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EXECUTIVE SUMMARY

Site Name
Erf 177646, Phase 4 redevelopment, District Six

Location
Off New Hanover Street, District Six, Cape Town

Locality Plan

Development Description

The Phase 4 redevelopment project is concerned with the restitution of
families forcibly evicted from District Six under the Group Areas Act in the
1960s and 1970s.

It is infended to build 177 houses on erf 177646 as part of the current restitution
project that encompasses two other parcels that will be subject to separate
HIA processes in due course.

The architectural design was based on the guidelines set out in the District Six
Court Orders Implementation Plan, which provide for the creation of narrow
fronted, double-storey units in line with the expressed wishes of the verified
claimants.

Two unit typologies have been proposed:

Unit Type 1: 5.5 meter wide three bedroom double storey unit. Pitched roof
and flat roof options have been developed.

Unit Type 2: Three bedroom double storey corner unit, the erf boundaries of
which will be splayed at street intersections. This unit type will
have a flat roof.

The proposed layout centres around a large public open space with double-
storey row houses laid along narrow streets to create a familiar urban fabric
and environment that is not dissimilar to the historical District Six as per the
wishes of the verified claimants.

Due to the site topography, a cut and fill design strategy has been adopted,
which allows for 177 units to be accommodated. Ground floors consist of a
stoep with a pergola, carport, guest WC under stairs, entrance lobby leading
into an open plan kitchen, dining, and lounge area, as well as a yard. First
floors consist of 3 bedrooms, and 1 bathroom. The proposed unit typology
allows for flexibility and conversion of various spaces as the needs of the
families evolve. The overall unit design allows for a transitions from public to
semi-private to private.

In addition to the design of houses, blocks and street layouts, significant
design elements that have been factored in include:

* The provision of a large, multi-purpose central public open space for formal
sports and informal recreation and leisure activities;

Midblock retaining walls to accommodate the slope across site;

Dwelling separation boundary walls between units;

Articulation with Constitution Street through the creation of a small public
open space to act as a pause space there;

The creation of a detention pond along New Hanover to comply with City
stormwater management policies that serves as a multi-function public
open space when not flooded;

Soft Landscaping.

Heritage Resources Identified

In light of the overburden across site, it cannot be known what archaeological
remains survive, nor what their state of preservation might be. As such,
potentially significant areas have been identified that might contain either
historical fabric, remains of social, cultural or religious significance, or with
the potential to shed light on the development of the area. These sensitive
areas area 17-23 Blythe Street, 273-297 Hanover, the site of the AME Church
and Bethel Institute, and the site of the Avalon Cinema.
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Street fabric is recognised as socially and historically significant, and granite
kerbstones as well as remnants of alignments, road surfaces constitute
archaeological heritage resources.

The subject site, along with the wider District Six area, holds very high socio-
historic significance, embedded inits sense of place, which itselfis connected
to the memory and collective nostalgia associated with life there and the
trauma of forced removals and its destruction. Specific elements contribute
towards this sense of place. These include the public life of District Six, where
a vibrant street culture was established as aresponse to limited internal space
in the small houses, such that streets and front stoeps - where these existed -
became extensions of the interior lives of residents. The materiality of streets
lends texture to these memories, with the cobbled sections providing a sonic
space. The memory of the historic character of Hanover Street as a site of
business, opportunity and residence, is particularly crucial in contributing to
sense of place. Leisure activities, such as cinema going, and access to the
mountains and sea, as well as community activities contfributed to a sense of
a cohesiveness that characterises peoples memories of the area, and that
was so devastatingly impacted by the forced removals to the Cape Flats.

Heritage resourcesidentified as sensitive to possible visualimpacts arising from
the proposed development include the recognised scenic routes of Philip
Kgosana Drive and Nelson Mandela Boulevard, the neighbouring Heritage
Protection Overlay Zones, and several site and features of significance
including tangible heritage resources of significance, and sites of intangible
significance that contribute to the sense of place attached to District Six.

Anticipated Impacts on Heritage Resources

The extensive cut and fill that will be required to build on this site means that
it is highly likely that all archaeological traces will be destroyed during the
redevelopment process. This extends not only to structural remains, features,
and possible deposits, but also to street fabric, both tarred and cobbled
surfaces.

Social impacts will arise where development proposals fail, in the planning
and design process and outcomes, to implement measures that ensure
the preservation and integration of the remnants of built form, and the
acknowledgement of loss, destruction and devastation of forced removals.
Such impacts will also arise where such memorialisation processes are
not community led, and do not involve ongoing community engagement
throughout the design process. Where community engagement is observed,
social impacts, particularly in light of the restitution process itself, are unlikely
to be high

The anticipated visual impacts of the proposed development are likely to be
of Low significance without mitigation, with the most pronounced impacts
within 250m from the site. The visual impact on the Eastern Boulevard and De
Waal Drive scenic routes are anticipated to be of Low significance.

Conclusion

Archaeology:

The proposed development will likely lead to the complete destruction of
all archaeological material on site in order fo accommodate the court
ordered number of units and proposed layouts. As such, mitigation will be
required to record, describe and/or sample such features, sites and material
as warrant mitigation. In order not to effect further delays, it is proposed
that mitigation be achieved chiefly through monitoring , with intensive,
continuous monitoring proposed for areas of likely high heritage sensitivity,
and less intensive monitoring for the remainder of site. While road surfaces
cannot be preserved, kerbstones will be collected and retained for reuse
wherever possible.

It should be noted that the archaeological process has been undertaken as
a Section 35 application concurrent to, but separate from this AIA to allow
site levelling to proceed independently from plans approval. A permit for this
work was approved at the HOMs meeting of 27 June 2022.

Social History:

This parcel of land contains the memory of several significant features of
historic District Six, although almost the built environment was levelled during
the forcedremovals. Significant features that warrant memorialisation through
the design development process and outcomes of this project include the
character of Hanover Street; the textures, alignments and names of old streets,
and the memory of places of worship, education and cultural significance
destroyed. Place making should also include the enhancement of historic links
to the sea and mountain as well as the wider City. Memorialisation without
active community engagement and ongoing consultation, however, renders
such processes futile and meaningless.

Visual Impacts:

Despite the unique sense of place and heritage significance of District Six, the
creation of an urban scape that is two-storeys, medium-rise and comprised
of duplex row and terrace housing around a central open space, in line with
the wishes of the verified claimants, has served to limit the visual impacts of
the proposed development.
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The overall visibility of the of the proposed development is low, and largely
limited to a radius around the site of approximately 500m. The overall Visual
Exposure (VE) is considered to be low and the Visual Absorption Capacity
(VAC) is between high and moderate whereby the proposed development
could be effectively ‘absorbed’ into the receiving environment. The visual
sensitivity of the area is considered to be moderate to high due to its
located in a highly significant heritage resource area and at the same time
is surrounded by significant HPOZs. The visual sensitivity of the receptors is
considered to be high as it is located within a residential area and nearby
important scenic routes. The visual intrusion is considered to be low as the
proposed developments blends in well with the surroundings. As such, the
anticipated visual impacts of the proposed development are likely to be
of low significance without mitigation, with the most pronounced impacts
within 250m from the site. The visual impact on the Eastern Boulevard and De
Waal Drive scenic routes are anticipated to be of low significance.

Architecture:

The design of the proposed development has been guided by the express
wishes of the verified claimants to return to an environment reminiscent of
that they were forcibly removed from. As such, the architectural language
is embedded in recognisable Cape forms, with gabled walls and pitched,
corrugated roofs, or flat roofs with copings; plasterbands around doors and
windows; walls punctured with vertical openings, and location of structures
close to the site boundary to enclose the street space. A hierarchy of spaces
has been utilised to allow for a natural progression from the public to private
areas of the house, while stone cladding in public spaces will be employed
as a visual reminder of the materiality of historic District Six.

Townscape:

The low-rise nature of the development, and the reinstatement of the historic
District Six street grid will, largely, realise the wishes of the verified claimants
to return to a neighbourhood that is reminiscent of the one they left.

Two new elements have been infroduced, that are at odds with this familiarity.
Carports have been created at the front of properties and within the footprint
of the building; possible negative impacts of this on street interfaces have
been ameliorated through attention to the design of street frontages to
maximise opportunities for activation. This will be further enhanced as the
development matures and people adapt their properties through expansion
at first floor over the garage, or through repurposing of the garage space
for other activities. The detention pond, the other new element, has been
designed to provide a multi-purpose space while not flooded, that will
enhance public amenities, and activate that sector of the site.

Recommendations

It is recommended that:

e This integrated HIA be endorsed as fulfilling the requirements of Section
38(3) of the NHRA (Act 25 of 1999)

* The following mitigatory measures be implemented to limit impacts to

archaeological heritage resources:

1. The archaeologistis to debrief workers on site of the locations of sensitive
areas, andinstruct the machine operators to exercise due care in clearing
the rubble overburden in those identified areas;

2. The archaeologist must monitor earthmoving in the areas where there is
likely to be remaining fabric, these areas are:

- Area of 17-23 Blythe Street (updated from 21-23 following further
refinement of research as part of the HIA process)

- 273-297 Hanover Street (updated from 273-284)

- AME Church and Bethel Institute Site (updated from AME site only)

- Avalon Cinema Block.

3. Workplans should be submitted that propose the archaeological
methodology for mitigating each of those sites should significant, in situ
material/features/fabric be encountered during site clearing;

4. Wheresignificant, insitu materialisidentified during site clearance atthese
sites, work in that area should cease, and the monitoring archaeologist
should notify HWC through the Case Officer;

5. If it is deemed necessary, systematic excavation should be undertaken
to mitigate the site prior to its destruction, this should be initiated in terms
of the workplans submitted;

6. Allcollected surface material, and securely provenanced material arising
from systematic excavations is to be prepared and submitted to Iziko for
curation and storage;

7. Granite kerbstones should be retained for reuse as far as is feasible;

8. Where feasible, to mitigate the loss of this historic fabric, the location,
alignment and extent of historically cobbled surfaces should be
memorialised through paving, rather than tarring those roads, and/or
instating cobbled sections in paving or other surfaces;

10. If human remains are uncovered, work must cease until the project
archaeologist and HWC have been notified, the significance of the
material has been assessed and a decision has been taken as to how to
deal with the findings.

9. A close out report should be submitted to Heritage Western Cape once
all earthmoving and archaeological work on site is completed; a copy
of this report is to be uploaded to SAHRIS.
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* The following provisions be implemented to limit impacts to socio-historic

significance:

10. The old street grid and street names of Phase 4 to be retained as far as

possible

This is already indicated within the development proposal of Phase 4.

11. Including cobbled street textures
Using cobbles as a moment to bring in the former textures of streetscapes
within District Six could be done within sections of paving along Old
Hanover Street or within landscape design for public space and play
areas within the development.

12. Old Hanover Street: Historical local activity spine
Previously the heart of public life in District Six, Old Hanover Street can
be developed as a commemorative route that provides a smaller scale
streetscape than New Hanover Street. This street is recommended to
be a pedestrian-dominated space which can serve to tell the story of
District Six and the life that played out before it's traumatic demolition.
Narratives of the past should be embedded within this public space
using innovative use of pavements, signage, memory markers, public art
interventions and landscaping that is community led. With a significant
section of Old Hanover Street included within Phase 4, it is essential that
the development responds to the memorialisation of the street.

13. New Hanover Street: vibrant local business spine
New Hanover Street is seen as the future local business spine of District
Six. In keeping with its historical associations there should be retail and
mixed-use opportunities on street level, providing opportunities for social
life and active edges facing onto the street.

14. The memories of places that were destroyed to be re-integrated into

development plans

The names, architectural and social histories of

- religious institutions (AME Church)

- schools (AME Bethel Institute and association to Ashley Street School
and George Golding Primary - now Rahmaniyeh Primary)

- and places of cultural significance (i.e. The Avalon Cinema, the Avalon
Record Store, and other businesses and memories of streets such
as Isaac Ochberg Hall and the Eoan Group, the entrance to ‘Fairy
Land’...etc) within Phase 4 to be memorialised through signage boards,
street paving, free dedication/storytelling in line with community
engagement.

15. Enhance connections and memories to the mountain, sea and city
Phase 4 as a section of District Six had a clear connection to Table
Mountain, the sea and business district of the city. This was central to
its identity as an urban neighbourhood. Both the natural and the built
environment shaped its character and lines of connection to the places

it surrounded. District Six was always part of a wider Cape Town City.

* The following provisions be implemented with regard to design, fownscape

and architecture:

16. While architectural design and forms are deliberately set up to be
reminiscent of historic District Six, the urban rather than suburban nature
of the architecture is to be foregrounded, particularly with respect to
the street edges and urban interfaces;

17. The materiality of formerly cobbled roads should be remembered
through the use of interlocking pavers instead of tar as part of the
design of roads where appropriate and where City regulations permit;

18.  Granite kerbstones should be retained during site works and reused for
pavements throughout the development;

19. Old Hanovershould be pavedin grey pavers to identify it as a pedestrian
friendly route, different from the tarred roadways. The same approach
should be considered for Upper Ashley as a direct route through Erf
177464 from CPUT;

20. The detention pond west of Russell Street Plaza should be designed and
detailed to be used as a public, urban space in the first instance with
occasional stormwater function being accommodated by its design;

21.  The area east of Russell Street Plaza should be set aside for future
higher density development; such development should be capped at
a maximum height of four storeys;

22. The importance of New Hanover as a commemorative route and a
local business spine should be expressed in its further redevelopment
with retail and mixed use opportunities at street level,;

23. Informal trading should be permitted along New Hanover pavements
through the assignation of appropriate zoning for that activity (Transport
Zoning 2).

24. A detailed Landscape Plan should be submitted to HWC for review,
and accompany the Local Authority submissions to provide detail on
the following:

(i) the design of the detention pond as a multi-purpose public space;

(i) retention of existing trees along Constitution Street and New
Hanover Street;

(iii) Indication of new sireet tree planting in addition to the proposed
planter boxes on residential erven;

(iv) The design of the proposed centfral open space, indicating
mitigation of the high retaining walls/ visual connections into the
space;

(v) The tfreatment of Old Hanover Street and the use of pavements,
signage, memory markers, public art interventions, landscaping

District 6 Phased Redevelopment: Phase 4 Rennie Scurr Adendorff
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etc. to relate to its socio-historic significance.

25. A set of high level design guidelines, based on this submission, will
be formalised and submitted to HWC for approval, and with the
Local Authority application to provide guidance on future built form
adaptations as typical scenarios such as the raising of boundary walls,
extensions above carports efc. to ensure such changes through time
are sensitive to issues of street activation, surveillance and built form
character.

Dé6-ADE-JV Project Team

Project Managers: Delta BEC

Architects: MLB Architects

Urban Desigh and Town Planning:  CNdP Africa

Engineers: Element Consulting Engineers
Quantity Surveying Services: AMPS Quantity Surveyors

Avuthors and Date

Katie Smuts - Archaeologist and Heritage Practitioner

Mike Scurr - Architect and Heritage Practitioner
13/09/2022
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PART A: PROJECT & SITE INTRODUCTION

1.0. BACKGROUND

1.1. Purpose of Report

Rennie Scurr Adendorff has been appointed by Delta BEC to manage the
heritage processes pertaining to the proposed redevelopment of several
erven in District Six, comprising Phases 4, 5 and 6 of the Restitution Housing
Project. The affected properties, totalling 87 827.22m?, have been grouped
as three development parcels (Figure 1 to Figure 3).

In order to expedite the initiation of construction, the project tfeam have
decided to focus on the parcel of land identified as Phase 4 first, and to
proceed with obtaining the necessary approvals before continuing with the
others; it is anticipated that once sufficient progress has been achieved with
the first parcel, the other two will be brought on line.

The identified parcels are to be redeveloped for housing as part of the
wider District Six restitution process which aims to return land to 954 families
dispossessed as aresult of the Group Areas Act of 1950 and subsequent forced
removals from District Six between 1966 and 1978. This restitution process has
recently been the subject of Constitutional and Land Court judgements in
2018 and 2019, which has prompted the government to expedite matters.
This phase of the restitution process aims to construct 467 dwellings on the
various land parcels.

Phase 4 is a single property, Erf 177646, it is zoned GR4, and is 28955.84m?

RSA submitted a Notification of Intent to Develop to Heritage Western Cape

in terms of Section 38(1) of the NHRA; the Response to the NID of 22 March

2022 (Annexure A) required a Heritage Impact Assessment inclusive of:

- A Visual Impact Assessment;

- An Archaeological Impact Assessment;

- A socio-historical study; and

- Heritage design indicators for the development within the wider
redevelopment

This Heritage Impact Assessment pertains only to the Phase 4 (formerly Parcel
P) development site, comprising Erf 177646.

Figure 1. Locality map (top) and all development parcels (red) within the context of the
The remaining parcels will be subject to separate S38 processes. mapped extent of District Six (yellow) (RSA, 2022).

District 6 Phased Redevelopment: Phase 4 Rennie Scurr Adendorff September 2022 HIA 9
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1.2. Processes to date

A previous application was submitted by RSA in March 2020 in terms of Section
35 of the National Heritage Resources Act (No. 25 of 1999). This application
pertained only to archaeological monitoring of the removal of the rubble for
the purposes of site clearance on Parcels P and N. The proposed activities
did not extend to any excavation into the archaeological deposits below
historic ground level, nor to any development related activities. This permit
was granted (see Annexure B), and monitoring of the rubble removal was
undertaken from June 2020 onwards.

A further Section 35 permit has been granted to allow for archaeological
monitoring of the necessary geotechnical testing that needs to be done as
the preparatory phase of the redevelopment process (Annexure C); the test
holes have been dug, but the closeout report is not yet completed.

Beyond these two previous processes, it should be noted that, in efforts to
expedite the redevelopment of the various parcels, it has been decided
to undertake the archaeological exploration of the development areas as
separate Section 35 processes. Following this route will uncouple the initiation
of development activities on site from the wider process of plans approval,
in light of the fact that this scheme is subject to a court order and is going
ahead, on these parcels and at some point in the immediate future. The
permit to manage the process of site levelling in preparation for development
has been approved (Annexure D).

1.3. Statutory Context
1.3.1 The National Heritage Resources Act

The site falls within the SAHRA proposed Grade 1 area for District Six. The
vacant, ungraded property is 28955.84m? in extent, and the application
triggers Section 38(1)c(i) of the NHRA. This report is submitted in fulfilment of
the RNID from HWC (Annexure A) which called for an integrated HIA.

1.3.2 The City of Cape Town Zoning Scheme

The parcel is ungraded and zoned General Residential 4. Rezoning will need
to take place in order for the development to proceed. The site falls outside
of any declared or proposed Heritage Protection Overlay Zone (HPOZ).

1.3.3 Restitution Process and Court Orders

The City of Cape Town as the registered owner of the land sought to exclude
the land from being used for restitution in 1996.

An application was brought to Land Claims Court and an out of court
agreement was reached.

The District Six Beneficiary Trust was elected by the claimants to represent
them.

A Record of Understanding was entered info in 1998 between the claimant
elected District Six Beneficiary Trust, the Department of Land Affairs and
the City of Cape.

On the 26 November 2018, Land Claims Court handed down a declaratory
order against the State (Minister, Commission and Presidency) for failing
in their constitutional obligation to provide restitution to all claimants of
District 6 and this therefore constituted a rights violation.

PHASES OF REDEVELOPMENT

* Phase 1, 24 claimants, was completed in 2008

e Phase 2, 115 claimants, was completed in 2013

Phase 3, 108 claimants, was completed in June 2021 although occupation
has been delayed.

1.3.4 District Six Representation

* District Six Reference Group (D6RG) represents the Verified Claimants, and
is the elected body that represents the claims lodged priorto 31 December
1998. It aims at dealing with technical matters, communication and social
integration.

* District Six Working Committee represents mainly claimants who lodged
between 1 July 2014 to 27 July 2016 but has representation of pre-1998
claims as well.

* District Six Civic Organization assists returnees with social integration and
community matters.

* District Six Advocacy Groups represent the interest of the then District Six
home owners.

* District Six Beneficiary Trust established by claimants: facilitated Phases 1
and 2 developments.

* District Six Museum leads on heritage and memory making in restitution
and restoration.
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1.4. Study Methodology

» Site visits have been undertaken to inspect the parcel of land proposed for
development;

* Extensive research has been undertaken of primary sources relating to the
development and history of District Six;

* Existing reports pertaining to development applications and previous
archaeological investigations within District Six have been consulted;

* Mapping and analysis of historic plans, surveys, photographs and aerial
imagery has been undertaken;

* Specialist input has been sought from archaeologists and heritage
practitioners conversant with development applications within District Six.

This HIA builds on and is, to varying extents, reliant on prior work, including
but not limited to:

e City of Cape Town. 2021. District Six Local Area Spatial Development
Framework: Conceptual Framework Report, June. Prepared for the City of
Cape Town.

 Halkett, D. 2013a. A Report on the Archaeological Monitoring of Bulk
Earthworks on Phase 3, Site Q in District Six. Prepared for StructoCon. Cape
Town: ACO Associates.

 Halkett, D. 2013b. Proposed Construction Management Guidelines for
Conservation of Heritage Resources: District Six, Phase 3, Site Q, November.
Prepared for the National Department of Rural Development and Land
Reform. Cape Town: ACO Associates.

* le Grange, L. 2003. District Six: Heritage Impact Assessment. Prepared
for, the Environmental Management Section, Planning and Economic
Development Department, City of Cape Town. Cape Town: Lucien Le
Grange Architects and Urban Planners.

* Malan, A. 2003. District Six Heritage Impact Assessment. Prepared for Lucien
Le Grange, Architects and Urban Planners. Cape Town: Archaeology
Contacts Office.

* Mammon, N. and le Grange, L. 2012. District Six Development Framework.
Prepared for the National Department of Rural Development and Land
Reform. Cape Town: NM & Associates and Lucien Le Grange, Architects
and Urban Planners.

e Pistorius, P. ed., 2002. Texture and Memory: the urbanism of District Six. 2nd
ed. Cape Town: Cape Technikon.

e Townsend,S.2013a. ANIMPACTASSESSMENTREPORTADDRESSEDTOHERITAGE
WESTERN CAPE submitted in terms of Section 38 of the National Heritage

Resources Actregarding the Redevelopment of a Part of District Six known
as Block Q2 on Remainder Erf 9929 to accommodate Apartment Buildings
and Row-Houses for the National Department of Rural Development and
Land Reform, November. Prepared for the National Department of Rural
Development and Land Reform. Cape Town: Stephen Townsend.

e Townsend, S. 2013b. A Supplementary Report Associated with an Impact
Assessment Report Addressed to Heritage Western Cape submitted in
terms of Section 38 of the National Heritage Resources Act regarding the
Redevelopment of a Part of District Six known as Block Q2 on Remainder
Erf 9929 to accommodate Apartment Buildings and Row-Houses for the
National Department of Rural Development and Land Reform, December.
Prepared for the National Department of Rural Development and Land
Reform. Cape Town: Stephen Townsend.

This research has provided an understanding of the history of the proposed
development areas, and the likely the features, structures and configuration
of the fabric that underlies them. The likely social and historic significance of
the areas in question has been assessed, as has the likelihood of significant
fabric remaining in situ in each instance. These analyses have informed
the proposed management guidelines that underpin the resulting permit
application pertaining to rubble removal and earthmoving across the areas.

Note on naming conventions
In 2020 Keizergracht was renamed Hanover Street. This road is referred to in
this document either as Keizergracht or New Hanover.

This should be understood as distinct from the historic alignment of Hanover
Street, referred to simply as Hanover Street historically.

Old Hanover Street is the reinstated alignment of historic Hanover Street that
originates in the Q2/Phase 3 development and will continue through the
Phase 5 development areaq.

Report compiled by:
Katie Smuts - Archaeologist and Heritage Practitioner
Mike Scurr - Architect and Heritage Practitioner
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1.5. Limitations

There have been no limitations during the compilation of this HIA, and the
heritage practitioners have been supplied with all the necessary information
by the desigh team to undertake the required work.

1.6. Statement of Independence

Neither the staff of Rennie Scurr Adendorff nor any other professionals
involved in this submission has any legal ties to DALRRD, Delta BEC or any
other professionals or claimants involved in this proposal. There is no financial
gain tied to any positive comment or outcome.
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2.0. OVERVIEW OF PROPOSED DEVELOPMENT

2.1. Proposed Development

The Department of Land Reform and Rural Developmentis proceeding with the
redevelopment of several parcels of land in District Six. The activities proposed
in terms of this application pertain to the court ordered redevelopment of
parcels of land in District Six fo accommodate the resettlement of a number
of families previously evicted from District Six.

The development should be considered within the framework of this long
period of involvement both of National Government, the City of Cape Town
and the officially recognised recipients who, through various platforms over
several years, have had an opportunity to provide inputs into the design and
layout of the proposed development.

Two existing reports informed the design and planning of the development
to this point. The first of these was the Development Framework which was
prepared between 2010 and 2012 for what was then the Department of Rural
Development and Land Reform. This document identifies the key structuring
routes in District Six and indicates how development should respond to
them. Further to this, the Development Framework was informed by several
“fundamental design principles”.

These principles, which are considered enduringly relevant, are:

* Reinstate the historic street grid and fine grain character of old District Six

* Enhance the setting of the remaining historic buildings as unique and
distinctive places within the urban fabric

* Safeguard important vistas and protected views

e New Hanover Street as an activity corridor and the primary element of
urban sfructure, in a reconfigured form

* Protect and improve natural, green linkages through the site, particularly
mountain to sea links

e Create a clear and permeable network of routes and open spaces

e Urban form to be of a human scale and responsive to the micro climate
and local topographical conditions

* Improve linkages with the surrounding urban fabric

* Provide a variety of typologies of public spaces and associated activities

/ buildings

A clear definition of precincts/ neighbourhoods

Ensure the adequate provision of public facilities and that these are

associated with key elements of the public space structure

In ferms of these design principles, the preferred unit typology, as identified by
the recognised claimants (represented by the Reference Group), comprises
a narrow double storey row or semi-detached house with a double pitched
roof, laid out along relatively narrow, enclosed streets creating an urban
environment not dissimilar to historic District Six. These houses are proposed
for the upperslopes of the available land, away from New Hanover Street and
Canterbury Street, which are earmarked for higher density redevelopment
for future claimants.

The second crucial prior report is the Implementation Framework (CNdP
Africa, 2019), which explored high-density typologies as well as different
block and massing scenarios for the remainder of the available land. The
preferred option that emerged represented a significant step change with
the introduction of eight storey apartments generally located on the medium
to high density land parcels along Hanover Street and Canterbury Street.

Four principal informants to the urban design work are:
1. Areview of the previous phases.

2. Engagements with the Verified Claimants.

3. Council policy and processes.

4. Heritage and character

Key Principles informing design decisions arising from the Implementation

Framework are:

1. The Department’s ultimate clients are the Verified Claimants.

2. The Verified Claimants are steadfast in their determination to return to an
urban environment similar to what they were forcibly removed from.

3. The costs of the development must be minimized, in dealing with the
challenging topography and aligning with the historic street grids where
possible.

4. The number of units for Verified Claimants must be maximized, while
providing well-designed, contemporary, liveable family homes and
public spaces, and exposing and integrating the heritage of District Six
where possible
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2.2. Site Description

The parcel of land earmarked for development in terms of this phase of the
redevelopment of District Six, Phase 4, is Erf 177646, a 28 955.84m? piece of
land that lies between New Hanover Street and Constitution Street, west of
Vogelgezang Street (Figure 3 and Figure 5 to Figure 16)). Historically, the
parcel was bounded by Blythe Street to the west (now reinstated as Horstley),
Eckard Street to the north (now partly underlying New Hanover) and Plymouth
Road to the south, with the eastern extent intersecting St Leger Street.

Upper Ashley Street Preparatory School lies over Constitution Street to the
south. To the west of Erf 177646 is the land developed in Phase 3 of this
project (Block Q2).
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Erf 177646 was extensively altered to facilitate the creation of a sports field,
probably in the mid to late 1990s (Figure 4). Cut and fill levelled the areaq,
a steep embankment was created along Keizersgracht, and the natural
ground level was cut away at the southern extent of the site to below historic
levels. This site topography has been changed further by more recent illegal
dumping. Remedial earthworks were undertaken in July 2020, again without
following any proper procedure, such that the south eastern extent of the
site, particularly, has been transformed yet again. Yet more dumping that
took place during the construction of the Q2 development adjacent fo the
west. This dumping was confined to a fenced off portion of the site at the
north west where a temporary stockpiling and dumping site was created; this
fencing and the results of the activities remain as at the present day.

Figure 4. Sequence of Google Earth images showing the
development of the Q2 site west of the Phase
4 site, and the earthmoving activities that have
taken place in recent years across the vacant

e - hr"qp‘if;‘ F . Schos R erf (Google Earth, 2022)
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Figure 5.

Figure 6. Phase 4 during site levelling, view to west (RSA, 2020) Figure 8. Phase 4 during site levelling, view to west (RSA, 2020)
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Figure 10. Phase 4 current condition, view to north east (RSA, 2022) Figure 12. Phase 4 current condition, view to north west (RSA, 2022)
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Figure 13. North western extent of Phase 4 (RSA, 2022) Figure 15. North western extent of Phase 4 (RSA, 2022)

Figure 14. North western extent of Phase 4 (RSA, 2022) Figure 16. North western extent of Phase 4 (RSA, 2022)
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3.0. HISTORICAL OVERVIEW OF THE SITE AND ITS CONTEXT!

3.1. Site History

The history, development and subsequent destruction of the wider area of
District Six has been the subject of extensive academic and public discourse.
The account provided below, should be understood in the context of this
wider body of work, and, further, through the lens of the direct involvement
of former residents in the restitution process to date. As such, the following
section provides a basic historical outline for District Six broadly, and then
addresses the development of the area of Phase 4 specifically. The history
presented here is one of spatial development rather than social history, which
is provided in the Socio-Historic Study (see section 5.0 and Annexure R).

3.1.1 District Six

The area of District Six where the development area is located was originally
part of Zonnebloem Farm, which had been granted in 1707. From 1831, upon
the death of Alexander Tennant, tracts of farmland were subdivided off and
sold to developers.

Throughout the C19th, the development of District Six increased, stimulated
by the emancipation of slaves which drove up demand for housing from the
late 1830s onwards, as well as by increasing commercial activity at the Cape
that swelled the population.

Properties were further subdivided, with house types ranging from simple free
standing villas and small dwellings to densely overcrowded row houses. The
old farm road from Cape Town to Zonnebloem Farm became the central
thoroughfare through this growing setftlement, eventually formalised as
Hanover Street.

Several surveys from the C19th show this development through time. Show’s
municipal survey of 1860 shows several houses in District Six, with development
largely limited to the more northerly areas aligned along Hanover Street and
the surrounding environs.

By the time of Thom's survey in 1895, while settlement had densified, it was still
largely restricted to the lower lying areas. From 1926 onwards, development
expanded up the slopes of the mountain towards De Waal Drive, now Philip
Kgosana Drive.

1 Halkett and Hart 1996a, 1996b; Bickford-Smith et al, 1999; le Grange, 2003; Lea, 2007;
Malan 2003; Mammon and le Grange, 2012; Townsend 2013a; Worden et al, 1998

District Six developed as a vibrant community, with Mosques and Churches,
hotels and businesses between various residences. By 1938, however, the
combination of dense habitation and poor servicing was used as a means to
exercise control over the area, with the promulgation of the Slum Clearance
Act. The effects of this legislation were, however, dwarfed relative to the
destruction wrought by the Group Areas Act of 1952, and the subsequent
proclamation in 1966 of District Six as a whites only residential area. The
following 14 years saw large-scale destruction of District Six, as residents were
forcibly evicted from their homes and moved to newly created suburbs on the
Cape Flats. Homes and businesses were demolished, and vast swathes of land
were levelled and scraped flat by bulldozers. The landscape left behind in the
wake of these actions was almost entirely altered, with landmarks obliterated
and street layouts obscured - only a few religious buildings remained as
testament to the history and community that had been decimated.

The partial redevelopment of District Six, then renamed Zonnebloem, served
to sever ties to the historic community further. Modern streets were built
across and through the area with no consideration of prior street alignments.
Keizersgracht, in particular, intersecting and truncating remnants of Hanover
Street is particularly notable in this regard, with the alignments of the newly
created Vogelgezang and Constitution Streets cutting further swathes through
formerly residential areas.

Modernstreets have furtherbeenrenamed after original streets withoutregard
for the relative location of these alignments, such that present Constitution,
Aspeling and Vogelgezang Streets do not reflect the historic location of those
roads.

Modern developments, where these have been permitted to proceed have
also added to the destruction and obscuring of blocks and street layouts,
with the most notable of these being CPUT. Beyond these obvious impacts,
surviving elements have been subject to vandalism, damage and theft
throughout the intervening years, with granite kerb stones particularly subject
to removal from the area either to facilitate the passage of vehicles or for
landscaping in surrounding developments.
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3.2. Erf 177646

The areas closest to Hanover Street developed earlier than those higherup the
slopes and away from the centre of District Six. In 1860, according to the Snow
plan of the City, only a handful of structures were located across Erf 177646,
predominantly aligned along Hanover Street, correlating approximately with
the row houses identified in the 1957 survey as 272 to 285 Hanover, and the
structure on the corner of Hanover and Russell Streets. A single dwelling in @
large walled garden was located at the south west of the property, along
what was later Blythe Street but was, at the time, a stream.

By the time of Thom's survey in 1895, this picture had changed dramatically,
with more of the area built up. The area of Erf 177646 was developed from
Eckard Street in the north, where two blocks aligned parallel to the roadway
separated that street from Hanover Street to the south. Two double rows of
tenements, with shared back alleyways occupied the remainder of the site
as far as Upper Ashley to the south, with Springfield running between them.
Over Dover Street at the west was a large enclosed yard servicing a property
outside the boundaries of what is now Erf 177646, while the large residence
at the south west of the property remained, with a second structure now built
within the north eastern extent of its walled garden. Trees are indicated along
the eastern boundary wall, and the stream is now indicated as a formalised
canal that drains info a culvert west of the property.

Little change is effected between then and the 1926 aerial imagery of District
6. The southern extent of the property remains undeveloped aside from two
structures flanking the southern extension of Dover Road, although this is not a
formalised road at that point. The large residence remains present, although
apparently fairly altered - the image is not sufficiently clear to make out the
extent and nature of changes, although it appears another structure has
been built adjacent to the east.

By the time of the municipal survey of
the late 1950s, most of District Six was
densely developed. Development
of the site has, by then, extended
beyond Upper Ashley to Plymouth
Road, and the extension to Dover
Street has been formalised.

Figure 17. Corner Blythe and Plymouth

c.1970 (Greshoff, 1970, courtesy
Dé6 Museum)

o Gresheft .

Figure 19. Avalon Bioscope on Eckard Street
((District Six Museum, 2022)

Figure 20. View across Eckard to Blythe Street

The single residence had been demolished by 1957, and replaced with the
end terraces fronting onto Blythe Street, and comprising houses 17-23 along
that road. All roads within the development area are indicated as tarred at
this point aside from St Leger at the far east, Dover and Springfield.

The African Methodist Episcopal
Church was built in the 1920s on the
corner of Springfield and Blythe, and
is depicted on the 1957 City survey. Its
associated school building located
in buildings on the corner of Hanover
and Blythe had burnt down in 1957.

The Avalon Bioscope, a popular
cinema is depicted at the western
end of one of the blocks between
Hanover and Eckard.

Figure 18. Springfield Street and the AME
Church at left ¢.1970 (Greshoff,
1970, courtesy D6 Museum)

during forced removals c.1970
(Greshoff, 1970, courtesy D6 Museum)

The following series of maps illustrates the development of the site, from
Snow’s Plan of 1860, to Thom's Plan of 1895, the area as photographed in the
aerial survey of 1926, and, finally, as recorded in the Cape Town Municipal
Survey undertaken, for this area of the City in 1957 (Figure 21 to Figure 25).
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Figure 22. Development on Erf 177646 in Thom's Plan of 1895 (RSA, 2022). Figure 24. Development of Erf 177646 in the Municipal Survey of 1957 (RSA, 2022).
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Figure 25. 1930s and 1940s Land Use and Zoning
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maps of the subject site produced around
the time of an increase in efforts by the
City to effect ‘slum clearance’ in District
Six (CoCT E&HRM Unit 2022).




PART B: SPECIALIST STUDIES (EXTRACTS)

4.0. ARCHAEOLOGICAL IMPACT ASSESSMENT

Extract: For full Archaeological Impact Assessment, see Annexure Q

4.1. Introduction

The AIA (RSA, 2022) identified that various sites across the property could hold
archaeological significance, but makes a distinction between the intangible
social, historical and associational significance of District Six, and the tangible
remains that constitute its archaeological signature. This factor, together with
the urgency of the proposed redevelopment, shapes the assessment of the
archaeological resources and the approach to proposed mitigation.

It should be noted that the archaeological process is proceeding as a Section
35 application concurrent to, but separate from this AIA to allow site levelling
to proceed independently from plans approval. This is approach is feasible
and sensible given the extent of earthmoving necessary to redevelop the
site. The cut and fill requirements will be so extensive that changes in layout
and/or design will result in little to no change to the archaeological impacts.

4.2. |dentified heritage resources

Identified archaeological heritage resources include the following:
* High Significance
- Area of 17-23 Blythe Street - could contain possible old fabric and material
related to market gardening in the mid to late C19th
- 273-297 Hanover Street - comprises two mid-C19th development areas,
with infill of indeterminate mid to late C19th origin, and potentially the
remains of a mid-late C192th well at the north eastern extent of the block;
- AME Church (1920s) and Bethel Institute (1903) - potential to yield
artefactual material related to religious activities
* Moderate Significance
- Avalon Cinema Block - site of moderate social significance; it is not
anticipated that this site will yield much of archaeological significance,
but any cultural material associated with it would hold significance

The fabric of roads and pavements holds archaeological significance as

4.3. Impacts to heritage resources

Given the extensive rubble overburden across site, as well as the degree of
disturbance the study area has been subject to through time (Figure 26), it
is not possible to know the extent of preservation or even presence of intact
archaeological sites, features or structures below the current ground surface.

Figure 26. Views across Erf 177646 in 2020, before the latest site levelling took place in January

(1), and after (r) showing the disturbance that occurred just within the past few years
(RSA, 2020).

This factor notwithstanding, the extensive cut and fill that will be required to
build on this site (Figure 27) means that it is highly likely that all archaeological
traces will be destroyed during the redevelopment process. This extends not
only to structural remains, features, and possible deposits, but also to street
fabric, both tarred and cobbled surfaces.

Site Section B-B through Blocks A, E, F, G
1:250

representative elements of the materiality of District Six. The site of the EOAN

e eype . . . Site Section D-D through Blocks B, C, D
Group activities at Isaac Ochberg Hall is outside of the project area and  1:250

Figure 27. North-south cross sections through Erf 177646 showing the extensive cut and fill
required to accommodate the platforms for construction (D6-ADE JV, 2022).

therefore not of archaeological significance.
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4.4, Proposed mitigation

The AIA notes that some 20 years have passed since the last systematic
archaeological excavation was undertaken in District Six, and that this time
period represents a delay in restitution that has significant implications for the
practice of archaeology within the areas proposed for redevelopment. The
report contends (RSA, 2022: 17) that *[s]ystematic excavation cannot now
be prioritised at the expense of further delays to the rehousing the verified
claimants. The basic position of archaeological practice in this instance has
to shift from that of exploratory, research archaeology to one of salvage
archaeology.”

Given the urgent need to ensure that redevelopment is not unnecessarily
delayed, no exploratory excavation or test pitting is proposed for this site. The
mitigation strategy proposed in the AlA is a to implement a programme of
across the site, with continuous monitoring proposed for those sites that have
been identified as holding potentially high archaeological significance due
to their relative age, social or cultural significance, or their potential to shed
light on the origins and development of the area through time (Figure 28).
This strategy will mean constant observation by the appointed archaeologist
for the period that site levelling is underway in those areas.

Should intact, in situ features be identified during this process, these will be
cleaned and assessed to determine significance, and further actions will be
decided on at that point, tailored to the significance, nature and type of
each individual site or feature.

The sites on Erf 177646 proposed for continuous monitoring are:

* 17-23 Blythe Street;

e 273-297 Hanover. This monitoring will incorporate the two mid-C19th
development areas and the rest of that block, which is of indeterminate
mid to late C19th origin, as well as the area of the well indicated on Thom
at the north eastern extent of the block;

* AME Church and Bethel Institute Site;

* Avalon Cinema (it is not anticipated that this site will yield much of
archaeological significance, but intensive monitoring will be undertaken
nonetheless to ensure that any cultural material associated with the
cinema can be recovered)

Depending on the outcome of the monitoring, excavation might be necessary
to test for in situ deposit, significant remnants or similar features at one or

more of the above sites. Whether excavation is undertaken by hand or
machine, and the extent of excavation will be determined by the outcomes
of initial monitoring. Basic workplans should be compiled for each site to be
excavated, and these submitted to the Case Officer for approval at HOMs.

The remaining areas of site will be monitored with routine assessment
to determine whether any remains are sufficiently significant to warrant
further recording in situ, or if material warrants archaeological intervention
beyond recording and sampling. Should significant, intfact, in situ deposits
be encountered, these could warrant excavation, although this outcome
is not anticipated, given the urban nature of the area in the past, and
the disturbances to the site in the past forty years. The exception to this
consideration is likely to be found in street alignments which may survive in
varying condition and to varying extents. The robust granite kerbstones are
likely to have survived, either still in situ or displaced, and these should be
retained for reuse as far as possible.
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Figure 28. Overlay of Thom survey on current Google Earth map indicating identified areas of potential archaeological significance that will be subject to intensive and/or continuous monitoring in terms
of the proposed mitigatory strategy (RSA, 2022)
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5.0. SOCIO-HISTORIC STUDY

Extract: For full Socio-Historic Study, see Annexure R

5.1. Background

The Social History Report (Randle, 2022) identifies the built history of District
Six as dating back to the second half of the C19th, while the social character
of the subject property originates more properly in the C20th, particularly
between 1920 and 1970.

Erf 177646 is identified as "an important historical zone in the social history
of District Six, which by the mid 20th century contained an iconic nexus of
urban residential housing, mixed use buildings, and the thriving economic
and social space of Hanover Street” (Randle, 2022: 1).

As espoused in the City of Cape Town'’s Cultural Heritage Strategy, “it is
important to acknowledge the achievements of individuals and groups during
the City’s history and seeks to recognise and protect places, narratives and
traditions associated with such people and events” (lbid: 2). Given that the
built fabric of the site has been destroyed, this can be achieved through
the narratives and associations of District Six that persist in the memories of
former residents (Figure 29).

amr

g iy 4L - " £k -
Figure 29. Street signs, including Hanover, Eckard and Ashley, forming part of to a memorial

marker during a walk of remembrance through District Six by former residents in 2020
(Suné Payne in Randle, 2022: 2)

This memory can be foregrounded, and made tangible through preservation
andintegrationinto future planning and design, to serve as acknowledgement
of the atrocities of the past. The study outlines how this ‘sense of place’ can
be incorporated into redevelopment by identifying key components that
comprise these intangible memories and continued cultural practices.

Randle (2022: 2) quotes Le Grange (2003), noting that :the employment and

translation of memory is key to urban design development [and] requires:

- Conserving and celebrating previous and remaining institutions i.e. even if
buildings have been destroyed their memory needs to be conserved and
celebrated;

- Incorporating memory in street/place names;

- ldentifying and celebrating public places.”

5.2. Identified Socio-Historic informants

5.2.1 Horstley Street

Although the historic alignment of Horstley Street falls outside of the boundaries
of Erf 177646, running parallel to and west of Blythe, it is considered in terms
of the social history of this portion due to its direct and indirect links to the
subject property.

Horstley Street is of exceptionally high significance in the memory of former
residents of District Six, having been the site of the first forced removals -
when African residents were removed to Uitvlugt (Ndabeni) in the interests of
public health after an outbreak of plague in 1901 - and the last under Group
Areas Act in the 1970s and 1980s.

Further, the well documented interplay between built form and social fabric
of Horstley Street stands as proxy for the many less well known areas of District
Six, including within the subject site.

The rear parts of houses - back yards and shared spaced behind rows of
tenements - accommodated a variety of functions, facilitating movement:
“informal visits, cooking, workshops for additional income streams, ablutions,
unregulated building alterations — moments where despite-built environment
limitation of structure with no stoep frontage, the residents could subvert
control and impose individuality” (lbid: 4); even sewers and drains were
pressed into service for hiding items from the police during raids on shebeens.
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In the absence of stoeps, people spilled out both behind their houses and in
front, into the streets, which became “an extension of interior life” (lbid). With
District Six located so close to the centre of fown, many were able to walk
to their places of work, transforming the street into an active space. Those
houses that did have stoeps became spaces of social engagement, where
the street and home life intersected.

5.2.2 Cobbled Streets

Various roads throughout District Six were cobbled, including Springfield and
Dover in the subject property. These cobbled streets became playgrounds,
while the memory of them is coloured by soundscapes: “the noises of people
walking and iron wheels on cobbled streets remained in people’s memories”
(Ibid: 5).

5.2.3 Streets and open fields: spaces of interconnection

The interconnectedness of streets was achieved literally and figuratively.
Open fields and vacant lots provided short cuts and children’s play areas
between streets, while closely built houses and short, narrow streets crowded
views between streets. This proximity further created "social connections
that spatialised familial and business relationships between one street and
another in a social web that shaped the use of landscape, public space and
built form” (lbid).

5.2.4 Old Hanover Street

Historically, Hanover Street was the vibrant heart of District Six, with the iconic
“You are now in Fairyland” graffiti announcing the singularity of the street on
the corner of Hanover and Horstley just outside of the subject area.

Hanover Street can be characterised in a number of ways, Firstly was its
commercial aspect, with various businesses and stores lining the street, and
including cafes, restaurants, spice shops, tailors, butcheries, doctor’s rooms,
a bottle store, music store, chemist and the famous Crescent Restaurant
(Figure 30).

Hanover was also a space for informal trading, entrepreneurship and
personal economic growth, with many hawkers progressing to stall holders
on the Grand Parade, or progressing from selling wares from horse and cart
to selling from vehicles.
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Greshoff in Randle, 2022: 8)
Finally, Hanover was a residential space, and this factor is a defining feature
of District Six, provided residence within the City centre. Work for many was
within walking distance, shopping could be easily achieved at one of the
many corner shops, while small businesses such as dressmaking also operated
out of homes.

5.2.5 Avalon Cinema

The Avalon Cinema, on Hanover at the Russell Street intersection was one
of many cinemas in District Six, although favoured as one of the more
salubrious, that “provided a form of place making and orientation, they were
sites of multi-purpose use for leisure, cultural and political activities, having a
relationship with the streets that surround them” (lbid: 7). Significantly it also
served as a site of anti-apartheid rallies.

5.2.6 Mountain and Sea Access

District Six had easy access to the mountains and, particularly before the
foreshore reclamation, the development of the railways and the construction
of the elevated freeways, to the sea. Residents of the area had freedom and
rights tfo access and utilise these public spaces for recreation, foraging and
social gathering.

5.2.7 Places of Gathering

Public Spaces

Historically District Six was provided with few, if any, public open spaces
dedicated to recreation and play. Children played between buildings on
open land and on the streets. Festivities and communal events similarly
played out on the streets, with the New Years Klopse Carnival and Christmas
parade forming annual spectacles on Hanover Streetf, while other streets
were frequently the site of wedding and funeral processions (Figure 31).
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Figure 31. Minstrels in Hanover Street parading passed the Avalon Record Store and Lipman'’s

Chemist (Alex Lawrence in Randle, 2022: 11)
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Schools

In addition to the school attached to the African Methodist Episcopal Church,
two non-denominational schools were located adjacent to the development
area, on the south side of Plymouth Road: Upper Ashley Street Preparatory
and George Goulding Primary School (Figure 32).

Such schools were integrated into the social, cultural and political lives of
residents, and many school halls served as community centres where art,
dancing and acting classes, sports and societies convened. Inter-school co-
operation and extra-curricular education through the 1940s and 1950s saw
intense cultural and intellectual activity within these spaces.
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Figure 32. View up Dover Street towards George Golding School (how Rahmaniyeh
on Plymouth Road (Rudolf Ryser in Randle, 2022: 12)

Religious Centres

The long-standing connection between schools and churches arose from the
mission school system which provided education for those excluded from
“white” state schooling.

In the development parcel, the African
Methodist Episcopal Church on the corner
of Blythe and Springfield provided both
schooling and religious service to the
community, and was “a vehicle for black
empowerment in Cape Town” (Patric Tariq
Mellet in Randle, 2022: 13).

The AME Church was built in the late
1920s, while the adjacent Bethel Institute
provided primary school education from
buildings on the corner of Blythe and
Hanover. The school had burnt down in
1957 and was later demolished, and the
Church moved to Athlone in 1975.

Figure 33. The AME Church (District Six
Museum in Randle, 2022: 13)
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Cultural Centres

Situated just east of the development area, was the Isaac Ochberg Hall,
where the Eoan Group were based. This group was founded in 1933 as a
cultural and welfare organisation for the District Six coloured community,
and its choir group ultimately grew into an opera company that toured
internationally from the 1950s. The group relocated to Athlone in 1969.

5.2.8 Places of Poverty, Dilapidation and Destruction

Memory of District Six is necessarily bound up in the poverty, dilapidation,
and gangsterism that characterised life there. These facts serve to temper
the nostalgia that surrounds life before the cruelty of forced removals.

Together with this juxtaposition of good memories and bad is the fact of the
forced removals, and the irrevocable effects that has had on families and
communities, and creates a further lens through which to view the District Six
of memory (Figure 34).

Figure 34. The demolition of the Avalon Cinema (Alex Lawrence in Randle, 2022: 15)

5.3. Development and Memorialisation

Randle (2022: 16) notes that “District Six is both “a site of grand apartheid but
also of resistance by the community throughout the 20th and 21st century from
the early development of Coloured politics associated with the AME Church,
to gatherings held within cinemas such as the Avalon. With the establishment
of ‘Hands Off District Six’ protest and various civic associations, the fact that
the land has remained empty to development is due to this very resistance
as well as the return of the land itself to ex-residents.

This process of memorialisation has ensured that ex-residents and their families
have actively participated in re-inscribing memories on the streets and places
now gone, and the development area can be seen to represent “Yan area
that has been part of the memorialisation of District Six by former residents,
with some of the most iconic public spaces, buildings, business, social and
religious centres found in this parcel”.
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6.0. VISUAL IMPACT ASSESSMENT

Extract: For full Visual Impact Assessment, see Annexure S

6.1. Receiving Environment: Site Characteristics

The site is located between New Hanover Street and
Constitution Street, west of Vogelgezang Street, and east
of Horstley Street. Following the complete demolition
of built structures on site, the area has been subject
to alteration for the creation of a sports field and later
through illegal dumping.

The site is located between two highways recognised
as scenic routes in terms of the Scenic Drive Network
Management Plan (2003), Nelson Mandela Boulevard
(Eastern Boulevard) and Philip Kgosana Drive (De Waal)
(Figure 35).

The Eastern Boulevard scenic route links Rhodes Drive and
the N2 with the CBD, and ches from the entrance of the
V&A Waterfront along Settler’'s Way until the Black River
Parkway interchange. This route provides representative
scenic views of Table Mountain, Table Bay and the Cape
Flats as it descends down Hospital Bend. It provides a
gateway experience to the CBD for northward bound
traffic descending from Hospital Bend. Travelling westwards towards Hospital
Bend, the route is dominated by the view of Devils’ Peak. It is noted on the
SDNMP (2003) that thisroute displays high visual quality, and that development
of District Six must take views of the mountain into consideration (CoCT, 2003).

The De Waal Drive scenic route links the N2 with the CBD via Mill Street
and also the main access route the Parliament along Roeland Street. The
route is also the southern boundary of District Six. The intrinsic qualities of
this scenic route provide representative views of the City Bowl, Table Bay,
Table Mountain Robben Island, as well as the distant mountains. It is noted
on the SDNMP (2003) that the route displays high visual quality, and similar
to Eastern Boulevard. The redevelopment of District Six should reinforce the
scenic role of De Waal Drive and the new developments be carried out in a
manner that does not negatively impact the views to Table Bay and the CBD
(CoCT, 2003).

L

Figure 35. Site location in relation to scenic routes of Nelson Mandela Boulevard (Eastern Boulevard) and Philip Kgosana
Drive (De Waal) (Square One 2022: 8)
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6.2. Settlement Patterns / Landscape Character

Following the demolition of the fabric of District Six, partial redevelopment
took place in the area. Links to the past were severed directly through the
construction of modern streets such as Keizergracht that obliterated historic
road alignments, and indirectly through such measures as renaming the new
area Zonnebloem. Where modern development has been permitted, this has
exacerbated this destruction and obscuring of blocks and street layouts, with
the most notable of these being CPUT, while remnant elements have been
subject to vandalism, damage and theft throughout time.

As such, the character of District Six is largely that of a sense of place, with
the vacant land serving as an exaggeration of this sense of place at a macro
scale that is made coherent as a singular landscape of vacant slopes with
morphology defined by contours rather than street patterns and urban block
grain.

6.3. Viewshed Analysis
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Visualanalysiswasconductedto determine the overall visibility of the proposed
development from various locations. Visibility is qualitatively described and
viewpoints are identified from the development would be most noticeable.

The visually sensitive areas in proximity to the proposed development area
were identified as Woodstock and Walmer Estate to the east, and Vredehoek
to the south, as well as Trafalgar Park to the east (pink and yellow areas in
Figure 36). The receptors in these areas were considered to be most sensitive
to visual impacts as they are predominantly residential areas with private
dwellings, and public open spaces with high amenity value.

Visibility is described in terms of the viewshed areas calculated based on
digitized topographical (Lidar) information, which includes for the size, scale
and massing of the surrounding buildings, vegetation and urban infrastructure.
It should be noted that the viewshed area shows locations from which only a
portion of the development area could potentially be visible, i.e., the entire
development will not be visible from all the areas shown in the viewshed
aredq, but small portions of the development may be visible.

The viewshed area (green areas in Figure 36) indicates areas from which
certain components of the proposed development could potentially be
visible; the view shadow area (clear areas) indicates areas from which they
are unlikely to be visible. The actual visibility of the proposed development
from various viewpoints is largely dependent on the presence and positions
of screening elements, including vegetation, urban development and
infrastructure and the location of the site in the receptor’s Field of View
(FOV). Visibility decreases exponentially with the apparent decrease in size
of the proposed development within the receptor’s FOV, and as contextual
information increases. The development would therefore be more clearly
visible in close proximity and less perceivable at greater distances.

Such an analysis shows that the proposed development will mostly visible
within a 500m radius of the site. The proposed development will also be
visible from the northern slopes of Devil’s Peak, and certain portions of Philip
Kgosana Drive at approximately 500m from the site. Visibility is limited from
the Cape Town CBD due to the visual screening effect of numerous high-rises
and its distance from the site at approximately 1.25km. At greater distance,
it is likely to be noticeable from certain portions of the Nelson Mandela
Boulevard scenic route (N2) and parts of the Foreshore.
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Figure 36. Mapping of the view shadow areas (green) overlaid with the areas of visuol
sensitivity (pink and yellow) (Square One 2022: 33)

The proposed development is potentially visible from the Chapel Street HPOZ,
and the Central City HPOZ (Figure 37), however, due to the height of the
proposed development, distance from the site, and other visual screening
elements, visibility will be limited from these heritage resources.
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Figure 37. Location of HPOZs in relation to the development area (Square One 2022: 29)
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6.4. Townscape Assessment

A number of birds-eye views were created to illustrate the proposed
development within its surrounding context using Google Earth technology
(Figure 38). The location of the development is shown with a yellow marker
in each of the images. It should be noted that these views are for illustrative
purposes only and do not accurately depict the experience of thereceptor at
ground level. However, they do provide a useful fool to examine the scale of
the proposed building in the context of its surroundings from certain vantage
points, at the townscape level.
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Figure 38. Bird-eye views of the proposed development looking from Wood
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The site is broadly bound between the two primary movements routes
connecting the CBD, i.e. Nelson Mandela Boulevard (N2) to the north and
Philip Kgosana Drive to the south. The site is also adjacent to the Phase 3
redevelopment (Q2 site) and is located to the west of the site. Important
heritage structures such as the Zeenatul Islam Mosque to the north-west
of the site, Moravian Chapel to the west, and New Apostolic Church and
Holy Cross Catholic Church to the north-east of site. Fine urban fabric of the
historical Chapel Street is located north-east of the site where the majority of
the buildings are single-storey Victorian row houses with significant heritage
value and is considered as the last remaining portion of District Six.
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stock towards Devil's Peak (top left); Nelson Mandela Boulevard towards the City Bowl,

Lions Head and Signal Hill (bottom left), Philip Kgosana Drive (De Waal Drive scenic route) towards Cape Town Harbour (top right); and the CBD towards

Woodstock and beyond (Square One 2022: 35-35)
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6.5. Viewpoints and Photo-montages

A limited number of viewpoints are reproduced from the
VIA (Square One, 2022) to illustrate the visual change that
will be experienced in the landscape (Figure 39).

These assessments all reveals that the Visual Absorptive
Capacity, that is how much of the project would be visually
“absorbed” or “disappear”, into the receiving environment,
is quite variable across the zone of visual influence, low
in some instances, and high in others. However, the visual
exposure,i.e.the degree towhich thesiteis visually apparent
and the distance from the project to selected viewpoints, as
well as the degree of visual intrusion is uniformly moderate
or low across the area.

Figure 39. Photo-montages showing the visibility of the proposed
development from various viewpoints (Square One 2022: 38,
39, 43, 44)
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PART C: HERITAGE RESOURCES, GRADING & DESIGN INDICATORS

7.0. IDENTIFIED HERITAGE RESOURCES

7.1. Generally Recognised Heritage Resources

District Six was identified as a Grade | heritage resource in 2004 by SAHRA, but
has never been formally proclaimed as a National Heritage Site. HWC and
SAHRA determined 2012 that HWC was the responsible management authority
until such time as the site was formally declared an NHS in terms of Section
27 of the NHRA (No. 25 of 1999), and SAHRA remains a commenting authority
on applications within the graded area
submitted in terms of Sections 34, 35 and
38 of the NHRA.

The proposed development area - and
District Six more widely - is within neither
a proclaimed nor proposed Heritage
Protection Overlay Zone (HPOZ), although
declared and proposed HPOZs surround
the area (Figure 40). In the local areaq,
these HPOLZs are linked to areas of well
preserved historic fabric, and include the
various HPOZs of Woodstock and Walmer
Estate to the north and east: Chapel
Street, Victoria Road, Albert Road,
Cavendish Square, Queens Road and
Chester/Coronation Street HPOZs, as well
as the proposed Woodstock Extended
Area. Further afield, areas of high historic
significance constitute HPOZs, including
the Central City HPOZ to the west, and the
Upper Table Valley HPOZ, and Vredehoek
Proposed HOZ to the south.

Similarly, the site is not graded, nor does it
contain any graded resources, although
in the immediate vicinity, gradings are
attached to standing buildings and
remnant religious sites and structures (see
Figure 41).

Several sites and features of significance have been recognised in previous
work (Le Grange, 2003; Halkett, 2013, 2015). These elements include tangible
heritage resources of significance, and sites of intangible significance, that
warrant consideration in terms of redevelopment proposals.

These significant elements include (Halkett, 2015:4-5):

* The identification and celebration of Public Places (of sites and buildings)
that could be used to serve the memory of District Six. Such sites and
buildings should be considered as a continuous and coherent system, and
should include:
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Figure 40. Site location relative to the surrounding HPOZs (CityViewer, 2022).
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* Existing places of worship/ religious institutions (Churches, and Mosques);

* Existing schools;

» Sites of previous (but now destroyed) places and buildings of cultural
significance (churches, community halls, cinemas, markets, etc..) where
the memory of their prior existence can be celebrated;

* New public spaces;

* The selection and preservation of sites of archaeological significance -
sites which where possible could be incorporated into the overall public
space system so that they may serve as a reminder of the layered history
of District Six;

* The remaining historic street grid and the reinstitution of historic street
names;

* The acknowledgment of Hanover Street as a historic mixed-use ‘activity
corridor’ and public place, and,

* The establishment of a Memorial Park.

7.2. Site Specific Heritage Resources
7.2.1 Archaeological

e 17-23 Blythe Street;

e 273-297 Hanover;

e AME Church and Bethel Institute Site;
e Avalon Cinema

Street fabric is recognised as socially and historically significant, and granite
kerbstones as well as remnants of alignments, road surfaces constitute
archaeological heritage resources.

The EOAN Group property at the Isaac Ochberg Hallis not considered to hold
archaeological significance due to its location outside of the project area.

7.2.2 Socio-historic

The subject site, along with the wider District Six area, holds very high socio-
historic significance, embedded inits sense of place, which itself is connected
to the memory and collective nostalgia associated with life there and the
trauma of forced removals and its destruction.

Specific elements contribute towards this sense of place. These include:
* The public life of District Six, where a vibrant street culture was established
as aresponse to limited internal space in the small houses, such that streets

and front stoeps - where these existed - became extensions of the interior
lives of residents;

* The materiality of streets that lends texture to these memories, with the
cobbled sections providing a sonic space.

e The memory of the historic character of Hanover Street as a site of business,
opportunity and residence, contributing to sense of place.

e Leisure activities, such as cinema going, and access to the mountains
and sea, as well as community activities contributed to a sense of a
cohesiveness that characterises peoples memories of the area, and that
was so devastatingly impacted by the forced removals to the Cape Flats.

7.2.3 Visual

The following heritage resources were identified as sensitive to possible visual

impacts arising from the proposed development:

e The recognised scenic routes of Philip Kgosana Drive and Nelson Mandela
Boulevard;

* The areas identified as Heritage Protection Overlay Zones in the immediate
surrounds;

e Several site and features of significance including tangible heritage
resources of significance, andsites ofintangible significance that contribute
to the sense of place attached to District Six.

7.2.4 Townscape / Urban Heritage

The immediate surrounds of the development area are largely vacant land,
bearing withess to the devastation wrought by the forced removals and
demolitions of the 1960s and 1970s. Where fabric exists, it is either in the
form of the few remnant religious buildings, or the over-scaled bulk of the
Cape Technikon campus. The exception to this are the surviving Victorian
row houses and terraces along Justice Walk and Blinde Street, and these
were extensively referenced by the proposed units and urban morphology for
Phase 4. The modern roads cut swathes through the landscape, and parcel
the historic neighbourhood off into irregular shaped blocks of land that bear
little o no resemblance to the grid layout of District Six.

Historically, the townscape comprised a residential component of semi-
detached and detached houses, flats and terraced housing, a commercial
component of shops, hotels, bars, cinemas, offices, banks, wholesalers and
others, and a civic/community component of schools, and places of worship
and assembly. Some of this historic character persists in, and is formally
protected by, the many HPOZs that surround District Six (Figure 40).
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At the finer scale, the morphology of District Six was derived from the streets,
which functioned as public spaces, and were defined by the urban blocks
that fronted onto them. Character at street level was composed of the varied
street interfaces of these bounding buildings - steps, stoeps, colonnades - as
well as by their materiality.

With all of this urban heritage obliterated, the reconstruction of District Six
could take one of three forms, as identified by Le Grange (2003: 40): full
reconstruction or reproduction of the lost area, partial reconstruction of
some portions of it, or the “contemporary adaptation of such qualities as
urban fabric ‘grain’, building scale, land-use mix, transitionary spaces, eftc”.
For reasons of practicality as well as good heritage practice and financial
feasibility, this last option, of extraction and reuse of the design principles of
historic District Six is clearly the best choice for an approach to restitution.
Furthermore, this correlates with the expressed wishes of the verified claimants,
and, importantly, it follows as laid out in the 2019 court order.

7.3. Statement of Significance!
7.3.1 Cultural Significance

Cultural significance is derived from the interplay of social, historical, political,
cultural, religious and spiritual values that connect the present to the past
through generational memory, as well as through the tangible factors of site,
setting, fabric and use of a place, or the vestiges of such fabric and uses.

7.3.2 Historical Value

The historical value of District Six is related both to its significance within
the history and development of Cape Town, and to its role as an effective
memorial to the more recent past. In addition to the extant landmarks that
escaped demolition and destruction (churches, mosques, roads), much of
the historical significance of District Six resides in memory.

Historical significance is informed thus by:

* The age of the neighbourhood, which leant it distinct urban fabric, grain
and scale within the historical city;

* The historical significance imparted by its destruction, and its representation
therebyof“apatternofdestructionassociatedwith Apartheidsegregationist
and ‘urban renewal’ schemes” (Le Grange, 2003: 33);

* Therole ofthe neighbourhoodinthe politicalandsocialevents; educational,

religious and other social developments; and musical and other cultural
1 Le Grange, 2003

developments which shaped the lives of the people who lived there, and
the culture of Cape Town more widely;

* |ts association with slavery, having been one of the earliest places of refuge
for slaves

e Its strong association with politically important people, groups and
organisations

7.3.3 Social, Cultural and Symbolic Value

District Six holds strong social and cultural significance for many South Africans,
including those forcibly removed from the site and those to whom the site
acts as a symbol of forced removals across the Cape and the country.

District Six thus holds social, cultural and symbolic significance as:

e The symbolic ‘home’ of some 60 000 people who were forcibly removed;

* The birthplace of numerous civic and political organisations, thereby being
part of the political history of the Cape and South Africa;

* Asite of Ycultural activity (of popular music,, opera, drama, urban carnivals,
etc.)of CapeTown’'sworking people, whichcontinuestoremain areference
point in the minds and memory of many of Cape Town's inhabitants” (le
Grange, 2003: 33); and

* A site symbolic of forced removals across the country.

7.3.4 Summary Statement of Significance

As stated by le Grange (2003: 33) in his seminal impact assessment on District
Six completed nearly 20 years ago now:

District Six is of cultural significance because of the historical, social,
cultural, religious, symbolic and urban values that are associated with
it. The significance of District Six is derived from its historical use as an
important urban quarter within Cape Town. District Six has acquired
a symbolic status because of the people and events that have been
associated with it over the past 150 years.

District Six has acquired further significance fromits physical setting and
the physical elements that made up its fabric before being destroyed,
some of which still remain in parts of the area. Its value as a symbol
of urban forced removals in Cape Town and other cities within south
Africa over the past forty years adds further to its significance. The
area has in the past, and still does today, continue to contribute to the
broader cultural landscape of the city of Cape Town.
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7.4. Grading

District Six is, appropriately, identified as a Grade | area of national
significance. While individual sites and features within this area carry their
own specific gradings, these should be understood as intrinsically related to
and enhanced by each other, the surrounding cultural landscape, and the
social, associational and symbolic significance of District Six as a whole.
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Figure 41. Site location in the context of graded sites (CityViewer, 2022).
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8.0. HERITAGE INDICATORS AND GUIDELINES FOR DEVELOPMENT

In light of the extensive amount of work that has already been undertaken in
terms of assessing redevelopment strategies for District Six, and formulating
guidelines and development frameworks for the area, this section necessarily
comprises an account of existing guidelines, where these are pertinent to the
development area, and the formulation of development specific guidelines
and indicators for this proposal.

8.1. District Six HIA - le Grange, 2003

The le Grange report (2003: 40) considers three redevelopment strategies for

District Six:

1. The full reconstruction (or reproduction) of the historical area in all its
detail;

2. The reconstruction of a selected quarter to serve as an example of what
had existed previously;

3. The extraction and use of the qualities and principles of historic District
Six (urban fabric grain, building scale, land-use mix, transitionary spaces,
etfc.) adapted to current requirements and contemporary forms.

Le Grange argues that the third of these strategies is the more appropriate,
logical and realistic. This approach is in line with conservation theory and
recognises that the claimants’ associations with District Six, as evidenced in
consultation undertaken at that time, are linked to social and cultural values
rather than the physical environment.

Area-wide guidelines provide for the retention of existing open spaces, areas
of infact fabric and land-use, while Chapel Street Conservation Area, now
HPOZ, is singled out for its contribution to the character of the area. Pockets of
extant fabric in Upper Ashley, Upper Constitution, Searle Street (the Holy Cross
owned cottages), blocks immediately outside of the East City Conservation
Area, and the Harold Cressy/Bloemhof/Constitution Street area all warrant
consideration for inclusion in a Conservation Area/HPOLZ.

Land Parcels

Redevelopment should consider:

* The development of appropriately scaled land parcel sizes to retain the
fine grain and, where possible, acknowledge the historic grid;

* Restriction of plot sizes to avoid large-scale land parcels; and

* Providing a variety of plot sizes and parcel sub-divisions

Urban Blocks

Smallsized urban blocks provided for the development of a fine grain of urban
fabric; planning and design of redevelopment should therefore consider:

* The design of appropriately scaled perimeter blocks;

* The limitation of urban block sizes;

* The use of appropriate block shapes, and

* The creation of positive block interiors.

Density and Land Use

District Six was historically densely populated, particularly within the context of
Cape Town. While not diminishing the negative impacts of overcrowding and
poor living conditions, the land-use mix that was associated with this density
contributed to the vibrant culture and character of the neighbourhood.
Redevelopment should allow for a similar mix of land-use and range of
densities and should:

e Consider appropriate mixed-use developments,

* Vary the density and form of developments; and

* Integrate existing landmarks and design appropriate new landmarks.

Street Grids and Public/Social Space

To recreate a human-scaled environment, and allow for the use of streets as

public/social spaces, redevelopment should:

* Consider the preservation and reconstruction of historical street grids;

e Consider the street as a positive outdoor pedestrian space;

* Integrate the street network and connect new streets with existing
networks(s) where possible;

* Design streets as social places;

e Accommodate the making of public squares and courts as related to
existing landmark buildings, previous sites of historic/cultural value and
new focal points;

 Consider the inclusion of elements that record and commemorate the
history of the area in the streets and public spaces;

e Consider making the forecourts to community buildings active and secure
public spaces; and

 Keep corner junctions tight.

Urban Block Edges

The nature and quality of the interface between urban building blocks and
the streets, comprising residential and commercial structures that enclosed
and defined the spaces, provided for positive social spaces, as well as
transitional spaces between the private and public realms. Redevelopment
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should seek to recreate this effect in such a way that:
* Permits active frontages; and
* Ensures richness and beauty.

Building Size and Scale

The traditional size and scale of District Six buildings complimented the quality
of the urban blocks and the fine grain of the urban fabric. In light of the need
for higher density in any redevelopment of the site, the following should be
observed:

e Critically consider the issue of building height;

* Make provision for uniform heights to background buildings which should
generally have common building lines, the same massing and scale, and
be of a relatively uniform height;

Control building depth;

Control building width;

Consider that the scale and size of buildings would vary according to the
location and related development of precincts; and

Celebrate urban block corners.

Views and Vistas

The setting of District Six within the City Bowl, and between the mountain and

the sea remains an unchanged aspect of its character and appeal. As such,

redevelopment proposals should:

* Retain historical views/sightlines;

* Provide vistas; and

* Make provision for the inclusion of focal points in the design of precincts,
neighbourhoods and block developments.

Provision of Housing

In the planning, design and implementation of housing provision:

» Different forms of tenure should be considered;

* Housing must, at all times be considered as part of mixed-use development;

* Housing typologies should be varied;

e Comfortable house sizes and spacious rooms should be provided;

* Allowance forthe growth and adaptability of housing units should be made;

e The private open space requirements of users should be provided for;

e Limited allowance should be made for the expression of the individual
occupant’s identity in the design of housing facades/edges;

* The appropriate mix of occupants should be considered;

e The possibility of community surveillance and the security of occupants
should be ensured through the detailed design of houses;

The scale and massing of buildings, and in particular houses, should be of a
‘human scale’ that permits the individual identity of homes and community
institutions. The development and building of ‘super block’ developments
and large scale developments should be avoided;

The proportion of the individual buildings and of the different elements that
constitute it should be carefully considered, to allow for houses/buildings
to help define the street space;

The need for privacy of homes, the provision of light and views from houses
should be respected, especially where residential development steps
down the slope of sites;

The roofscapes of buildings should be considered as unifying various
developments and conftribution to the overall visual quality of areas/
precincts. Double pitches should not exceed 30°, and mono-pitches should
not exceed 6°; and

The consistent use of limited and appropriate building materials should be
considered to provide a unity and continuity in the overall development
of urban blocks or streets. Where existing developments or buildings are in
close proximity to site areas of new development, the use of materials in
new buildings should be sympathetic to those used in adjoining buildings.

Vehicular Movement, Parking and Servicing

The car was not much considered in the development of historic District Six,
with few owning cars, and most relying on limited forms of public transport
within an environment where work places and social amenities were close
enough at hand to allow and encourage pedestrian movement.

Redevelopment needs to consider individually owned cars, and provide for
residential parking, while traffic engineering also needstobe accommodated.
In light of these requirements, it needs to be considered that the fine-grained
historic street grid, former widths of streets and kerb detailing all added to the
special qualities of the neighbourhood, and encouraged pedestrian use of
the streets. Balance, therefore needs to be sought between these conflicting
historic informants and the modern requirements of convenience and safety.
As such, the following issues need to be considered:
* Provide safe on-street parking;
 Provide a pedestrian friendly environment, in terms of how streefs and
parking areas are treated:
- ensure that therequirements of pedestrian movement dictate design
decisions, an not traffic engineering requirements,
- control the scale and width of streets,
- provide generous sidewalk areas,
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* Where possible provide grouped residential parking solutions, as in the

case of:

- infernal parking courts in residential blocks,
- grouped parking garages in selected areas,
- public spaces that can absorb the parking of motor vehicles on

special occasions

In le Grange's work (2003: 54), the parcel of land that now constitutes Phase
4 of the proposed redevelopment, is identified as forming part of Precinct 3B.
The site specific indicators for this parcel of land are tabulated below.

Buildings/Sites of  Historical and

Cultural Significance

Upper Ashley Street houses, Former
sites of the Avalon Cinemaq,
Ochberg Hall, AME Church,
Hanover building

Consider the ftraces of historical
street grid to structure new roads.

Archaeological Potential

Determine archaeological
potential of sites as yet undisturbed
by Cape Technikon growth.

Issues/Urban Elements

Recommendations

Contextual Linkages

e Hanover Streetf, Richmond Street,
Upper Constitution Street and High
Street as definition of precinct

Associational Significance

e Use  historical association to
buildings;/sites listed below fo
rebuild community

e Exploit community linkages with
religious buildings and schools in
redevelopment

Land Use

Suggested mixed land-use along
major routes as well as on urban
block cornersand around potential
sites for public space.
Suggested medium
residential use internal
major routes.

density
fo such

Urban Block Layout and Street Grid

* Preserve existing historical urban
block layout south of Hanover
Street

* Reconstruct Hanover Street
within Keizergracht road reserve.
Reduce road width and reinstate
the curved quality of the former
Hanover Street in order to close
vistas to recall the former sense of
enclosure.

Street Edge/Interface

Consider the wuse of covered/
colonnaded walkways and
balconies along the reconstructed
Hanover Street, and encourage
active street frontages through
the designation of appropriate
land uses (avoid the ‘dead’ edges
to roads as is the case to the rear
of the Upper Ashley Street houses.
Keep building lines along property
lines at the street edges.
Celebrate corners.

Public Spaces

* Make provision for small public
parks and shared parking courts
as multi-functional public space.

e Consider provision of public
space/parking internally within the
precinct.

* Reconstruct Hanover Street as
major linear public space and as
processional route.

Building Heights

Permit 3-4 storey high mixed-use
buildings along Hanover Street
and High Streetfs.

Prescribe a minimum of 2 storey
building heights for ‘internal’
urban blocks. Consider the sloped
nature of the site.
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8.2. Spatial Development Framework - Mammon and Le Grange, 2012

The Department of Rural Development and Land Reform commissioned the
Spatial Development Framework to guide decision making and forward
planning, and to provide a development strategy for the wiser area to ensure
that development happens in a coordinated, structured manner, and to
promote the efficient use of space and organisation of land uses.

Fundamental Structuring Principles of the SDF:

* Reinstate the historic street grid and fine grain character of old District Six;

* Enhance the setting of the remaining historic buildings as unique and
distinctive places within the urban fabric;

* Safeguard important vistas and protect views;

e New Hanover Street as an activity corridor and the primary element of
urban structure, in a reconfigured form;

* Protect and improve natural, green linkages through the site, particularly
mountain to sea links;

 Create a clear and permeable network of routes and open spaces;

e Urban form to be of a human scale and responsive to the micro climate
and local topographical conditions;

* Improve linkages with the surrounding urban fabric;

* Provide a variety of typologies of public spaces and associated activities/
buildings;

* A clear definition of precincts/neighbourhoods;

e Ensure the adequate provision of public facilities and that these are
associated with key elements of the public space structure.

This document identifies the area within which Erf 177646 is located as having
held consistent character historically, with built form consisting of perimeter
blocks and terraced houses. Thereport notes the need toreinstate the “former
gradual and consistent sloping ground plane” that was obliterated by the
terracing events of the C20th, and proposes new 2-3 storey terraces running
parallel to the reinstated contours, creating “long, level streets sheltered
from the wind” (Mammon and Le Grange, 2012: 70). The shorter, north-south
streets “could be 3-4 storeys in height to protect and frame long views of the
sea and mountain”; these buildings would need stepped facades and roof
lines (lbid). The northernmost blocks along New Hanover would be narrow
to accommodate the reinstatement of Old Hanover, while parking would
require various solutions including parking courts and basement parking
below buildings accommodated by the changes in level across site.

8.3. District Six Q2 HIA - Townsend, 2013

While the preceding two studies had promoted a “package of plans”
approach to the redevelopment of District Six (le Grange, 2003: ; Mammon
and le Grange, 2012), such a process was not ever implemented, such that,
when redevelopment finally began, design and assessment reverted to ad
hoc proposals. Significantly, neither work was ever formally approved by
the authorities although both were endorsed by SAHRA, HWC and the City
Council.

Despite the absence of formal approval, Townsend draws extensively on the

existing principles and the indicative land use framework plan put forward

by Mammon and le Grange (2012: 17), reframing those applicable to the Q2

development as follows:

* The historical street patterns should be reconstructed as best can be;

 That the streets be designed as pedestrian spaces;

 That the corners should be celebrated;

* That building lines should be on or close to street edges;

e That found elements (including “buried water courses”) that record and
commemorate be retained and adapted;

 That corners and entrances to courts be designhed to be “tight” rather than
primarily serve technical traffic engineering requirements;

 That “urban block edges” be designed to enclose and define ‘internal’
streets;

* That the residential density should be higher than previously and that two-
and three-storey heights would predominate;

 That corners of “urban blocks” be “celebrated”; and

 That parking requirements would be very different from the previous
provision of parking (that is, considerably more parking will need to be
provided) but

* That special provision should be make for pedestrians.
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Figure 42. Indicative Land Use Framework Plan (Mammon and le Grange, 2003: 17)
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8.4. Fulfiiment of the Court Orders Plan - RD&LR, 2019

The indicators carried forward from the Court Order provided initial heritage
and urban design indicators derived from the inputs and expectations of the
D6 Reference Group. These are presented here.

Urban Fabric

The report notes that the proposed redevelopment in terms of the court
order does not pertain to the whole of District Six, but rather to the land
made available to resettle the 954 verified claimants. As such, it focuses on
the provision for private housing, as well as the supporting street network
and civils. It notes that most original civic facilities endure, and that, while
most capital facilities, shops, businesses and offices were destroyed, the land
earmarked for redevelopment is away from the main thoroughfares where
provision will be made for the construction of such facilities.

Restoring the Past vs Building the Future

The plan recognises the desirability of using the redevelopment process to
create ahigh density, highrise, mixed-use development. However, the verified
claimants have expressed a desire to return to an environment similar in built
character to that from which they were removed, and this desire should be
respected and implemented.

Tobalance the needsfordensification with the desires of the verified claimants,
the planned houses built as part of this phase of restitution have reduced
frontages, and development will be located away from the corridors of (new)
Hanover and Canterbury Street to allow more land to be left available for
higher density developments and more intensive uses.

Historic Grid

The intention to resurrect the street grid as far as possible is put forward as the
primary response to District Six's heritage in the plan for the verified claimants.
This reinstated street grid should replicate the pedestrian friendly and diverse
character of the original, with active frontages and changing vistas.

While the road layouts overlaid on the razed landscape in the 1980s were
designed with vehicles in mind, it is intended that all roads aside from Cauvin
Road, which links Philip Kgosana Drive and Nelson Mandela Boulevard, revert
to residential, direct access streets where possible.

Structuring Framework

Historically, District Six was structured by the corridors through and around if: :
* Hanover Street was the spine through the centre of the District linking
westwards through the CBD to Bo-Kaap via Longmarket Street. The creation
of CPUT and Kaizergracht has severed this link. It is proposed that the old
Hanover Street alignment be reinstated as far as possible.

Historically, the area was bound to the north by Sir Lowry Road, and Table
Bay beyond, and to the south by De Waal Drive (how Philip Kgosana) and
Devils Peak beyond that.

The modern truncation of south western District Six by Nelson Mandela
Boulevard has seen this portion of the old neighbourhood incorporated
into Woodstock.

The high speed, limited access design of (new) Hanover Street, Constitution
Street, Cauvin Road and Christian Road have further served to divide the
District intfo a series of discrete urban development pockets.

Other than Cauvin Road it is proposed that the geometric design on the
latter three routes be changed to permit more urban, higher access streets.
(New) Hanover Street's access management guidelines must also be
changed to be more activity friendly.
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Urban Elements

- The street as human scaled public space (Figure 43)

* Direct accessto the street. Front doors face onto the street either directly
or across a stoep.

» Steps providing access to different levels.

e Steps as a pedestrian movement theme.

* The walls of the houses served to “contain” the street functioning as an
urban wall.

* The scale and height of this “urban wall” was not too high, usually one
or two storeys high.

* It was punctured with windows looking over the street.

.«},gi

; .; Copytight - Eric Judd 1974

- Transitional spaces

» Stoeps functioned as a platform or stage overlooking the street.

e Stoeps served as a “mediating” space between inside, in the home, and
outside, on the street.

* Where there is no stoep the transition is very abrupt

- Articulated corners

e Articulated corners, often chamfered and containing shop doors were
found in predominantly high order buildings containing retail with flats
above.

 These included retail, commercials and apartment block buildings on
remainder of site

The celebration of landmarks

In particular;

* The mountain, which often closed off the street vistas.

* The sea, which similarly closed off descending views from streets.

- Cascading streets and steps

e District Six is on the talus slopes of a mountain and thus most of the sites
are steeply sloping.

* Thestreetsandstepslink variouslevels, often permanently to the contours.

Figure 43. Streetscapes of historic District Six (Photos courtesy Eric Judd, in DRDLR, 2019: 112-113)
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Key Streetscape Elements

The essential elements (Figure 44)of the historic urban

fabric that created the setting for vibrant street life

include:

* Variety and diversity within a consistent one or two
storey urban form.

* Vertical fenestration pattern comprising for the most
part walls punctured with windows and doors whose
proportions are based on the golden section.

e |t is important to note that much of this diversity
arose incrementally over time as owners extended
or embellished their original simple and austere
buildings.

* The enclosing and embracing effect of the street
walls is enhanced by their being largely continuous.

* Balconies and stoeps improve surveillance on the
street.

» Streets and steps become stage sets for urban life
with the backdrop of the mountain.
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Figure 44. Analysis of essential elements (Pistorius, 2002: 90, 921, 93, 96)
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Transitional Spaces

Key fransitional elements of historic District Six (Figure 45) included:

* The stoep as private/public interface, and as extension of living space;

* The street as a public space defined by built structures;

Raised stoeps with low walls providing fterritorial definition, with stoep
columns functioning as gateways between the private and public;

The form of the terraced house with shared walls;

Street surveillance and social interaction facilitated and encouraged by
the public/private interface.

However, these elements can be in conflict with many aspect of modern
conveniences and urban life, including private vehicle ownership and refuse
systems like wheely bins.
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Figure 45. The fransitional space (Pistorius, 2002: 94)

In order to adequately accommodate these elements, the design must
address the need for positive, active street frontages and public/private
transitional spaces with the need for modern conveniences, through the use
of street facing windows, stoeps and balconies. The delineation of private
space can be achieved with low boundary walls that also enclose spaces to
store bins. The provision of garage spaces within the building is an efficient
use of space, and provides for greater security. It also creates a flexible, multi-
functional space in the unit that could be used for other purposes (granny
flat, shop space etc).

Cross Section through Typical Street

The street cross-section (Figure 46) is an important urban design element that
moves the focus away from considering buildings in isolation fo examining
what quality of street is created between the front walls on either side of the
street and by the various ground plane elements including sidewalk, parking,
tree planting, lamp posts, signage and street furniture.

Street cross sections of historic District Six show that the main activity on the
street arises from the buildings flanking it. In modern redevelopment, stoeps,
balconies and front facing windows will all serve to replicate this effect.

Figure 46. Historic street cross section (top) (Pistorius, 2002: 115) and proposed street section
(RD&LR, 2019: 119)
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Densities

Maps of historic District Six urban fabric show a distinctive pattern
of perimeter block buildings outlining the block pattern with
gardens occupying the internal spaces (Figure 47).

While this footprint makes the urban fabric look dense, actual
densities are relatively low. Redevelopment proposals, by contrast
appear less dense but represent considerably higher densities.

This densification strategy allows for the retention of the historic

street grid where this remains possible in light of more modern
road systems created in the 1980s (Figure 48 and Figure 49).
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Figure 47. Figure Ground of District Six prior to the construction of Nelson Mandela Boulevard
(RD&LR, 2019: 120, from Pistorius, 2002: 74)
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Buildings:
i Resfitution Apartments {Phase 3)

Resfitution Row Housing (Phase 3)

- Market Apartment
- Resfitution Apartment
ﬁ Resfitution Duplex
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Figure 49. 3D block models of proposed location, distribution and variation of redevelopment units, with higher density structures along the primary corridors of Hanover and Canterbury (CNdP, 2019: 43)

District 6 Phased Redevelopment: Phase 4 Rennie Scurr Adendorff September 2022 HIA 49




8.5. District Six Local Area Spatial Development Framework - CoCT, 2021

This document carries forward the spatial design informants presented in
the earlier Development Framework (Mammon and le Grange, 2012), and
updates them to act as a frame of reference within which later precinct
design decisions can be made. This updated list of informants is:

1.

Reintroducing the historic street grid as a means of reconnecting the
proposed new development with the memory of District Six.

. Historically significant sites can provide a number of anchor points within

the urban fabric which are directly linked to the creation of space and the
memorialisation of the past

. Slope, topography and level changes can be used creatively to give

character to individual areas and public spaces. Slope and level change
can also be used to inform the response to aspects of building height, built
form and residential density.

. Historic and existing institutions should be used to generate the structure of

the urban form and their settings enhanced.

. Buried water courses could be brought back to the surface and integrated

positively within the wider open space and green corridor network where
possible.

. Noise and air pollution from highways have a negative effect on the quality

of residential environments and need to be mitigated.

. Views and visual connections are another particular attribute to the site.

There are a number of local and more strategic views that are protected in
the City’s Scenic Drives Management plan and others that were considered
in the 2012 design process.

. The particular micro climate of the site, with its northerly aspect, dominant

southerly winds and rain bearing north westerly winds require a particular
design response in terms of the orientation of units and the creation of
public spaces

. The scale and massing of the existing built fabric forms the first point

of reference for establishing building heights and massing of the new
development. Taller buildings could be located in the East City subject to
more detailed assessment of impacts. The City’'s Tall Buildings policy has
reference, taller buildings can work with the topography of the site and be
sifuated below New Hanover Street or along the East City interface.

The fundamental design principles are similarly retained and restated in full
(see Section 8.2).

Planning Principles
* Make Connections
Block Structure
- Finer Grain Blocks
- Pedestrian Links
- Access Servitudes
Visual Connections
- Make and Protect Vistas
- Create Landmarks
Public Transit
- Physical Proximity
- Public Space around Transit Points
- Promoting Transit Orientated Development
Non-Motorised Transport
Pedestrian Priority
- Design to pedestrian scale
- Safe streets programme/ principles
Dedicated Systems
- User needs and function
- Create defined systems

Create Positive Edge Connections
» Street Related Design
- Define Street Space
- Building Definitions
* Building Position
- Build-to line
- Build within Zones
e Comfort
- Shade Edges through Setbacks
- Allow for Colonnades and Overhangs
- Allow for tree planting (shade and shelter)
* Safety
- Maximise Natural Surveillance
- Maintain Regular Openings
- Allow for Balconies and Open Corridors
* Parking Placement
- Retain Parking at Rear
- Active / Surveillance Edges to Parking Structure
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Appropriate Activity Response
* Mixed Use
- Promote Vertical Mixed Use
- Provide for street/public space trade and SMME opportunities at
accessible locations, in association with fransit and ground floor
retail areas.
* Active street frontages
- Mandatory Active base in Mixed Use Areas
* Active Space
- Promote Mixed-use Spaces at Public Transport Points
- Promote Linear Activity Space along Main Activity

Public Spaces

The LSDF foregrounds the public desire for the area to contain public spaces
and facilities that are beneficial to the residents, well planned, well integrated
and accessible.

Principles for the public environmental and community facilities include:

e Create an integrated system of public spaces and places (squares, parks
& piazza's).

e Link with key nodes and markets.

* Form linkages via green avenues/tree-lined boulevards and pedestrian
ways.

* Integrate with and connect to sport and recreation facilities and areas.

* Extended and accessible public open spaces

* The use of continuous green corridors as connectors

e Stormwater treatment along these areas

* Edges defined by use and open to POS

e Public spaces and parks accessible to the community and local schools

Densification

Densification is addressed in terms of the following principles:

* Densities must be appropriate to the scale and location of the site in the
context of the city.

Concentrations of densities to reinforce the public space structure.

Higher densities are located along public transport routes and along New
Hanover Street in particular.

Higher densities are also proposed within the East City where the existing
urban fabric can support higher levels of bulk.

Densities will have a direct relationship with the natural topography and
lay of the land. Greater densities are proposed at the lower parts of the

site closer to Sir Lowry

* Road where the gradient is less severe and the existing urban fabric is able
to support taller buildings.

* Increases in density will only be permitted where there is adequate access
to public transport, open space and community facilities.

* Higher densities are also concentrated towards the East City.

Open Spaces

Open spaces are to be retained and enhanced, promoting engagement

and utilization of the natural resources in a positive and sustainable manner,

namely:

* Exploring the potential opportunities for the use and engagement with the
stream waters that are presently buried under the site.

* Develop systems within the site area for the detention of stormwater so as
to reduce its impact downstream.

* Motivate for the implementation of rain water storage systems on all roofed
structures for reuse.

The re-integration of the District Six landscape and environment into the

adjacent natural and made landscape contexts, namely:

* Develop an open space network that links the Table Mountain Reserve
National Park through District Six, Trafalgar Park into District Six and the
City.

e Linking to the adjacent residential areas of Lower Chapel Street, Walmer
Estate and the East City by improving landscape and pedestrian
connections.

Recognition and enhancement of the elements of memory within the District

Six context, namely:

e Through the celebration of the places of memory, develop positive urban
spaces that both communicate stories and enable new uses.

The development of landscape environments that ameliorate the climatic

conditions and facilitate inhabitation:

* Developing the streetscapes with consideration to the sun and orientation.

* Developing open space systems and public courts with concerns for wind
amelioration as an informant.

* Inclusion of a variety of landscape types, inclusive of streetscapes, parks,
communal courts, private gardens and urban agriculture.

District 6 Phased Redevelopment: Phase 4 Rennie Scurr Adendorff

September 2022 HIA 51



8.6. Public Realm Strategy

The City of Cape Town includes a Public Realm Strategy within the LSDF (CoCT,

2021: 36), which describes the strategy as follows:
Theplannedpublicrealmstrategywilllooktopulltogethertheseelements
and build a sustainable public realm that celebrates the environment
and community of District Six as one. This will also place focus on the
importance of the history of the area and also create away to integrate
the District Six area seamlessly back into the greater urban fabric of
the City of Cape Town. The public realm strategy concept shows the
importance of the open space links within the area and how the various
elements of the public realm need to be pulled together in order to
create a more liveable urban space.

The public realm is understood to incorporate the publicly
owned placesandspacesthatare free and opentoeveryone,
including streets, squares, forecourts, parks and open spaces.

The Public Realm Strategy is not devised in competition with
any vision or process, including either the housing programme
or possible heritage declaration process, but ratherintends to
promote new growth through working with spaces and places
in District Six. It is the intention of the strategy to fit within and
build on the documents and strategies already created andin
circulation,andtorepresentthe outcomes“fromthe collective
thinking of the respective interest groups regarding the public
realm that can be either used by the public sector to invest
in public space but will also give guidance to private sector
investmentin the publicrealm” (CoCT, 2021:11).
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Multiple ways of
spaces. These were very much a part of historic District Six,  vnderstanding the

Ultimately, the Strategyseekstoensurethattheredevelopment
of housing, the appropriate and necessary focus of
redevelopment, does not come at the expense of public
ite...
where small living spaces meant people spent much time e
outside of theirhouses, fostering shared community space and

knitting the community socially. Thus, providing housing is only PLAY

one element ofrestitution, and must be accompanied with the
re-establishment of asense of community, whichis along-term
process that will not occur in the absence of public spaces
and the links between them.

THEMES AND ISSUES

The strategy was derived through the course of six workshops convened with
identified"Caretakers”,comprisingnominatedcommunityrepresentatives,and
specialists from various fields including architecture, landscape architecture,
social history and others, that ran over the course of more than a year.

The process builtonmemory mapping exercises thatidentified public spacesin
District Six, theirusesand theirroles, and projected those into a consideration of
public spaces in future District Six redevelopment. It highlights the importance
of publicspacesinallowing fordignifiedrestitution that providesthe community
witheverydayandeventspaces,ritualandlivingmemorialisation, greenspaces
recreation and play as well as connectivity and streets (as opposed to roads).

Undertsanding 5.53&.,
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through stories public life
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Figure 50. Exploration of themes and issues as part of the Public
Realm Study (Public Realm Strategy, 2021)

52 District 6 Phased Redevelopment: Phase 4 Rennie Scurr Adendorff September 2022 HIA



The model suggests a series of overlapping systems including a local business
spine along New Hanover Street, an educational route along Constitution
Street, Trafalgar Park as a continuous green and pedestrian system linking
schools and religious institutions along Chapel Street and old Hanover as
small scale active street, local streets as pedestrian friendly, safe networks
with traffic calming and active surveillance.

Specific elements affecting Erf 177646 include:

1. New Hanover Street - This street should act as a local business spine that
prioritises pedestrians, with wider sidewalks, slower traffic, possibly in
single car lanes in each direction; the entire area should be walkable to
encourage people to leave cars at home and walk into the city

2. Old Hanover Street - This street should be re-established as pedestrian
oriented space with multi-storey buildings that have retail at street level
between Old and New Hanover.

3. Small local streets should function as public
spaces. Retaining the historic grid block creates
small, narrow streets encouraging slow vehicular
movement and making them safe for children, with
eyes on the street and trees. Retain fine grained
historic street grid. Design should employ active
use of space and pausing moments with street
furniture, tree clusters at build outs, benches, social
lighting in front of houses as well as resident parking
and generous pedestrian pavements.

4. Traffic calming measures should include generous
walkways on both sides of the streets, and raised
intersections. Single car lanes in each direction on
New Hanover Street.

5. Public space to be people-oriented and allow
for multi-functionality, pop-up markets, gathering
space, local concert venue, with planting and
benches. Soffening of public space should be
achieved by providing suitable indigenous trees,

I DIAGRAMS DISTILLED FROM WORKSHOPS

placed in front of active institutions such as school, religious and community
centres. Streets should act as ecological corridors with shade, bioswales
and for being outdoor rooms/living spaces for people. Parking is a major
concern during prayer times and events for institutions in the area. Parking
spaces as multifunctional spaces, with paving, free planting and benches.
Alternative methods of movements and sharing spacescan beinvestigated.

. Memorialisation is to happen across the whole areaq, supported with

signage and opportunities for community art, and place-making linked to
historical figures, trees, old materiality as living memorialisation. Activation
and events linked to institutions is to be encouraged to build community
incrementally and to ensure that community engagement is a basis for
any art or memorialisation to foster ownership by community.

1. ACTIVITY + LOCAL -E"
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NEW HANOVER STREST S ey

: i i = 3. MEMORY
: : STREET + HEALING
CHAPEL STREET
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incorporating water through bioswales, borehole
water, spray parks, etc. Tree clustering/lighting/
benches in public realm should specifically be
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8.7. Summary of Design Informants: Previous Studies

The following design informants are broadly common to all previous studies:

* Adherence to the Verified Claimants’ stated desire to return to an urban
environment similar to that they were removed from

* Fine urban grain achieved through small urban blocks and through
appropriate massing and scale of buildings

» Positive street interfaces

* The reinstatement, as far as possible, of the historic street grid

* Pedestrian-friendly streets

* The recreation of human-scaled public environments

 Consideration of car ownership

e Safeguarding of important views and vistas

* Instate New Hanover as an activity corridor/commercial spine

8.8. Precedent

The notion of precedent as a design informant is unusual in this instance
given the court ratified intentions of the verified claimants to return to a
familiar urban space. It is, however, worth considering the precedents set by
the two existing redevelopments.

8.8.1 Phase 1 and 2

Phases 1 and 2 are located between New Hanover Street to the south, Rutger
Street to the east, Chapel Street to the north, and Reform Street to the west.
The development is bisected east-west by Pontac and Roger Streets, and
north-south by Stuckeris Street. The development, built between 2008 and 2013
accommodates 159 claimants in row houses that offer a choice of duplexes
or apartments on the second floor developed to reflect the qualities of the
historic scale of District Six (Figure 52). Densely developed blocks maximise
unit numbers, with on street parking and garages provided (see Figure 54).

Figure 52. District Six Phase 1 and 2 developments, with row houses offering a choice between
duplexes or second floor apartments (iol.co.za, 2011; CoCT, 2021)

8.8.2 Phase 3

The Phase 3 development is located immediately west of Phase 4, between
Erf 177646 and Cape Tech. It lies between Russell Road at the west, the
reinstated Horstley Street at its east, New Hanover at north, and Frere Street
at south; internal roads are New Hanover, Cross Street and Ashley Street. This
was completed in June 2021, although occupation by the 108 claimants has
been delayed.

Figure 53. District Six Phase 3 development showing row houses and apartments (iol.co.za, 2022;
ewn.co.za, 2022)

The layoutis a combination of row houses and apartments that similarly reflect
the form, scale and mass of historic District Six in line with verified claimants’
wishes (Figure 53). A perimeter block arrangement provides parking within
blocks, with smaller service roads leading into these interior courtyards (Figure
54). This configuration was achieved through sacrificing several units.

Figure 54. Diagrammatic representation of differences in layout between Phase 1
and 2 (left) and Phase 3 (right) (RSA, 2022)
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8.9. Consolidated Phase 4 Heritage Indicators

This section seeks to consolidate the wealth of indicators that have been put
forward in previous work on District Six at the precinct scale, and refine them
for application to Erf 177646 for the Phase 4 redevelopment that is the focus
of this HIA; where these indicators can serve as unifying elements across the
wider redevelopment area (Phases 5 and 6) this is noted.

8.9.1 Architectural Indicators

The role of the verified claimants in determining the scale, typology, and

architectural language of the development effectively overrides the role of

architectural guidelinesin this proposal. Guidelines, rather than being derived

from conventional indicator informants, but in response to the proposed units.

The following architectural indicators therefore apply:

e Structures to be restricted to two storey units;

* Scale and massing should be of a ‘human scale’ and reflect the fine grain
of historic District Six;

* Building walls, punctuated with windows, define the street edge;

* Encourage active street frontages;

» Stoeps act as transitional spaces;

» Building proportions should allow for houses to define the streetscape;

e Building lines should be along property lines at street edges;

e Structures should share common building lines, massing and scale;

e Structures should have uniform depth and width;

* Typologies on urban block corners should display variation from the row
houses;

* Roofscapes should serve as visually unifying within this parcel and across
the wider development areaq;

* Building materials should be utilised to lend unity and continuity within this
parcel and across the wider development area.

8.9.2 Townscape/Urban Indicators

* Reinstate and respect the historic street grid;

* Design streets as social spaces;

e Memorialise the materiality of cobbled streets;

* Reinstate mixed-use nature of Old Hanover;

* Old Hanover to be pedestrian oriented;

e New Hanover should be a local business spine;

* New Hanover to prioritise pedestrians;

 Small streets should act as public spaces through provision of pausing

spaces, street furniture etc;

* Make provision for public parks and multi-purpose public spaces;

* Safeguard important vistas and protect views;

e Parking requirements to be provided for through safe on-street parking and
internal parking courts or at rear.

8.9.3 Social Indicators

* Houses should allow for growth and adaptation;

* Houses should be appropriately sized for comfortable living;

* Mixed, intergenerational living should be accommodated;

 The design of the house should consider community surveillance;

e Street surveillance and social intferaction facilitated by positive transitional
spaces between private and public;

* Make special provision for pedestrian usage through the provision of safe
streets, traffic calming measures, wide pavements, raised infersections,
tree planting etc;

* Memorialisation should happen across the development area, through
signage, community art and place making linked to historic people,
features and events.

8.9.4 Archaeological Indicators

* Areas identified as potentially holding significant archaeological sites,
features or material should be subject to infensive monitoring;

* These sites are:

17-23 Blythe Street;

273-297 Hanover;

AME Church and Bethel Institute Site;

Avalon Cinema

* The remaining areas of site will be monitored with routine assessment to
determine whether any remains are sufficiently significant to warrant
furtherrecording in situ, or if material warrants archaeological intervention
beyond recording and sampling;

e Should significant, intact, in situ deposits be encountered, these could
warrant excavation;

 The granite kerbstones should be retained for reuse as far as possible

 If human remains are uncovered, work must cease until the project
archaeologist and HWC have been notified, the significance of the
material has been assessed and a decision has been taken as to how to
deal with the findings.
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PART D: PROPOSAL & IMPACT ASSESSMENT

9.0. DEVELOPMENT PROPOSAL

The proposed development comprises Phases 4, 5 and 6, and will see to the
provision of housing for the 954 verified claimants. This HIA concerns itself
only with Phase 4.

The design was derived based not only on the terms of the standing court
order, but also through a series of meetings held both with the City of Cape
Town and the verified claimants as represented by the District Six Reference
Group (D6RG) (Annexure ).

The meetings with CoCT were held with officials from Roads and Stormwater,
Urban Design, Environment and Heritage, Recreation and Parks, Urban
Sustainability, Planing and others. These meetings predominantly focused on
resolving the issues of stormwater management as it related to the proposed
detention ponds, the provision of parking, zoning and LUMS processes. CoCT
recognised the need for the detention ponds in terms of their own policies,
and for the provision of adequate parking. Measures to mitigate both these
elements were put forward, particularly by the E&HRM and Urban Design
units. The meeting with the D6RG provided an opportunity for the design
team to present the proposal to that group and obtain feedback, while the
Reference Group shared their concerns and expectations

The proposed layout, which aligns with the Draft District Six LSDF, includes
the proposed extensions of Upper Ashley Street and Old Hanover Street,
with the retention of existing trees along New Hanover where possible. The
aim is to return to the historic grid as far as possible, while acknowledging
that technologies and infrastructure have advanced over time, for example
accommodating vehicle parking on site. The proposed units and overall
layout take cues from the historic urban fabric. In response to the Draft LSDF
and the Public Realm Strategy, opportunities for memorialisation have been
identified; as well as a central ‘heart’ and public place for street trading and
public transport.

The following fundamentaldesign principleshave been considered throughout
the design process (D6-ADE JV, 2022: 2)

- Reinstate the historic street grid and character of District 6.

- Enhance the setting of the historic buildings

- Safeguard important vistas and protected views

New Hanover street to act as a activity corridor and the primary structure
in its reconfigured form.

- Protect and improve the natural linkages through the site.

- Improve the linkages with the surrounding fabric

- Provide a variety of public spaces and associated buildings and activates
- A clear definitions of precincts / neighbourhoods.

- The need to respond to the requirements of the modern urban living

The architectural design was based on the guidelines set out in the District
Six Court Orders Implementation Plan. The unit typology adopted for this
developmentschemerelatestothe 5.5mwide, double-storey duplex typology,
approved by the verified claimants. The proposed layout centres around a
large public open space with double-storey row houses laid along narrow
streets to create a familiar urban fabric and environment that is not dissimilar
to the historical District Six as per the wishes of the verified claimants. This
preferred unit typology and layout aligns with the principles developed in
the District Six Development Framework (le Grange; 2012).

Due to the site topography, a cut and fill design strategy has been adopted,
which allows for 177 units fo be accommodated. Ground floors consist of @
stoep with a pergola, carport, guest WC under stairs, entrance lobby leading
into an open plan kitchen, dining, and lounge area, as well as a yard. First
floors consist of 3 bedrooms, and 1 bathroom. The proposed unit typology
allows for flexibility and conversion of various spaces as the needs of the
families evolve. The overall unit design allows for a transitions from public to
semi-private to private.

Two unit typologies have been proposed:

Unit Type 1: 5.5 meterwide three bedroom double storey unit. Pitchedroof and
flat roof options have been developed. The duplex residential
units will be constructed on individual plots of 5.5ms wide by
approximately 14.75m deep. The extent of the proposed erven
is approximately 81m?, but this will differ slightly from unit to unit
due to height differences and retaining walls.

Unit Type 2: Three bedroom double storey corner unit, the erf boundaries of
which will be splayed at street intersections. This unit type will
have a flat roof. The corner units will be constructed on individual
plots, which will be 6.1Tm wide by approximately 15.3m deep. The
extent of the proposed erven is approximately 85m?, allowing for
variation as above.
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Each erf will have a small front lawn that can be planted with a free, and
larger rear garden ranging from a depth of 2.5m to 4.9m. Each unit will have
an onsite carport that will allow for future adaptation either into a formal
garage, or a bedroom, home office, workshop or similar. The upper floor can
also expand outwards over the flat garage roof in future. In addition to the
177 carports, there will be a further 62 on-street parking bays, allowing for a
parking ratio of 1.35.

In addition to the design of houses, blocks and street layouts, significant

design elements that have been factored in include:

e Public Open Space-a32.4m by 25.0m central Public Open Space has been
allowed for at the centre of the development. This has been designed as a
multi-purpose, public space to accommodate formal sports and informal
recreation and leisure activities.

* Retaining Walls - given the topography, which falls some 20m from south to

north, midblock retaining walls of up to approximately 5.2 meters in height

are required at certain parts of the site. This is the worst-case scenario
applicable to 3 of the 177 residential units (i.e., 1.7% of the total units), while
the typical midblock retaining walls will be substantially lower. Terraforce
with a rockface finish is proposed for the main retaining walls, at a slope

of between 70 and 85 degrees. The walls will have a vertical base of 0.9

meters, and will then be stepped. The retaining walls can be vegetated if

the homeowners choose to do so in future.

Dwelling separation boundary walls to each unit provide privacy and

enclosure of yard space. These buttress walls relate the architectural style,

and are both aesthetically pleasing and functional, as they serve as fire
partitions between units

Articulation with Constitution Street - a further smaller POS is proposed at

the intersection of Constitution Street and Horstley Street / Frere Street. This

POS is proposed to function as a drop-and-go, and is envisaged to be a

gateway to the Phase 3 and Phase 4 developments, zoned TR2.

The creation of a detention pond along New Hanover, west of Russell Street.

The pond will only be wet during heavy rainfall, and will drain within three

to four hours. This pond will be a relatively flat space that can serve as a

large, high quality multi-purpose POS for the wider District Six community.

This multifunctionality will mitigate the loss of space available higher density

development. As the pond is located along a public fransport route, it is

envisioned that they will be fringed with infomal trading stalls.

Soft Landscaping
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Corner unit design to all corners relate

to the public open space. : .
A P P P 2 . Corner unit design to all corners relate
Architectural language is consistent :
to the public open space.

throughout the surrounding area Architectural language is consistent
throughout the surrounding area
Relationship between
surrounding units and Public
open space at street level

- Surrounding houses, windows look onto the
Public open space, which creates a sense of
security and reduces crime

Corner unit design to all corners relate
to the publicopen space.

Architectural language is consistent
throughout the surrounding area

Al
0 J"i Corner unit design to all corners relate

to the public open space. e~ . 2 | :
Architectural language is consistent fes | Y T
throughout the surrounding area ' i _'

Phase 4

Overall Perspective View
Not to Scale

(D6-ADE JV, 2022)
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ANALYSIS OF ORIGINAL D6 DWELLING

SPACE PROVISIONS AND PLANNING
RELATIONSHIPS

Based on the court order the 5.5m wide
double storey duplex typology was
approved by the verified claimants.
The proposed unit consist of the
following accommaodation:

Ground floor

- Stoep with pergola over

- Carport

- Guest WC under stairs

- Entrance lobby which leads into a open
plan Kitchen, dining and Lounge area

- Patio doors lead onto a yard area
First Floor

- 3 Bedrooms

- Bathroom

Through various design charettes and
iterations the current unit was finalized
as the unit provides the verified
claimants with the flexibility to extend
and convert various spaces into the
needs of the family. For example the
ground floor parking space can be
converted into a granny flat for the

elderly.

The overall unit design allows fora
transition from:
Public - semi private - private

External - Ground floor - first floor
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Typical ground floor unit consist of
- Carport

- Guest WC

- Open plan kitchen

- Dining Area

- Lounge area
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Erf size: ?
Unit size: 76m*

114m*

Typical ground floor unit consist of
- Carport
- Guest WC
- Open plan kitchen
- Dining Area

- Lounge area
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Typical First floor unit consist of
-3 Bedrooms

- Bathroom

Typical Corner Unit
First Floor Plan
(D6-ADE JV, 2022)
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TYPICAL CORNER UNIT - SIDE ELEVATION TYPICAL CORNER UNIT - FRONT ELEVATION

TYPICAL CORNER UNIT - PERSPECTIVE TYPICAL CORNER UNIT - SECTION

Typical Corner Unit
Elevations and Sections
(D6-ADE JV, 2022)
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SECTION1

Grouping of various colours and unit
typolegies to create an architectural
language.

Surrounding houses, windows look onto
the public open space, which provides a
sense of security and safety,

Indication of current challenges on the

slopes of the site. Every unit to step to
accommodate the site and vehicle
tuming circles into garages.

Central SAFE Public open space. Heart
of the community.

Surrounding houses, windows look onto
the public open space, which provides a

......

sense of security and safety,

Unit typologies with different paint
colours and architectural techniques to

SECTION 2

create a vibrant residential neighbourhood.

Central SAFE Public open space. Heart

Phase 4 Streetscape
(D6-ADE JV, 2022)

of the community.
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Phase 4 Artist’s Impressions - Articulation of Street Frontages
(D6-ADE JV, 2022)
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!

1 Indicates flat roof unit design which — .+ = |ndicates stone cladding to walls which

/// | defines the block corners and serves creates an architectural language around

“ 7.7 1 asa"gateway" to various portions of the Public open Space. The stone cladding
the residential suburb. references the historical District Six.

Conceptual Design - Public Open Space
(Dé-ADE JV, 2022)

Change in road finish serves as traffic
calming measures for safety reasons around
the Public open space.

Public open spaces such as parks
and green spaces are key built
environment elements within
neighborhoods for encouraging a
variety of physical activity behaviors.

FOS (Public open spaces)

- Contribute to the community
iclentity.

- Provide active and passive
recreational opportunities

- Appeal to all ages

- Contribute to the health and
wellness of a community

- Create valuable green space

Create a space for community
members to congregate safely by
adding a park. By providing a safe
place for kids to play and parents to
bring their little ones, children can
enjoy more beautiful areas for
residents to play and relax in.
Community parks provide a variety
of benefits to the surrounding area.

Overall SAFE public open spaces
make areas more inviting and is the
heart of the community.
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Grouping of various colours and unit
typologies to create an architectural
language.

Surrounding houses, windows look onta
-the public open space, which provides a
sense of security and safety.

Indication of current challenges on the
slopes of the site. Every unit to step to
accommodate the site and vehicle
tuming circles into garages.

Central SAFE Public open space. Heart
of the community.

SECTION 1

Surrounding houses, windows look onto
the public open space, which provides a
sense of security and safety.

Unit typolagies with different paint
colours and architectural techniques to
create a vibrant residential neighbourhood.

Public Open Space
Sections
(D6-ADE JV, 2022)
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Public Open Space
Perspective View
(D6-ADE JV, 2022)

Surrounding houses, windows look onto
the public open space, which provides a
sense of security and safety.

Stone cladding on walls to

create an architectural language
around the public open space and t
reference the Historical District Six

Relationship between surrounding
units and public cpen space
at street level.
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Surrounding houses, windows lock anto
the public open space, which provides a
sense of security and safety.

Surrounding houses, windows look onto
the public open space, which provides a

sense of security and safety.

Public Open Space
Perspective View
(D6-ADE JV, 2022)

Stone cladding an walls creates
an architectural language around
the public open space and
references Historical District Six.

Relationship between surrounding
units and public open space
at street level.
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PUBLIC OPEN SPACE

Public Open Space
Details

(Dé6-ADE JV, 2022)
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Investigation with regards to Dwelling separation boundary walls to each unit to

70° slope. - Preferred option provide privacy and enclosure of yard space.

The below option was investigated Buttress walls relate the architectural style.
and determined that the 70°slope is Aesthetically pleasing and functional, as it
the most viable options as it provides serves as a fire partition between units

adequate planting space and reduces the
amount of usable space required.

"o .~ Gronular Fill /’.
Ho”"‘"‘
—fw-E- .
SECTION 1 - 70° SLOPE # ’
Scale 1:50 g
SECTION PERSPECTIVE
TERRAFORCE WALL - 70° SLOPE TERRAFORCE WALL - 70° SLOPE

Terraforce retaining walls vs Vertical concrete or reinforced concrete filled brick walls

Terraforce Pros Terraforce Cons

Provide a softer visual impact and sympathetic to the ambiance created to the end user - Longer construction period than concrete walls, as labour intensive.
- Reasonable accepted in terms of Heritage impact on the neighborhood - Less uniform construction. More detail design required.

- Creates various soft shadows and light - High level of supervision and quality control required on site.

- Heat absorption creating a cooling effect
- Flexible and adaptive structure
- Good sound attenuation

Retaining Walls 70° Slope (Preferred Option)
(D6-ADE JV, 2022)
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EAST ELEVATION

Scale 1:200 NORTH ELEVATION
Scale 1:200

SOUTH ELEVATION
Scale 1:200

WEST ELEVATION
Scale 1:200

SPRINGFIELD STREET

e ——y

wama smamnry

Retaining Walls

Elevation study showing visibility of retaining walls from street
(D6-ADE JV, 2022)

ASHLEY STREET
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Sections
(D6-ADE JV, 2022)
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Conceptual Design - Detention Pond Sketches _ e ¥y /,—
(D6-ADE JV, 2022) - e

District 6 Phased Redevelopment: Phase 4 Rennie Scurr Adendorff September 2022 HIA 83



LOWER UNIT LOWER UNIT LOWER UNIT

T e ﬂ'igggi:qgiauisall
= ”’*""*muwmu\

1. CLAY 50t ‘DE HOOP’ RED PAVER

| e T e [ |

2 e £ :-;;mm!-!ii‘&s-

i |

ummmﬁ'w

Conceptual Design - Materiality and Palette -' =t -;.;_f'.'.'T.f:r’/;xaj@s"'éh;q)‘- a7

o ML .

(D4-ADE JV, 2022) Rt S R R

84 District 6 Phased Redevelopment: Phase 4 Rennie Scurr Adendorff September 2022 HIA



D6 B1 - SOFT LANDSCAPE PRELIMINARY PALETTE

TREES - PUBLIC OPEN SPACE
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PLANTED STREET EDGE
SHRUBS
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Dodonea viscosa SAMD OLIVE

g
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Ekebereia capensis
CAPE A%H =
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=} _ﬁﬁﬂ

Olea europaea subs.africana

BLINDE STREET - LANDSCAPING

Deciduous trees - South
Disadvantage
- Sheds leaves for 1 month (Autumn)

Advantage

- Warmth to house and pavementin
winter

- Cool shade to pavement in summer
- Cool reflective heat off pavement in
summer

Deciduous trees - North
Disadvantage
- Prop leaves in winter

Advantage

- Heat gain in street dissipated in
summer

- Pavement shaded in summer

- Warm pavements in winter

Evergreen - South
Disadvantage
- No warmth to house in winter

Advantage

- No leave shed

- Cool shade to pavementin summer
- Cool reflective heat off pavement in
summer

Evergreen - North
Disadvantage
- Nowarmth to pavement in winter

Advantage

- Heat gain in street dissipated in
summer

- Pavement shaded in summer

- Warm pavements in winter

Basic summary of the 2 evergreen trees

Syzygium guineese is an indigenous tree that will provide deep shade. A medium to large tree, the Water pear can grow to a height of 15 to 20m and does not have an

W

invasive root system, making it suitable for urban planting

Max Summer cooling Max Winter solar
heating
Kiggelaria africana is a large, robust, low-branching tree. It is a fast-growing tree and prefers a sunny position (but tolerates shade) and a moderate amount of water. It
also survives frost. It naturally forms a large shade tree (12mh x 15mw) with a gentle, non-invasive root system, but also makes a good windbreak or hedge.
Conceptual Design - Landscaping Vision and Concept
(D6-ADE JV, 2022)
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9.1. Design Development and Consideration of Alternatives

Flexibility of Design

The design development reviewed the strategies adopted in the two
preceding phases of restitfution and determined that a new urban design
approach was required to the unit typology with respect to parking to
accommodate increased density. Versatile and flexible typologies were also
seen as important in light of the proximity of District Six to the city centre, and
the need to accommodate small-scale economic opportunities and different
life-cycle living configurations - for example, lodgers, elderly relatives,
extended family etc. It was determined that any spatial flexibility was best
achieved on the ground floor of the units, an approach that is suited to the
sloping terrain.

While Phases 1 and 2 showed some of this design flexibility in the creation
of high plinths at ground floor level, many of which now accommodating
shopfronts or garages, it is intended with this design to expand this flexibility.
Large openings on the ground floor are to be provided wherever possible, to
be used in any of several ways, including garage spaces, lodging rooms with
separate entrances, shopfronts or even small-scale light industry with on site
craft manufacturing and a factory shop frontage on to the street.

Parking Considerations

The claimants have requested one parking bay per unit, giving rise to design
considerations that were notin playinthe C19th, and are made more complex
in light of the need to achieve higher density.

The Phase 3 duplex row houses
were provided with adjacent, at b S e e S (Y
grade parking areas (Figure 55).

Provision was also made for the [ ! [ ]CL[ E‘ ‘ —1 _
) ) ~ IP s o1
incorporation of second, tandem o} FYFE AR AR L
bays in the building on the high , 1! b gt e 'H.E_.-
side entry units. This configuration = P09 OPIH—
allows for a fairly low dwelling unit =l I:' =

. IS B ]

per hectare density, as supported - ——San : N
by research that shows that

densities are usually around 60-70 ez s e s e =iT.
dwelling units per hectare where
car parking is at grade rather than
within buildings.

Figure 55. Site development layout sketch
showing external parking on Phase 3
duplex units (CNdP, 2022)

By adopting the perimeter block ESER— i ke S e S
approach that was characteristic
of urban development in Cape
Town historically, garages are
incorporated into the building, _
and accessed directly of the .
street; properties are provided '
with small gardens to the rear.
This configuration not only fits well
within the fine-grained District

Six historic block grid, but also = : T e T
achieves almost a third greater '
density, within smaller areas and
on larger individual plots.

Figure 56. Site development layout sketch
showing proposed Phase 4 internal
parking (CNdP, 2022)

The provision of gardens enhances utilisation of the house for the resident,
permitting some limited food and decorative gardening as well as private
recreational space while also reducing stormwater runoff by needing less

hardening of the natural ground.
This model was further considered o -
'?*.1'!1-5-4* MLJ‘t‘"-:"LA.;_

for multi-storey apartments, where
one bay per unit can be achieved
in a four storey configuration
with two bays accessed directly
off the street, and two via an
internal courtyard. The design
accommodates internal access
to a garage from a first floor unit,
and provides for three bedroom
units. While this typology facilitates
the provision of one parking bay
per unit, it does not allow universal
access to the upper floors, and as
thishadbeenraisedasanimportant
concern by the Reference Group,
was abandoned in favour of a
typology with liffs.

Figure 57. Site development layout sketch
showing 4 storey typology with ground
floor (below), first floor (top left) and
second to fourth floors (top right);
yellow shading shows direct access
between garage and living space
(CNdP, 2022)

A taller apartment block typology serviced with lifts had previously been
considered only within the market housing component of the wider
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redevelopment program. While taller apartment blocks would allow for
greater densification, restitution housing was all intended to be at ground
floor with a minimum of walk ups in order to facilitate universal access. The
only resolution of this impasse would be lifts, which only become feasible at
eight storeys or higher, leading to consideration of a residential restitution
typology of eight to ten storeys, similar to the design of many apartment
blocks in the immediate vicinity built in the last decade. For this typology
would require consolidation of typically fine-grained District Six blocks to
achieve efficiency.

b
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lm

—
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LT
r

Figure 58. Sketch analysis of typical eight storey restitution apartment block with semi-basement
(CNdP, 2022)

Layout Alternatives

A number of different typologies, based on the requirements stipulated
in the Court Order, were considered across the entire area available for
redevelopment, i.e. all identified parcels and corridors, in light of the need to
accommodate all the currently verified claimants as well as possible further
claimants, as well as allowance for future market housing.

A first option comprised the current duplex row housing (yellow)and three-
storey apartment (lilac) typologies being constructed in Phase 3 for all
the restitution housing in District Six, with four storey market housing along
New Hanover Street and Harrington Street. This option yielded enough
restitution units to cater for the current confirmed beneficiaries, but would
not accommodate any claims that could arise should the claims process be

reopened; it also doesn’'t account for the loss in density resulting in Phase 3
due from the at grade parking configuration.

A second option substituted the duplex rowhouse and apartment typologies
of Phase 3 with the perimeter block layout as illustrated in Figure 56, but with
the market housing component limited to 4 storeys. This yielded the same
number of market units, but increased the restitution units by 40%.

A third option utilised the proposal considered in the second option, but
made provision forrestitution and market housing apartments at eight storeys.
Based on a footprint of 120m2 for restitution housing, and 75m2 for market
housing, this option would increase the number of both restitution and market
units available substantially, and all other options were discarded in favour
of this option.

Table 1. Breakdown of unity density across development options
Residential Units Market Units Total Units
First Option 1200 2350 3550
Second Option 2000 2350 4350
Third Option 2812 3115 5927
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Figure 61. Proposed distribution of typologies as per third option (CNdP, 2022)
Rennie Scurr Adendorff September 2022
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Retaining Walls Further investigations were then made into the degree of slope for the walls. This work

Various considerations were made in determined that a 70 degree slope was the ideal slope
the course of deriving the design and
materiality for the proposed retaining Slope Advantages Disadvantages
walls. Initially a comparison was made 60° |+ Allows for better landscaping |+ Additional space is required
between Terraforce retaining walls and * Embankment has gradual which reduces end user space
vertical concrete or reinforced concrete slope
walls. 70° |+ Allows adequate planting
* Reduces space required
80° |+« Slope is steep, increasing user | Reduced landscaping

Terraforce Pros
- Provide a soffter visual impact and
sympathetic fo the ambiance created
to the end user
- Creates softer shadows and light
- Additional space is required which reduces the end user usable space as the current yard
- Heat absorption creating a cooling space is already limited.
effect
- Flexible and adaptive structure
- Good sound attenuation

space opportunities
* Visual impact of vertical wall
not favourable

Terraforce Cons

- Longer construction period than
concrete walls as labour intensive

- Less uniform construction. More detail
design required

- High level of supervision and quality
control required on site

SECTION 1 - 60° SLOPE
Scale 1:50

PERSPECTIVE 1
TERRAFORCE WALL - 60° SLOPE

Figure 62. Study of retaining wall slope o
alternatives: 60° above, and 80° below P
(CNdP, 2022) TERRAFORCE WALL - 80° SLOPE
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Detention Ponds

While it had always been intended to hold over the land between Old
and New Hanoverforhigherdensity development of market properties,
the City has implemented stringent stormwater management policies
since the initial redevelopment plans were developed. In order to
comply with these Sustainable Urban Drainage System (SuDS) policies,
it was determined that two detention ponds would be required to
managed runoff; as these would need to be located at the lowest
part of the site, they necessarily needed to be located in this area.

Initial iterations of the detention ponds considered extensive
retaining walls that were up to 11m in height, but this was discarded
as unacceptable. A swale design was considered, but this too was
discarded in favour of a design more suited to an urban environment.

It was determined that the ponds could be large, flat expanses, that
would only be filled with rainwater for a few hours after considerable
rain events and would, therefore, be usable formuch of the year. These
multi-purpose spaces could function as public spaces, recreational
areas, markets etc. The area between the two ponds would be a
central plaza aligned along the historic Russell Street that functioned
as a more formal public space suited to memorialisation, information
boards and similar.

Yet further deliberations with the City St