: 
 

• The view extending from Granger Bay to Table Bay with the distant coastline in the 
background.  This is the view immediately in front of Fort Wynyard. 

  

• The view of Robben Island. 
 
The latter is the central focus of this heritage assessment. 
 
Furthermore, in order to protect these two key views, the then Monuments Council proposed that 
an absolute height restriction be defined over those portions of the properties falling within the view 
cones. 
 
In response to the queries raised at the IACM meeting of 13 January 2021 the COCT file related 
to the 1992 agreement was accessed and analysed. It is included in Appendix 8 of this report. 
Specific reference to the view corridor is made in: 
 

• 6.3.1 The NMC support for the rezoning with conditions related to the retention of the view 
corridor and references to the on-site meeting between NMC and COCT officials on 22 July 
1992 

 

• 8.4 The COCT Departmental Response to the NMC conditions and reference to the land 
surveyor’s definition of the view corridor (Annexure C)  

 

• Annexure C. The Stern and Ekermans survey of coordinates and reference points dated23 
November 1993. 

 
 
The HWC Final Comment dated July 2015 endorsed the mitigation measures contained in the HIA, 
more specifically, that the view cones from Fort Wynyard, as presented to the HWC Ministerial 
Tribunal for the Beach Road development, must be observed in the Granger Bay development in 
determining the height of buildings. 
 
As determined by the HWC Tribunal, and endorsed by the City of Cape Town's Conditions of 
Approval proposed buildings adjacent to the Water Club must not exceed 21.5m above MSL to 
prevent excessive obstruction of existing views from Fort Wynyard. 
 
Structures on roofs (inclusive of plant equipment, lift over runs and services should not, in the main, 
exceed the heights stipulated, taking the angle of declination from Fort Wynyard into account. 
 
Regarding the Nautica development which is the subject of this HIA, the primary indicator is thus: 
 
The retention of the view from Fort Wynyard to Robben Island. This should include a sufficient 
visual spatial ‘field of sea’ to ensure the context of the island. 
 
Heights within this view zone should not exceed to 21.5m above MSL. 
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FIGURE 4: ARC OF FIRE IMPOSED ON SITE PLAN 
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4.  PUBLIC PARTICIPATION PROCESS 
 

The revised draft HIA is to be distributed to the following I&AP’s who were involved in the 1992 
agreement and the 2015 HIA process for the Granger Bay development: 

 

• The City of Cape Town (Environmental and Heritage Management). 

• SAHRA 

• The Simon Van der Stel Foundation. 

• The SA Military History Society. 

• Fort Wynyard. 

• The Gunners Association of SA. 

• The VOC. 

• The Green Point Ratepayers Association. 
 
5.  HERITAGE IMPACT ASSESSMENT 
 

The assessment relates to the set of revised SDP drawings (Revision 2) which are included in 
Appendix 6. 

 
Of fundamental significance is the nature of the process undertaken to ensure adherence to the 
indicators referred to above. A series of interactions with the development team has resulted in the 
substantial remodelling of the original design concept (dated June 2020, Figures 3 to 5) to ensure 
the retention of the view towards Robben Island from Fort Wynyard. The massing, form and height 
of the proposed structure has been reformulated to adhere to the conditions stipulated. 

 
Reference is made to the following figures which reflects the design development.  
 
Figures 3 to 5 indicate the original design proposal dated June 2020. 

 
Figure 5 indicates the extent to which the height of the originally proposed structure breaks the 
horizon line and blocks the northern portion of Robben Island. The critical view cones are included 
in the diagram below. It is clearly evident that the north-western edge of the view cone towards the 
island, as measured from the point of origin established in the 1992 agreement, cuts through the 
middle of the Nautica site. Refer also to Figure 3 which superimposes the view cone over the 
Nautica site. 

 
Figure 6 indicates a montage from the point of origin, stipulating the required setback to ensure the 
retention of the view cone. Figure 7 indicates the earlier design response in terms of massing; form 
and height. Figure 8 indicates the proposed earlier massing from a higher plane to illustrate the 
extent to which the proposal fits in with the broader context. 

 
Figure 9 indicates the land surveyors’ interpretation of Annexure C of the 1993 rezoning approval. 

 
Figure 10 is the revised proposal indicating the removal of the top two floors and the lowering of 
the height to retain the horizon line. Figures 11, 12 and 13 are axonometries to indicate the degree 
of 'fit' within the broader context. 

 
From the above it is evident that the revised proposal, Revision 5, has addressed the heritage 
indicators and the concerns raised at the 13 January 2021 IACOM meeting. The view cone towards 
Robben Island has been retained and a sufficient allowance has been made for a ‘field of sea’ to 
ensure the Island context. The horizon line has been maintained. 
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FIGURE 5: MONTAGE FROM FORT WYNYARD POINT OF ORIGIN SHOWING IMPACT OF PROPOSED DEVELOPMENT (JUNE 2020) 
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FIGURE 6: MONTAGE INDICATING PROPOSED SET BACK LINES TO FRAME ROBBEN ISLAND OCTOBER 2020. 
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FIGURE 7: THE DESIGN RESPONSE (SVA), MONTAGES OCTOBER 2020 
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FIGURE 8: RESPONSE TO SET BACK WITHIN THE BROADER CONTEXT OCTOBER 2020 
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FIGURE 9: SURVEY OF THE 1993 REZONING APPROVAL (ANNEXURE C) (DHA LAND SURVEYORS) APRIL 2021  
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FIGURE 10.1 REVISED SDP REV 5 SHOWING MONTAGES OF PROPOSED DEVELOPMENT IN RELATIONSHIP TO ROBBEN ISLAND 
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FIGURE 10.2 REVISED SDP REV 5 SHOWING MONTAGES OF PROPOSED DEVELOPMENT IN RELATIONSHIP TO ROBBEN ISLAND  
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FIGURE 10.3 REVISED SDP (REVISION 5). MONTAGE SHOWING DEVELOPMENT IN RELATION TO ROBBEN ISLAND. 
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FIGURE 11.1:  SECTIONS/ELEVATIONS OF REVISED SDP (REVISION 5) 
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FIGURE 11.2:  SECTIONS/ELEVATIONS OF REVISED SDP (REVISION 5) 
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FIGURE 11.3:  SECTIONS/ELEVATIONS OF REVISED SDP (REVISION 5) 
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FIGURE 11.4:  SECTIONS/ELEVATIONS OF REVISED SDP (REVISION 5) 
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FIGURE 11.5:  SECTIONS/ELEVATIONS OF REVISED SDP (REVISION 5) 
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FIGURE 12.1: AXONOMETRIC DRAWING OF NAUTICA DEVELOPMENT WITHIN THE BROADER CONTEXT. 
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FIGURE 12.2: AXONOMETRIC DRAWING OF NAUTICA DEVELOPMENT WITHIN THE BROADER CONTEXT. 
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FIGURE 12.3: AXONOMETRIC DRAWING OF NAUTICA DEVELOPMENT WITHIN THE BROADER CONTEXT. 
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IGURE 12.4: AXONOMETRIC DRAWING OF NAUTICA DEVELOPMENT WITHIN THE BROADER CONTEXT. 
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6.  CONCLUSIONS 
 

The primary heritage resource to be addressed in this impact assessment is the view towards 
Robben Island from Fort Wynyard. There are no heritage resources on the site itself. The view 
cone was established in the agreement between the then NMC, now SAHRA, and the City of Cape 
Town related to the rezoning of the Water Club in 1992. 
 
The conditions underpinning the agreement were endorsed by the Ministerial Tribunal related to 
the Beach Road/Granger Bay HIA in 2015. The sole purpose of this assessment is to ensure 
adherence to the conditions stipulated. 
 
It is concluded that the revised proposal, Revision 6, has addressed the primary heritage indicator; 
the retention of the view cone from Ford Wynyard to Robben Island. 
 
By maintaining the horizon line, the primary concerns raised at the IACOM meeting of 13 January 
2021 have been addressed. 
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7.  RECOMMENDATIONS 
 

It is thus recommended that HWC acknowledge that this assessment has fulfilled the conditions of 
Section 38 (4) of the NHRA and that the development proposed for the Nautica site, as illustrated 
in the SDP set of drawings included in Appendix 7 (Revision 6) may proceed without any further 
heritage assessment. 
 
It is further recommended that should any archaeological resources (shipwrecks) be encountered 
during the excavation process the work should be suspended and HWC notified to advise on any 
further requirements. 
 
 
 
 

 
Nicolas Baumann 
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APPENDIX 1: HWC RESPONSE TO NOTIFICATION OF 

INTENT TO DEVELOP, JULY 2020 
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APPENDIX 2: HWC FINAL COMMENT: BEACH ROAD 

HIA, 15 JULY 2015 
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APPENDIX 3: APPROVED COCT GRANGER BAY 

PRECINCT PLAN 
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APPENDIX 4: HWC APPROVED VIEW LINES (HIA 2015) 
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APPENDIX 5: SDP DRAWINGS, SVA, REVISION 2, 

DATED 27 OCTOBER 2020 
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APPENDIX 6: IACOM FURTHER REQUIREMENTS 28 

JANUARY 2021  
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APPENDIX 7: NAUTICA REVISED PROPOSAL 
 (REV. 6) FLOOR PLANS 
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APPENDIX 8: REZONING REPORT: BEACH ROAD 
GRANGER BAY FROM UNDETERMINE USE AND 

PUBLIC OPEN SPACE TO GENERAL COMMERICAL 
C2 CAPE TOWN TECHNIKON TP 3928/DRS; 

CS; RZ; 568/DS 
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