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1. BACKGROUND INFORMATION 

 

Lindsay Napier Architect was appointed by Sakhisizwe Architects, to prepare a Phase 2 (structures) 

Heritage Impact Assessment for 96 Jabu Ndolvu Street as a guide for the construction of the new 

premises for the KZN Museum. 

 

Gary Trower, Palaentologist, was contracted to do a Phase 1 Heritage Impact Assessment, refer to 

attached report. 

 

Report details 

Client Name : KZN Museum (DPW and Arts and Culture dpt) 

Document Title: Heritage Impact Assessment of existing hospital buildings 

Reference : Amafa application SAHRIS Case ID  

File Name : 96 Jabu Ndlovu st-KZN Museum-HIA-June2021 

Address: 96 Jabu Ndlovu st 

Cadastral descriptions: Ptn 01,02,03 of erf 2822 

Consolidation : Nil 

Zoning : NA 

Municipality: Msunduzi 

District municipality : Umgungundlovu 

 

2. TERMS OF REFERENCE  

 

The report refers to KZN Amafa and Research Institute Act no.5 of 2018, which aims to protect 

heritage resources in Kwa Zulu Natal. 

Clause 37 : General Protection : “Structures – No structure which is, or which may reasonably be 

expected to be older than 60 years, may be demolished, altered or added to without prior written 

approval of the Council having been obtained on written application to the Council.”  

Clause 43(1) Specially protected Heritage Resources. 

Clause 44(1) KZN Heritage Landmark status 

Clause 45(1) KZN Provincial Landmark Status 

 

An Heritage Impact Assessment Report of the development site generally covers the following: 

1. The identification and mapping of all heritage resources in the development site and in the 

surrounding area 

2. An assessment of the significance of the resources, 

3. An assessment of the impact of the development on the resources, 

4. An evaluation of the impact of the development on heritage resources relative to the 

sustainable social and economic benefits to be derived from the development, 

5. Public consultation 

6. Possible alternatives if the development adversely affects the heritage resources. 

 

The report is an independent view and makes recommendations to the Heritage authority based on 

its findings. The authority will consider the recommendations and make a decision based on 

conservation principles. 
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3. METHODS 

Lindsay Napier is an architect experienced in assessment of protected buildings in KZN. She has 

previous experience in recording historic buildings, surveying townscapes and designing for 

protected buildings.  

The site was inspected by Lindsay Napier on several occasions during 2020 and 2021.  

 

Satellite images from Google Maps and Google Earth were used to establish the development of the 

area.  

SG diagrams were used to analyse the history of the property boundaries and age of structures. 

Research was conducted at the KZN Deeds office and at the Natal Archives. 

Publications, interviews and websites referenced: 

1. KZN Deeds office 

2. Natal Archives 

3. Braby’s Natal Directory 1895 

 

The site has 9 existing interlinked structures ranging from 123 to 40 years old. The fact that some 

of the structures are over 60 years old makes the entire site and all structures protected by the 

Heritage Act and they will require a permit from Amafa for alteration, conversion or demolition.  

  

Legislation : 

The buildings at 94-96 Jabu Ndlovu st are “Generally protected” by clause 37 of the KZN Amafa and 

Research Institute Act 2017. 

An application was made to Amafa by the “Natal Provincial Administration” in 1994 for the demolition 

of some of the buildings. A report was prepared by R.Devereox 

The property is listed in “The Buildings of Pietermaritzburg” Volume 1 (1986) by The Pietermaritzburg 

City Council.  

 

Amafa procedures and application process : 

 

1. Form J application : Application for comment (by Amafa) on the proposed development of 

the site. Heritage Impact Assessment  requirements. 

2. Concept Sketch proposal/ Site development plan application 

3. Permit application : Council submission permit requirement 

4. Tender : Amafa accreditation requirements for tenderers 

5. Construction monitoring : compliance with conditions of the permit, monitoring of 

alterations/ restorations/ re-purposing of existing protected structures. 

 

Information to accompany the assessment : 

1. Field survey Photographs 

2. Land survey with building footprints  

3. As-built drawings  

4. Record drawings : See attached  Appendixes (the only available drawings were a plan of the 

original Sanatorium dated 1897 and NPA records from 1994. 

5. Title deeds : See attached (1977 expropriation) 
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4. LOCATION : 
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5. HISTORICAL SIGNIFICANCE : 

 

The context is rich in heritage resources with the proximity of St.Mary’s church next door and 

across the road. The historical context will play a big part in the proposal. 

Parts of the buildings were a Sanatorium (place for convalescing or for treatment of chronic 

illnesses) and later converted or developed into a hospital with operating theatres.  

 

The Sanatorium was built in 1897 on “Erf 10-Burger Street” (now 96 Jabu-Ndlovu st). The site 

stretched from Burger to Loop street. It was built below the “Holy Name Native Church” and 

took it’s first name from the church “Holy Name Sanatorium”. The church was entered from 

Loop street , it was later demolished in 1961 for the OPD building (B). 

The builders of the original Victorian Sanatorium were W.Silthorpe and D.Nicholson, the three-

storey building had 20 single-bed wards, a dining and sitting-room and bathrooms were on the 

ground floor. They had the luxury of hot and cold water to the bathrooms and washstands on 

other floors, electric power and lights were built in and an elevator operated from the basement 

to the third floor. These were great advancements in building technology of the time. 

An operating theatre was built as a separate building, but linked on the ground floor. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A postcard from early 1900’s showing the view from Alexander Park 

The Sanatorium is on the left and the maternity home on the right with a link between. 

 

The Maternity wards were built around 1910 and were linked to the Sanatorium in 1922. 

The Sanatorium was founded in 1897 by the Right Reverend Bishop Jolivet OMI and opened in 

1898. Until that time Grey’s Hospital was the only one where private patients were admitted, 

but private practitioners were not allowed to visit and attend to patients. Pietermaritzburg 

doctors approached Bishop Jolivet and asked him to institute a sanatorium. At first patients in 

the ‘san’ were treated free of charge but later those who could afford to were made to pay. In 

those days all the work was done by Roman Catholic nuns who acted as nurses, cooks, laundry 

maids, gardeners and dairy maids who looked after the cows that were kept on the property. 

A “Cloister” was built in 1930 and remains intact. It is connected to a chapel on the NE boundary 

(date unknown). A nurses lodge was built in 1945 alongside the Cloister. 
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The nuns from St.Marys initially ran the sanatorium, strong connections exist with the Roman 

Catholic complex adjacent (SW neighbour) and the St.Marys Cathedral opposite. 

The Sanatorium underwent alterations in 1920, but there is very little record of the changes 

made to the original building.  

 

In 1972 The Sanatorium, was taken over by Grey’s and became known as St Anne’s. It took 

mainly private patients and had a Cranio-facial Unit; the only one of it’s kind in South Africa.  

It ceased to operate in 1984 when St.Annes moved to new premises. The buildings have 

remained largely unoccupied since then. 

 

The architects for the Holy Name Sanatorium and Native church were Street-Wilson and Fyfe 

and the drawings date back to 1897. A few versions of the building design were drafted. Street-

Wilson and Fyfe were well known architects and designed many prominent public buildings in 

Durban and Pietermaritzburg. 

 

The architectural firm for the “Cloister” Sanatorium (94 Loop st) was Langton, Barboure and 

Askhan, and was built between 1930 and 1931. 

 

References : 

www.artefacts.co.za 

http://www.kznhealth.gov.za/Greys/greypevine150.pdf 

St.Mary’s Church Archives 
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A photograph of the sanatorium soon after it was opened in 1898 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Original architectural plans May 1897 by “Street-Wilson Architects” 
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6. ARCHITECTURAL SIGNIFICANCE (refer to architectural record Appendix A) 

(94-) 96 LOOP ST 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PTN 01 OF ERF 2822: 

“Three storey hospital building: concealed roofs : plastered brick walls and face brick plinth.” 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PTN 02 OF ERF 2822: 

“Three storey hospital building: partially concealed slate roof : plastered brick walls with stone 

plinth : arched stone lintel over ground floor windows and stone porch. Heavily rusticated stone 

plinth with arch headed windows and dominant entrance increase the formality of the building” 

 

Listing Criteria : 1(a).1(b).2.3.4 

1(a)National and/or Historical Importance 

1(b) Displays National and/or local architectural Importance 

2. has rare or outstanding Architectural example 

3. Grouping of architectural merit 

4. Contributing to the urban setting 
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PTN 03 OF ERF 2822: 

“Double storey hospital building: concealed roofs : plastered brick walls.” 

Listing Criteria : 4 

4. Contributing to the urban setting 

 

OTHER LISTED BUILDINGS IN THE IMMEADIATE VACINITY : 

64,70,80,92 Jabu Ndlovu st : Convent of the Holy Family (current ownership to be confirmed) 

88 Jabu Ndlovu st/90 Langalibelele st : Catholic Cathedral  
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7. ASSESSMENT AND RECOMMENDATIONS 

 

An Heritage Significance Statement and grading is compiled based on the Grading system of the 

National Heritage Resources Act (NHRA) Chapter 1:3(3) and 7 and the Western Cape Heritage Grading 

guidelines (See Annexure A) : 

 

Grade I   (National Heritage Resources) 

Grade II (KZN Provincial Landmarks)  

  Listed in Schedule 2 of the KZN Amafa and Research Institute Act 2018. 

Grade IIIA (KZN Heritage Landmarks) Listed in the municipal Town Planning Scheme 

 IIIB  Generally protected by age (over 60 years of age) (Chapter 8. clause 37) 

 III  Generally protected by age (over 60 years of age)  

  with contextual significance 

The report is an independent view and makes recommendations to the Heritage authority based on 

its findings.  

 

The following table is a summary of the significance statements in the report, measured on Local, 

regional, national and international importance and Graded in terms of the KZN Amafa Research 

Institute Heritage Act and NHRA (refer to Appendix A for explanations) : 

 

Building A -the Sanatorium Date: 1889 (age 132) Grade IIIA 

Significance Importance 

 Local  Regional  National International 

Architectural Medium Low low low 

Historical medium low low low 

Technical Low low low low 

Scientific Low low Low low 

Contextual Low low low low 

Social High medium low low 

 

Building B -Greys OPD Date: 1961 (age 60) Grade NCW 

Significance Importance 

 Local  Regional  National International 

Architectural Low Low low low 

Historical Low low low low 

Technical Low low low low 

Scientific Low low Low low 

Contextual Low low low low 

Social low low low low 

 

Building C – The Cloister Date: 1930 (age 91) Grade IIIA 

Significance Importance 

 Local  Regional  National International 

Architectural medium Low low low 

Historical Medium low low low 

Technical Low low low low 

Scientific Low low Low low 

Contextual medium low low low 

Social Medium low low low 
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Building D – old nurses home Date: 1945 Grade NCW 

Significance Importance 

 Local  Regional  National International 

Architectural Low Low low low 

Historical Low low low low 

Technical Low low low low 

Scientific Low low Low low 

Contextual Low low low low 

Social low low low low 

 

Building E - Chapel Date: c1930 (+-90) Grade IIIB 

Significance Importance 

 Local  Regional  National International 

Architectural medium Low low low 

Historical Low low low low 

Technical Low low low low 

Scientific Low low Low low 

Contextual Low low low low 

Social medium low low low 

 

Building F – Old maternity 

home 

Date: c1910 age:(+-110) Grade NCW 

Significance Importance 

 Local  Regional  National International 

Architectural medium Low low low 

Historical medium low low low 

Technical Low low low low 

Scientific Low low Low low 

Contextual Low low low low 

Social medium low low low 

 

Building G – old X-Ray dpt Date: 1925 age : (96) Grade IIIB 

Significance Importance 

 Local  Regional  National International 

Architectural Low Low low low 

Historical Low low low low 

Technical Low low low low 

Scientific Low low Low low 

Contextual Low low low low 

Social medium low low low 

 

Building H - Stores Date: unknown c1925 Grade NCW 

Significance Importance 

 Local  Regional  National International 

Architectural Low Low low low 

Historical Low low low low 

Technical Low low low low 

Scientific Low low Low low 

Contextual Low low low low 

Social low low low low 
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8. RECOMMENDATIONS : 

 

1. The site has great potential for development. It has two road frontages and most of 

the existing buildings situated on Jabu Ndlovu street and the remainder is 

undeveloped. 

 

2. The existing buildings have suffered from being unused and unmaintained for many 

years, weather and vegetation have impacted heavily on the existing structures. A 

new development on the site that integrates buildings A,C,E,F and G in the 

development is encouraged. 

 

3. Generally, the brick structures have survived, whereas the internal timber floors and 

finishes have degraded and will have to be reconstructed. Brick structures are to be 

assessed for stability and their ability to take new materials and new loads. 

 

4. The old sanatorium building, maternity home, cloister and chapel should be 

prioritised for restoration and reconstruction to preserve the heritage of the site. 

 

5. New uses and functions should be chosen carefully for the existing buildings to 

retain their authenticity. 

 

6. The design of new spaces and functions for the Museum should be sensitive to the 

old structure and architecture. 

 

7. The Southern elevations of buildings A,C,E,F and G should be respected with a buffer 

between them and a new museum complex.  

 

8. Buildings B and H offer little value architecturally and functionally to the complex 

and could be replaced with a modern building. 
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APPENDIX G: CONVENTIONS USED TO ASSESS THE IMPACT OF PROJECTS ON HERITAGE RESOURCES 

 

Significance 

According to the NHRA, Section 2(vi) the significance of heritage sites and artefacts is determined by 

it aesthetic, architectural, historical, scientific, social, spiritual, linguistic or technical value in relation 

to the uniqueness, condition of preservation and research potential. It must be kept in mind that the 

various aspects are not mutually exclusive, and that the evaluation of any site is done with reference 

to any number of these.   

 

Matrix used for assessing the significance of each identified site/feature   

1. Historic value  

• Is it important in the community, or pattern of history  

• Does it have strong or special association with the life or work of a person, group or 

organisation of importance in history  

• Does it have significance relating to the history of slavery  

2. Aesthetic value  

• It is important in exhibiting particular aesthetic characteristics valued by a community or 

cultural group  

3. Scientific value  

• Does it have potential to yield information that will contribute to an understanding of 

natural or cultural heritage  

• Is it important in demonstrating a high degree of creative or technical achievement at a 

particular period  

4. Social value  

• Does it have strong or special association with a particular community or cultural group 

for social, cultural or spiritual reasons  

5. Rarity  

• Does it possess uncommon, rare or endangered aspects of natural or cultural heritage  

6. Representivity  

• Is it important in demonstrating the principal characteristics of a particular class of 

natural or cultural places or objects. 

• Importance in demonstrating the principal characteristics of a range of landscapes or 

environments, the attributes of which identify it as being characteristic of its class.  

• Importance in demonstrating the principal characteristics of human activities (including 

way of life, philosophy, custom, process, land-use, function, design or technique) in the 

environment of the nation, province, region or locality.  

7. Sphere of Significance  

 International National Provincial Regional Local Specific 

community 

High       

Medium       

Low       

 

8. Significance rating or Grading  

Grade  I  (National Heritage Resources) 

Grade II (KZN Provincial Landmarks)  

  Listed in Schedule 2 of the KZN Amafa and Research Institute Act 2018. 

Grade IIIA (KZN Heritage Landmarks) Listed in the municipal Town Planning Scheme 

 IIIB  Generally protected by age (over 60 years of age) 

 IIIC Generally protected by age (over 60 years of age) (Chapter 8. clause 37) 

  With contextual significance 

Grade NCW Not conservation worthy 
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9. Significance of impact:  

• low:  where the impact will not have an influence on or require to be significantly 

accommodated in the project design  

• medium:  where the impact could have an influence which will require modification of the 

project design or alternative mitigation  

• high:   where it would have a “no-go” implication on the project regardless of any 

mitigation   

 

Certainty of prediction:  

- Definite:   More than 90% sure of a particular fact. Substantial supportive data to verify 

assessment  

- Probable:   More than 70% sure of a particular fact, or of the likelihood of that impact 

occurring  

- Possible:   Only more than 40% sure of a particular fact, or of the likelihood of an impact 

occurring  

- Unsure:    Less than 40% sure of a particular fact, or the likelihood of an impact 

occurring   

 

Recommended management action:  

For each impact, the recommended practically attainable mitigation actions which would result in 

a measurable reduction of the impact, must be identified. This is expressed according to the 

following:  

1 = no further investigation/action necessary  

2 = controlled sampling and/or mapping of the site necessary  

3 = preserve site if possible, otherwise extensive salvage excavation and/or mapping necessary  

4 = preserve site at all costs  

5 = retain graves   

 

Legal requirements:  

Identify and list the specific legislation and permit requirements which potentially could be 

infringed upon by the proposed project, if mitigation is necessary.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 


