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EXECUTIVE SUMMARY 

PURPOSE OF THIS DOCUMENT 

This doctunent constitutes Stage I of a Heritage Impact Assessment (HIA) for the 
New King ' s and Majestic Hotel Site in Kalk Bay. It comprises 2 volwi1es: volume 
I (this volmne) deals with the assessment of cultural significance of the site. Vol
tune 2 is treated as an appendix and contains all support docmnentation including 
historical research, record of consultations with Interested and Affected Groups 
and a list of references. 
Th..: pu.rpos..: or this Stag..: I doctunenl is to analyze th..: wltural signilii;ani;e ofthis 
property within the context of Kalk Bay so as to inform development proposals for 
the site. The assessment of development proposals for the site does not form part 
of this docmnent. These will be dealt with in Stage 2 of the process. An outline of 
the full process (Stages 1 & 2) is shown in Diagram 1. 

2 SIGNlFICANCE OF THE PROPERTY 

The primary focus of this work is the assessment of cultural significance of the 
site, and not the assessment of the cultural significance of Kalk Bay per se. How
ever, its highly strategic position in the village requires a good understanding of 
context. Consequently, considerable effort has gone into analyzing its relationship 
with its setting in both physical and non-physical tenns. The results reveal a range 
of c01mections with its surroundings which reinforce its key significance in Kalk 
Bay. It has also lead to the identification of a wider range of significant elements 
on the site than in previous st11dies. This is not unexpected considering the appli
wtion of broader identification criteria and the relatively small inune<liate study 
area compared to that of previous studies, eg the Fox Conservation Study of 1993. 

Many regard Kalk Bay and its setting to be of national significance. However, wiU1 
neither a register of noteworthy landscapes in the country, nor heritage-based 
analyses of other noteworthy landscapes to use as yardsticks, an appreciation of the 
' true value ' of the area ' s key place-making components has yet to be established. 
Clearly however, U1e site contains a nwnber of key landmark elements characteris
ing U1e setting of Kalk Bay. 

The ideniilication or various key relationships between elements wiU1in and be
yond the site obviously, therefore, has implications for future development falling 
oulsid..: th..: sit..: . This should h..: or added int..:r..:st to th..: local authority n<lmini st..:r-
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ing the area. (The implication is that certain structures and spaces falling outside 
U1e site are currently ' widervalued.' Some examples include the Olympia Building, 
the Fishennen' s Flats, currently ungraded portions of the harbour breakwater 
walls, and the strategic underdeveloped space along the railway line between the 
harbour and Main Road opposite the site. See Part 2 of this document). 

OVERALL STRUCTURE OF THIS DOCUMENT 

This docwnent comprises two parts viz: 

• 

• 

• 

Part One defines the scope of tile study and examines current regula
tions and policies to be considered in conjwiction witil tilis study. 

Part Two deals with the establishment of significance in terms of six 
identified key Informants of Place and Memory specific to Kalk Bay. 
General Design Informants derived from the identification of significance 
conclude Part 2. They act as a bridge between Stages 1 and 2 of this HIA, 
suggesting an overall framework for the development of tile site, and 
highlighting design opporturuties and constraints. 

The identification of significance is supported by extensive background 
research contained in Volume 2 of this document. 

SUMMARY OF CONTENT 

This study shows that the landscape of Kalk Bay is distinguished by a highly char
acteristic way of life which has evolved over centuries. The property is a key ele
ment in this landscape. The study also argues that U1e gradings of significance of 
the 1993 Conservation Survey of Kalk Bay are of limited use in identifying tile 
cultural significance of the site. lhis also applies to property in the rest of Kalk 
Bay and beyond. 

This study identifies and grades, where possible, all culturally significant property 
on tile site in tenns of an expanded grading scale relating directly to tile estab
lished 3 Grade system defined in the 1993 Conservation Survey and based, in turn, 
on tile Consolidated 3 tier grading scale developed by tile then Urban Conservation 
Unit of tile Cape Town City CoW1ci1 . Oilier aspects of significanc..: incompatible 
with this grading system are acknowledged in the compiling of the Design Infor
mants fom1ing the final part of this Stage 1 docum..:nl. 
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The above grades are used in the full knowledge that Section 7 of the Heritage 
Reso urces /\L:t calls li>r 11 11cw grndi11g sysll:m for places 1111d objects ltmlling part or 
the national estate. It was kll U1at Lu1til such lime as U1e new grading scale is regu
lated, it is important to maintain consistency with the current system. 

5 PRELIMINARY FINDINGS 

Substantial increases in coverage over large portions of the site cannot be regarded 
as out of character with the rest of the ' Middedorp ' in visual terms. Indeed, the 
large areas of open space currently characterizing the property are at odds with the 
development pattern of the rest of this generally tight-grained historic area. How
ever, such increased densities should not be allowed to affect the site ' s current 
landmark stature which is strongly characterized by its two multi-storey building 
envelopes and framed by strategically located green/open space along its Main 
Road/harbour side. 

It is recommended that the presence of two 3-storey building envelopes, as cur
rently located, be retained on the site for incorporation into future development. 
Varying degrees of alteration to the fabric currently defining these envelopes are 
reconunended and outlined in Part 2: Design Infom1ants. Open space recom
mended for retention is located on the Main Road side of the property. 

II is also reconunended that new development be more closely integrated with 
neighbouring fabric along the Windsor and Nonnan Road edges of the site, where 
at all possible. 

Traffic and social impacts of potentially large influxes of newcomers into the area 
will , however, need to be carefully considered if Kalk Bay is to retain its special 
character. However, it is Lmrealislic to expect this assessment to be used as a 
means for addressing ' gentrification' in Kalk Bay, though this is widely perceived 
by locals as a considerable threat to their "Traditional Way of Life". Ultimately, 
this assessment will m:t mainly as n guide in the exercising of legal rights in tenns 
of the Zoning Scheme. Note that the owner does not have to rezone the property to 
considerably increase development on the site in tem1s of his current rights. 

2 
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PART ONE: 

l.l 

1.2 

THE BRIEF 

BACKGROUND 

In a letter dated IO July 2000 addressed to Revel Fox and Partners, for Lifecare Spe
cial Health Services (PTY) Ltd, the South African Heritage Resources Agency 
(SAHRA) requested that an independent Heritage Impact Assessment (HIA) be un
dertaken for this site in tenns of Section 38 of the Heritage Resources Act (HRA) No 
25 of 1999, in particular: 
• Subsection (c) : any development or other activity which will change the character 

of a site-
(i) exceeding 5000m2 in extent (the total area of the property is I 5053m2); 

• Subsection (d): the re-zoning ofa site exceeding JO 000m2 in extent. (The re-
zoning application is from Single Residential Use Zone to Subdivisional Area). 

It follows, therefore, that SAHRA called for an H1A of the site by virtue of its sheer 
size. In fact, this site is one of the largest substantially underdeveloped sites remaining 
in Kalk Bay and vast in relation to the tight subdivisions characterising most of its 
surrounding property. 

SCOPE AND PURPOSE OF THE BRIEF 

1.2.1 To establish the cultural significance of the property with particular emphasis on char
acteristics and key elements sensitive to future development; and 

Assess the impact of development on this relatively large ( I 5053m2) expanse of 
ground in relation to its context. 

1.2.2 This document constitutes Stage I of an HIA culminating in a series of general De
sign lnfonnants. These have been derived from a series of state,ments of cultural sig
nificance identified in Part 2: Infonnants of Place and Memory. Part 2 of this docu
ment fonns the basis for assessing, in Stage 2, the development proposals and recom
mended mitigatory measures for the site. (Diagram I) 

1.2.3 This HIA framework (see Volume 2) is based on a framework currently under devel
opment by the Cape Institute of Architects to relate to the SA Institute of Architects ' 
Stages of Architect's Services, and in the current absence of regulations applicable to 
Section 38 of the HRA. 

1.3 THE STUDY AREA 

1.3.1 General context : Kalk Bay comprises a highly integrated landscape, not only of 
physical elements contributing to a setting of great scenic beauty, but also generating 
a highly characteristic way of life evolved over centuries. 
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1.3.2 Site location: In the heart of the town (the middedorp [I)) i.e. comprising erfs num
bered 89919, 89820, 89821 and Rem 89822 situated between Main Road, Windsor 
Road Gatesville Road and the Nonnan Road Steps (hereafter referred to as 'the prop
erty' or 'the site'). 

1.3.3 Defining the study area: This has been defined in terms of three overlapping 
'zones' (Diagram 2) with the site at the center. However, such is the tight social dy
namic of Kalk Bay village life, as well as the physical juxtaposition between mountain 
and sea, that the distinction between zones can become very fine. The zones are iden
tified as follows: 

• The Immediate Context: Defined principally by the cadastral boundaries of the 
property itself but; where applicable, extending beyond to include the railway line, 
Windsor Road, Gatesville Road and Donovan Road. 

• The Intermediate Context: Comprising the village, shoreline, harbour and moun
tain backdrop. 

• The Wider Coll/ext: Covering the area beyond the village including Clovelly/Fish 
Hoek and St James, as well as the broader False Bay. Also included would be his
torical associations between the property and other parts of the world. 

These zones are used purely as a means of structuring relevant contextual information 
relating to the site and do not suggest a hierarchy in terms of significance. 

I .4 STUDY METHODOLOGY 

The site forms an integral part of the landscape of Kalk Bay. It is, therefore, not pos
sible to determine its cultural significance without considering the broader historical, 
aesthetic, social and industrial contexts of the village. However, it is equally impor
tant to emphasise that the primary focus of this study is the significance of the site, 
not the significance of Kalk Bay. The following processes have been included: 

1.4 . I Identifying the various key place-making informants ascribing significance to the 
property; 

1.4 .2 Identifying culturally significant elements, patterns and associations contributing to 
the significance of the property in terms of these key informants by: 

• Sourcing and evaluating relevant historical material; 

• Inspecting the property and its surroundings to determine architectural and physi
cal contextual significance; 

• Reviewing current conservation-related legislation and policy affecting the site; 

• Interviewing individuals with specific local knowledge of the property and its sur
roundings, given that much of the local history of the area has still to be recorded, 
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notwithstanding the enthusiastic efforts of certain local individuals. 

1.4.3 Determining the nature and sensitivity of heritage resources and place-making attrib
utes referred to above (paragraph 1.4.2). Developing criteria for determining their de
gree of significance. 

1.4.4 Formalizing a Provisional Statement of Cultural Significance. 

2 REVIEW OF RELEVANT LEGISLATION 

2. I SECTION 38 OF THE HERITAGE RESOURCES ACT NO 25 OF 1999. (HRA) . 

2.1 .1 Background : The relevant sections of this Act, empowering SAHRA to call for an 
H1A of the site, have already been covered . (Section I. I) . The circumstances sur
rounding this HIA are far from ideal, given the timing of this new legislation. The 
most obvious is that a rezoning application has had to be put on hold pending the out
come of this HlA. Another is that this HIA requirement has been introduced when 
proposals for the development of the site already exist, ie. thereby putting the cart be
fore the horse. 

2.1.2 Comments: Regulations pertaining to this Act have yet to be drawn up and gazetted . 
Consequently, the framework and process for HlA's are not yet fixed (also item 
1.2.3) and are likely to develop, or even change substantially from those upon which 
this report is based . Fu11her clarity and guidance from SAHRA will be required par
ticularly with regard to : 
• The process of acquiring input from 'interested and affected parties,' particularly 

in the early phases of Stage I of the I-IIA, during the identification of cultural sig
nificance of the site. 

• The process and statutory periods relating to advertising to interested and af
fected parties. 

• The integration of other studies not directly related to the identification of cultural 
significance, but with a direct bearing on the possible development of the site, eg 
traffic and other engineering studies. 

2.2 SECTION 108 (URBAN CONSERVATION AREAS) OF THE ZONING SCHEME 

2.2. 1 Background : The site falls within the declared Kalk Bay Urban Conservation Area, 
largely according to recommendations contained in the Kalk Bay, St James and 
Muizenberg Conservation Study, Item 2.2. The area is administered according to 
Section 108 of the Zoning Scheme Regulations (drawing TPX 11510/1, /2 and /3) . In 
terms of these regulations, no structure may be built, altered or demolished, and no 
mature tree and/or hedgerow removed without the Consent of Council (currently, 
South Peninsula Municipality). 

2.2.2 Comments: Although Section 108 aims to maintain" .. the architectural, aesthetic 
and/or historical significance .. "(21 of the area, in practice this section has been ap
plied to consen-e, essentially, architectural and aesthetic quality (JJ . Historical 
significance is also generally interpreted in architectural/aesthetic terms and has rarely 
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if ever addressed social significance. Indeed, the author knows of no instances of al
terations or additions being refused in terms of Section 108 on grounds of social sig
nificance per se. 

2.J SECTION 95 OF THE ZONING SCHEME 

2.3. I Background: Most of Kalk Bay falls within the jurisdiction of this section of the 
Zoning Scheme, including the site. The area affected by Section 95 is indicated on 
drawing TPX 1709. 
Section 95 (2) states that: " ... ... No building erected on any site within the area shall 
have more than two storeys." The pennissable floor area factor is 0.8. 
While the zoning for the area is Single Dwelling Residential (R4), the development or 
re-development of a hotel is permitted on the site. It is also perrnissable to incorpo
rate adjoining properties into the site for the purpose of extending a hotel, providing 
that the extra bulk is taken up. which, amongst others, limits most development to 
two storeys in height. 

2.3.2 Comments: Section 95 allows for the construction ofa two storey hotel on the site 
(even though the existing hotel building is more than two storeys). If this right is not 
taken up, then the R4 zoning applies. R4 includes blocks of flats, groups of dwelling 
houses, places of worship and, with the consent of Council, institutions and places of 
worship. 

3 REVIEW OF CON SERVA TION-RELA TED REPORTS AND OTHER RELE
VANT POLICY FRAMEWORKS 

3. 1 KALK BAY, ST JAMES AND MUIZENDERG CONSERVATION STUDY, 1993 
(HEREAFTER KBC STUDY) 

3. 1.1 Background: This study was commissioned by the then Cape Town City Planner 
(Town Planning Branch Urban Conservation Unit) in order to identify areas within 
the False Bay suburbs ofMuizenberg, St James and Kalk Bay worthy of designation 
as Urban Conservation Areas (and/or any other form of special control). This study 
formed an important basis for motivating the declaration of the Kalk Bay Urban Con
servation Area (amongst others). The brief to the consultants also included produc
ing: 
• Maps showing the age of all buildings; 
• Maps showing noteworthy elements (hedges, trees, garden walls, cobbles, kerbs) ; 
• A list of buildings of special significance; and 
• A report giving local urban and architectural history, explaining methodology, and 

making recommendations for the possible designation of conservation areas or 
other elements. 

3 .1.2 Comments: In addition to identifying certain buildings, elements and architectural 
groupings, the report recognises the strong visual relationships between village and 
harbour, mountain and sea. It also mentions the conservation value of the fishing 
community and fishing industry. However, it is the mapping of architectural, architec
tural-historic and aesthetic merit that predominates (as was implicit in the client's 
brief). After all, the main purpose of the conservation study was to produce a docu-
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ment useful to the local authority in administering Section I 08 of the Zoning Scheme 
Regulations. Given that the purpose of this study is to establish the cultural signifi
cance of the property the follov,~ng are some additional aspects that need to be ad
dressed : 

(a) It is questionable to what extent symbolic and social significance has 
been recognised in the study's assessments. Although the site of"die Dam" 
and the Out span have been highlighted, other historic places of assembly such 
as the old Olympia bioscope building nearby, the 'money tree' at the Outspan, 
the railway station platfonn and car park, as well as the fish landing quay and 
beach within the harbour, have not been mentioned. The Fishennen's Flats 
which are highly significant to the fishing community, are ungraded. These 
places have, to greater or lesser extents, historical and symbolic associations 
with either Kalk Bay's social or industrial (fishing industry) past. 

(b) There is no specific identification and mapping oflandmarks, notwith
standing the nature of Kalk Bay's topography , i.e. given that the introduction 
or loss of landmarks on Kalk Bay's prominent slopes and coastline would 
have a profound effect on its sense of place. (The omission of landmarks in 
the study may relate to the consultan.ts being encouraged to use criteria relat
ing to Cape Town' s consolidated grading scale. This scale does not recognize 
landmarks as a discrete category although landmark status is used as a criteria 
for grade 2 buildings). 

(c) The failure to include the Majestic Hotel building in "a group or area of 
significance" (together with the New Kings Hotel building and Olympia 
Building) is questioned in terms of this study, . given that all three buildings 
form a strongly characteristic backdrop to Kalk Bay harbour by virtue of 
sheer size and profile, and having strong associations with its resort past. The 
underlying motive for excluding the Majestic Building from this group appears 
to have been architectural and/or aesthetic, given that it is visually separated 
from the others with more extensive massing and a higher roonine. The read
ing of all three buildings as a group is not that apparent from Main Road, but 
is clearly evident from within the harbour precinct. 

(d) Although the typically tight development grain of parts of Kalk Bay vil
lage is mentioned, the (consequently) narrow streets and intimate lanes 
that characterize these parts have not been accorded significance. In the 
Green and Sea Point Conservation Study, with which this study has been 
compared 14), significant streetscapes are indicated, albeit generally in tenns 
of continuity of architectural treatment. . 

(e) Areas of possible archaeological significance have not been identified within 
the property. 

It is, therefore, fair to conclude that mapping of significance in terms of archi
tectural and aesthetic quality, (essentially as implied in much of the commis
sioning brief) has formed the basis for conservation-related development control 
in the Kalk Bay area. 

3.2 REVISED KALK BAY DEVELOPMENT FRAMEWORK 
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3.2.1 

3.2.2 

Background: Produced by the then Cape Town City Planner's Department (Town 
Planning Branch). This document was finalised, after an extensive public participation 
exercise in March 1992. It incorporates this public input and was subsequently 
adopted by Council. It identifies a number of key sites, with the Hotel Sites included 
on the site diagram (SJ. It focuses on the regeneration of Kalk Bay through the up
grading of public property within the village. Notwithstanding this primary focus on 
publicly owned property, the following is also of broader relevance, viz.: 

(a) Higher housing densities, bed-and-breakfast accommodation and tourist ac
commodation are to be encouraged to meet demand; 

(b) Developers are to be encouraged to provide residential accommodation above 
the shops and in any commercial development proposals, so as to cope with 
the housing shortage in the town; 

(c) Construction costs in Kalk Bay are too high for low income housing, unless it 
is heavily subsidised (referring, presumably, to Council property on the higher 
slopes and railway property close to the beach); 

(d) Redevelopment proposals, especially in the harbour area, should create oppor
tunities for local employment and businesses, both small and large; 

(e) The existing scale of buildings and public spaces, giving a special quality to 
the area, must be valued, cared for and encouraged; 

(t) Redevelopment proposals must keep a balance between new attractions and 
the existing pleasant residential character of Kalk Bay; 

(g) New development must support the established character and qualities, rein
forcing the existing fishing - related operations; 

(h) Use should be made of existing assets such as harbour walls, the old viaduct, 
dressed stone walls and buildings of character, merit and historic interest; and 

(i) The existing colonnades at the shops, providing effective shelter, also provide 
scale and charm to the precinct, and must be enhanced; 

Comments : Improvements given high priority 1elate principally to enhancing the 
quality oflife for locals and 'regulars'l6), rather than visitors (e.g. 24 hour pedestrian 
access to the harbour, developing the fish market, revamping of open space at the 
fishennen's' flats). Improvements given no, or low priority, relate to facilities associ
ated with occasional visitors, e.g . surfing facilities at Kalk Bay reef, up-market restau
rant at Harbour Square, parking for day trippers at the Point , coastal walkways, yacht 
facilities in the harbour) . In other words, the demands of the community appear 
to have received priority. This is despite the argument that tourism (and, there
fore, facilities aimed primarily at tourists) holds great (arguably greatest) eco
nomic benefits for the community. Many of the proposals were implemented.(?) 

3.3 DRAFT URBAN DESIGN GUlDEUNES FOR KALK BAY 

3.3. I Background: Produced by the then Cape Town City Planner' s Department (Town 
Planning Branch Inner City Unit) in approximately 1993/94 as a follow - up docu
ment to the Revised Kalk Bay Development framework (Item 3.2). This document 
states, inter alia: 

(a) The two hotels occupy a prime location on Main Road between the station 



HIA: NEW KINGS / MAJESTIC SITE 
BACKGROUND (PART I) p 7 

and the entrance to the harbour, set back from Main Road, thereby providing 
a green break in the otherwise high densi ty commercial fabric . It recommends 
that new facilities and other proposals should be geared to enhancing the 
abo,,e. 

(b) Kalk Bay is a desirable location fo r tourist accommodation, particularly in the 
underutilised hotels. 

(c) There are opportunities for private housing development behind the hotels and 
on infill sites in Clairvaux Road . 

(d) The road network (of Kalk Bay) includes internal parallel routes running 
along contours, connected by smaller routes and pedestrian walkways/ 
stairways running perpendicular to the contours. It recommends the en
hancement, where ponible, of these mo1•ement palterns which are re
garded as typical of Kalk Bay. It also recommends that the small local 
roads and stairways between Main Road and Boyes Drive be reinforced, 
their 'entrances' emphasised and the visual connection between mountain 
and sea maintained 

(e) The station is one of the focal points of commercial and recreation activity in 
the town. It recommends that facilities should gra1•itate towards the station, 
in the area between the Outspan and the station. 

(f) The residential structure is characterised by mainly finely scaled one-and two 
storey residential dwellings. It recommends that new residential develop
ment respond to the scale and texture of the e.xi.ftin,: built fabric, hut not 
copy it. 

(g) Most of the older commercial buildings along Main Road have residentia l ac
commodation above. It recommends that this trend be encouraged in new 
developments. 

(h) Many residential buildings are of high architectural quality. It recommends 
that new development be carefully controlled and large scale speculati1•e 
re.~idential developments not be allowed 
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PART 2: 

CULTURAL SIGNIFICANCE: INFORMANTS OF 
PLACE AND MEMORY 

INTRODUCTION 

Kalk Bay has a spectacular setting combining the harbour and mountain wi th a tight band of lin
ear development threaded through with highly characteristic narrow streets and pedestrian lanes. 
This dewlopment is inten·upted by a series of open spacer and landmarks ranging in impact from 
the old hold buildings on Main Road and the more distant Fishennen's Flats, to the harbour, on 
one side, and an impressiw mounta in backdrop on the other. This is foremostly a landscape of 
fishing and the sea. 

TI1e fishing industry is characterized by a history of constant struggle for survival which has seen 
its tenitory gruduall y eroded. Factors haw included the arrival of the railway, the insidious rami
lications of the Group Areas Ad , and the establishment ol'a thri ving leisure industry. One can 
dcscribe Kalk Bay historically as a landscape ofleisure superimposed onto a landscape of strug
gk 

Although the large hotels were closed at the very beginning of the 1970's, the village faces a fresh 
influ~ of sert lers and other newcomers with its popular rediscovery as a tourist destination. This 
has seen the locnl economy rise out of more or less half a ecntury of stagnation with :u1 inevitable 
increase in development pressure. Yet the village continues to operate as the last remaining fishing 
harbour in False 13ay ,md reputedl y the last in the country employing freelance h:u1d-line fish..:r
men. The local fishing industry, however, continues to decline and faces a bleak future . 

It is this combination of scenic beauty and a complex but powerfu l social history which gives 
Kalk Bay its unique character. Many regard Kalk Bay and its setting to be of national signifi
c:u1ce. However, with neither a register of noteworthy landscapes in the country, nor heritage
based studies of other note-worthy landscapes to use as yardsticks, a clearer idea of the relative 
significance of the area has yet to be established. Titis could explain, for example, why some key 
landmarks in the Kalk Bay landscape have not been accorded greater significance in previous 
conservati ,m studies, particularly when not having architectural/aesthetic value. (Examples in
clude parts of the harbour and the Fishermen's Flats, which are ungraded in the Fox I 993 Conser
vation Study). 

2 CRITERIA OF SIGNIFICANCE 

2.1 DEFINITION OF CUL TURAl.. SIGNIFICANCE 

In tcnns ol'th~ lkritagc Resources Act (I-I RA), cultural significa111:~ means " .... aesthetic, architec
tural , historical, scicntilic, soc ial , spiritual , linguisti.: or teclmological value or significance". For 
the purposes of this study, this has been expanded to include landmark and industrial signific:u1ce, 
giwn that th~sc aspects are c~nlrnl in ddining the unique setting which is Kalk Bay. 

2.2 IDENTIFYING SIGNIFICANCE 

Signilic,mt elements and aspects are identified in tenns of the fo llowing key Informants of Place 
and Memory specific to Kalk Bay. These are: 

• The Fishing Industry (Diagram J); 
• The Leisure Industry (Diaeram 4); 
• The Community; (Dlaeram 5); 
• Surrounding Development Patterns; (Diagrams 6A & 68); 
• Key Geographical Informants(Dlagram 7); and 
• Arcltitectural/Aesthetic Significance (Diagrams SA & 88). 

Significant elements and aspects are identified through: 

The ldentltlcotlon of Grades of Architectural and Aesthetic Slenltlconce: 
(Diagram 88) 
Where possible, individual heritage resources and place-making attributes have been graded in 
tenns of an cxpand.:d scale based on the Consolidated 3 tier grading scale developed by the then 
Cape Town City Council's Urban Conservation Unit. However, this system has its limitations 
given its appropriateness for grading, essentially, architectural and a~thetic significance. 
Note that Sc1.,1ion 7 of the HRA calls for the introduction or a new grading system to categorize 
objects or elements of significance. However, it has been decided to relate this study to the 'old' 
grading system, ie the Consolidated 3 Grade Scale referred to above and currently in use for en
forcing Section 108 (Urban Conservation Areas) of the Zoning Scheme in Kalk Bay. The reason 
for this is that the new system still has to be regulated. Relating to the 'old' system will, in the in
terim, maintain consistency with previous studies including the I 993 Conservation Study of Kalk 
Bay. 

The Inclusion of General Deslen Informants: 
(Section 10 and as arising from Diagrams J to 88) 
Derived from the analyses reflected in Diagrams 3 to 88. Begins to suggest an overall framework 
for future development by highlighting design opportunities and constraints. This ensures that key 
elements or spaces of significance are accounted for, regardless of architectural / aesthetic quality. 

Sahra Library 
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DIAGRAM 3: 
PLACES AND ELEMENTS OF SIGNIFICANCE 
RELATED TO THE FISHING INDUSTRY 

13RIEF HlSTOR Y 

The local fishing industl)' dates back thousands of years, from evidence fo und in Peer's Cave 
above Fish Hoek . During the early sett lement of the Cape, Kalk Bay became an important 
supplier offish and whale meat to Cape Town. By 1739, it had become an important termi
nus for routing supplies by sea to the (then still infom1al) winter anchorage at Simons Town 
due to its natural harbour. At one time, Kalk Bay was regarded as producing the fi nest hand 
line fishermen in the count!)' It is now the last remaining working fishing harbour on the False 
Bay coast and the last in the country operated by independent fishermen. 
Hi storica lly, tension exists between the fish ing and leisure/resort industries and there had 
been a gradual loss of ground by the fishing indu stl)' to leisure and tourism-rela ted opera
tions. Today, the fishing industl)' is in a state of serious decline.· 

INTERPRETAT ION OF DIAGRAM 

Aspects and element s associa ted with the fishi ng indusll)' which characterise the landscape of 
Kalk Bay. The following are ind icated (as numbered on Diagram 3): 

On the site (Immediate context ): 
• The saloon bar areas of the previous Majestic and New King 's hotels; and 
• The landmark facades of t he New King 's and Majestic Buildings (2) 

Beyond the site ( Intermediate cont ext) : 
• Adjacent ' loft houses' in Windsor Road (3); 
• The old Olympia Theatre bu ilding (now the Troubadour) (4); 
• The Out span (5): 

Railway station car park (6); 
Ui shop's Pool (7): 
Die Dam (11): 
Th..: ha rhrn,r p1<,c.: i11r1 ( '1 ), 

• The Fi shermcns' Flats ( I 0). 

3 IMPACT AND SIGNIFICANCE 

The following constitute a network of historically inter-linked places of social signifi
cance tn the lishing industry within th..: in11n..:diate to intenn..:diatc cont ex t ol' th ..: site. 
(Local churches and schools fal l mostly beyond this area : therefore, not indica ted). 

~ I TIi i•: S/\ 1.00N ll/\RS ( I ) 

Significant as places or memo!)' to the local fi shing community. Bars on the site were 
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meeting places for generations of local fi shermen dating back at least to the Old 
King's and Masonic Hotels . Continued in the New King's and Klipkantien buildings 
until closure of the Majestic and New King's Hotels. 

3. 2 · LANDMARK HARBOUR BACKDROP (2) 

The Majestic, New King ' s and Olympia frontages arc significant elements in a cha rac
teri sti c backdrop to the harbour precinct. Symbolically linked to the Fishermen 's Flat s 
which are key elements in the harbour's other landward backdrop. (Diagram 3 (2) ar
rowed) . Jointly, these landmark groupings symbolize the most powerful forces in the 
development of Kalk Bay, viz. the Fishing and the Leisure industries. Additi onal 
meaning given by the high visibi lity of both groupings from the hi storic harbour pre
cinct. 

The Majestic, New King ' s and Olympia frontages have some hi storical signi fica nce as 
navigation markers used by local fishem1en entering the harbour. 

13 WI NDSOR ROAD ' LOFT' I IOUSES (3) 

Din:ctly adjacent to the site and fronting onto Windsor Road, i.e. pa11 of den ser de
vdnp111c:nt sharing the s,11Hc blnc k as the site along its south-western boundary. 
hmnerly nccupied by skippers a nd thei r families . Crewmen occupicd lo ll space 
above. 
Such tightly grouped dwellings arc hi sto rica lly synonymous with the local fi shing in
dustry : allowed for close li ving, sharing of resources and rapid deployment of boat 
crew. Of some hist orical signifi cance. 
The arrangement of these buildings suggests possible precedent for new devdopment 
o n the site, i.e. in tcnns of coverage, density and general pattern . 

3.4 BISHOP ' S POOL (7) 

Po pularly associated with pre-historic fi shing activity (said to have been a natura l fi sh 
trap) though no evidence yet fo und to support this . This may, however, provide in
sight int o the archaeological potential of the site, given its close proximity to this 
pool , and given that the Mai n Ro ad alignment adjacent to the site could date back to 
prehi storic times. 

3.5 OTHER PLACES 
i.e. fom1ing pa11 o f a network of hi sto rica lly related places, but high ly unlikely to im
pact on, or affect new development o n the site: 

!he Olympia lheatre (4) : hi sto rica lly a key place of leisure and entertainmen t for 
rhe fishing community; 
!he 011tspa11 (5) : popular meeting place for fi shermen and traditional-pl-ace for 
money transacti ons (under the ' money tree' ) ; also o nce a source of sand ball ast 
for local ti shermens ' keel-less beach boats; 
!lie ra ilway parki11K area (6) : another traditio nal place for money transactions 
relating to the day 's catch; 



/)iagram 3: /)evelopment l'allun Informant.,· 

l)ie Dam (8) : the wash house, once existing on the site, a source of employment 
for many fisherrnens ' wives (see also Section 4). 

3.6 OBSERVATIONS 

3.6.1 The majo r portion of the site has little, if any historical significance for the fishing in
dustry . Exceptions were the saloon bars of the King's/Majestic (and earlier) hotels. 
These were two of very few indoor places where fishermen could interact socially. 
Memories of these places remain significant for older members of the fishing commu
nity. 

3.6.2 Strong concerns exist, however, regarding a major influx of new residents into the 
area, attracted by a new high income residential development on the si te. There are 
fears that an already threatened fishing industry would be brought into fresh conflict 
with an empowered and leisure-seeking elite, intolerant of the noise and smells associ
ated with a working harbour. However, attempting to address such concerns against 
the will of the property owner would, most likely,..involve interference with market 
forces as well as his development rights. 

3.6 .3 The site occupies a key position within the abovemer.tioned network of places of his
torical and social significance to the fishing industry/community, viz : 

Its close proximity to the beach, harbour, Outspan, railway station etc; and 
Its strong visual links with the harbour 
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The site in the context of: 
THE FISHING INDUSTRY 
NEW KING'S/ MAJESTIC HOTEL SITE. KALK BAY: HERITAGE IMPACT ASSESSMENT 
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DIAGK J A 
LANDMARK RELATIONSHIPS 
LANDMMK SIGNIFICANCE 

1 LEFT 
THE NEW KING'S, OLYMPIA BU ILDING AND FIS HERMENS'FLATS 
CAPTURED (PROBABLY UNCONSCIOUSLY) IN THIS UN DATED CAPE 
TIMES CARTOON BY LINDLEY. IT PROTEStS AGAINST A 
CONTROVERSIAL DEVELOPMENT PROPOSAL ABOVE CLAIRVAUX 
ROAD WHICH WAS NOT BUILT. (COURTESY, JOHN AND AUDREY 
LINDSAY). 

BELOW 
KALK BAY PANORAMA TAKEN PRIOR TO TH E 1970 'S SHOWING THE 

; LANDMARK RELATIONSHIP BETWEEN THE HARBOUR PRECINCT, 
l THE BUILDINGS ON THE SITE AND THE FISHERMEN$' FLATS. 
) {COURTESY OF MIKE WALKER) 
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DIAGRAM 4: 
PLACES AND ELEMENTS OF SIGNIFICANC E 
RELATED TO THE LEISURE INDUSTRY 

BRlEF H.ISTORY 

The earliest lodging houses in Kalk Bay date back, at least, to the mid-1700 's after Simons 
Town became the ofticial winter ancho rage at the Cape. By 1851 Kalk Bay was being re
ferred to as " ... the Brighton of the Cape." The village has been regarded as a place of conva
lescence at least from the mid nineteenth century and is sti ll regarded as a ' healthy ' place in 
which to live. 
The New Kings and Majestic build ings occupy a site which has been associated with the ho
tel industry at least from the opening of the King 's Hotel and General Store in 1870 un til the 
closu re of the New Kings and Majestic Hotels in I 970. By this time, the local econo my and 
the leisure industry were in a state of serious decline. 
During the most recen t two decades, however, Kalk Bay has seen an increasing growth in the 
leisure ind11 stry. This is evident in the number of guest houses and small bed and breakfast 
establishments which exist in and around the village. This growt h coi ncides with the cont inu
ing decline of the local fishing industry . 

INTERPRETATION OF DIAGRAM 

Aspects and elements associated with the leisure industry which characterise the landscape or 
Kalk n ay. The following arc indicated (as numbered on Diagram 4) : 

On the si te (Immediate contex t): 
• The o ld hotel/fom1er health ca re buildings ( I ) 
• Garden space (2) 

Beyond the site ( Intermediate contex t) : 
Beach and pavilion precinct (3) 

• Railway line and sta tion (4) 
• Old Majest ic rail di sembarkation point (5) 
• Characteri sing views from the si te (6) 
• ' Die Dam' (7) 
• Historic landmark g roup (8). 

4 IMPACT AND S IGNI FICANC E 

4. 1 OLD HOTEUFORM ER HEA LTH CA RE BUlLD INGS ( 1) 

These substantia lly unaltered bu ildings retain strong symbo lic associatio ns with their 
hotel past by vi rtue of their strategic positio n, size and di stinctive architecture. They 
announce the historical continuity of th_e village as a resort dating back to the 19th 
centu ry, despi te ceasing to operate as hotels over three decades ago. 
The Majestic fo r many years until the onset of the Second World War, associated 
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wi th the rich and famous, including many visitors from abroad via its one- time sister 
hotel , the Mo unt Nelson in Cape Town . 
The use of the site fo r health institutional purposes over the last 30 years also rele
vant, given Kalk Bay' s reputation as a place of convalescence dating back to the late 
1800's. There is a strong historical connection between health, convalescence and the 
leisure industry in Kalk Bay: hotel patrons included individuals drawn to the village 
by its ' healthy' climate and ' health ' - related facil ities (beach, tidal pool, mountain 
walks etc); also once catered for by the Majestic Hotel ( eg its spa facilities including 
salt water baths which were widely advertised at the time) . 

4.2 CHARACTERISTIC GARDEN SPACE (2) 

Landscaped garden space adjacent to Main Road remains an integral part o f the archi
tectural character of the si te though of lesser significance than the garden space fram
ing the main Majestic Hotel facade . (See Section 8.2). 

4.3 THE MAJ ESTIC RAIL DISEMBARKATION POINT (5) 

Falls outside the site but historically and spatially linked to the Majesti c side of the 
property: O nce used by patrons ot' the Majestic I lotel to di sembark direct ly opposite 
th is hotel, thereby avo idi ng the railway station and mi xi ng wit h locals and 'day trip
pers' . Still maintained as a green space. Its mature landmark palm tree ot'similar age 
to that in the front garden of the Majesti c. 

4.4 CHARACTE RISING VIEWS FROM TH E S ITE (6): 

The site strongly characterised by its panoramic views of the harbo ur: particularly 
spectacular fro m the second floor open verandah of the New King' s. Other character
istic views from the upper fl oors of this building include unobstructed views along the 
axis of Main Road towards Simon's Town. Harbour views from the Majestic more 
distant but still impressive. 
Other strong ly characteristic views include those of the mountainside: almost com
pletely ignored in the design of the New King's Building, but recognised in the ar
rangement of a minori ty of upper fl oor bedrooms in the Majesti c. 

4.5 HISTORIC LANDMARK GROUP (8) 

T he Majestic, New King' s and Olympia buildings from a landmark group of historical 
significance (See Sectio ns 3. 1 and 8.2) . 

4.6 OTHER PLACES 
i.e. forming part of a network of hi sto rically related places, bu t highly unlikely to im
pact on, or affect new development oa the site · 

n,e head, and pal'ilion precinct (3): associated with places of ' hcalthy activ
ity ' (Sec 3. 1 above) 
1he railway line and station ( 4): place of arrival for the majority o f hotel patrons; 
symboli ses the force behind the expansion qf the leisure industry in Kalk Bay and 

Sabra Library 
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to it becoming a prominent regional coastal resort . 

• 'Die Dam '(7): historical links with the wash house at • Die Dam ' , once existing 
on the site: where all hotel laundry was washed (an unusual arrangement consid
ering that most hotels of this size have in-house laundries). 

4 .7 OBSERVATIONS 

4. 7. 1 The site contains the most significant landmarks associated with the leisure industry in 
Kalk Bay by virtue of central location, size, distinctive architecture and surviving gar
den settings, notwithstanding its use for other purposes during the last 30 years. The 
site also historically significant for its (more recent) role as a place of convalescence. 

4 . 7.2 The site occupies a strategic position in the heart of the 'Middedorp' close to other 
significant places and facilities historically and currently associated with the leisure 
industry. 

4 . 7.3 A variety of spectacular view opportunities from the site exist due to it s strategic po
sition in the landscape. Many of these opportunities are currently insufliciently ex
ploited or not recognized by current development: eg views of the mountain and sur
rounding townscape. 

4. 7.4 Existing dcvdopmcnt on the site forms part of significant visual relationships relating 
10 its leisure industry past, and extending beyond the site. This renders its Main Road 
side particularly sensitive to new development. 
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DIAGRAM 5: 
ASPECTS AND EL EM ENTS O F SIG NI FICANCE 
R ELATED TO TH E KALK BAY COMM UNITY 
BRIEF IIISTORY 

Human settlement in the area dates back at least 15 000 years according to archaeo logical 
evidence found in Peers Cave, Fish Hock. After the establishment of the Dutch East India 
Company refreshment station at the Cape, early accounts of the Kalk B,iy area refer to it be
ing populated by a small community of fishermen and lime burners. Resident s are said to have 
included escaped slaves, (and later, freed slaves) as well as maritime deserters attracted to 
the area because of its isolation from the authorities in Cape Town. 
From the I 830' s, Kalk Bay' s population became increasingly cosmopolitan. This is despite 
the effects of the Group Areas Act which did result in people bei ng forced to leave the village 
for resettlement , mainly on the Cape Flats. 

Kalk Bay residen ts have hi storically seen themselves as physically separate and different fro m 
the rest of Cape Town. They also pride themselves on their multi-cultural village society cut 
ting across traditional class structures. 

The upturn in the local economy in recent years has lead to the displacement of less well -off 
members of this society by a growing new and well -off elite. Consequently, there arc real 
fears that these newcomers will beccme increasingly intolerant towards the noise and other 
disruptions associated with daily harbour activity, thereby creating confrontatio ns with the 
fishing industry and, ultimately, threatening the ' traditional way of life' of the village. 

INTERPRETATION OF DIAGRAM 

The following arc indicated (see Diagram 5): 

On the sit e (Immediate context) : 

• OLD HOTEUFORMER HEALTH CARE BUJLDINGS ( 1 & 2) 
Refers to both old New King's and Majesti c Hotel complexes 

• OLD SALOON BAR/ OFF SALES SPACES 
I .oc.11io11 of the s:tloon bar sraces ofbnth hotels while in operati on 

• BUILDINGS UNTIL RECENTLY ASSOCIATED WITH CONTA INED SO
CIAL INTERACflON 
Refers to buildings with de facto sel f-contained communities while operating as health 
institutions . 

• SPACE CURRENTLY ISOLATED FROM V I LLAGE SOCI ETY 
Refers to space both currently and histo ri cally inaccessible to village society at large. 

Beyond the sit e ( Intermediate and wider contexts) : 

Sabra Library 
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• PLACES ASSOCIATED WITH VILLAGE AND WIDER SOCIAL INTERAC
TION 
Refers to significant social space accessible to all . 

5 IMPACT AND SIGNIFICANCE 

5. 1 OLD HOTEUFORM ER I IEALTI I CARE UUILDINGS (1) 

Former hotel buildings associat ed, since 1970, with the care of the elderly and handi
capped . 
The Majestic building and grounds historically isolated from the village society for 
decades while operating as an exclusive hotel. For many years associated with the 
rich and famous, including many visitors from abroad via its one-time sister hotel , the 
Mount Nelson in Cape Town. 
The New King's grounds accessible to locals during this period . 
From 1970, however, the entire site increasingly isolated from the rest of the village, 
ultimately becoming a secured and gated complex. This situation at odds with adja
cent areas in the Middedorp, which are characterised by greater access across village 
blocks between Main and Gatesvi lle Roads., and interspersed with pockets of public 
open space. 
Local opinion regarding the conservation-worthiness of the old hotel buildings ap
pears to be divided . 1 lowever, fea rs regard ing the possible nega ti ve impact of future 
development on the si te appears to be widely shared. 

5.2 01.D SALOON BAR / OFF SA l.lcS SPACES 

For many years the only liquor outlet s between Muizenberg and Glencaim: therefore 
became popular watering holes fo r both locals and vi si tors ti-om further afield. Signifi 
cant as places of memory (sec also Section 3. 1). 

5.3 ASSOC IATIONS WITH BROADER SOCIAL NETWORKS 

The saloon bars/off sa les and the New King's tea and beer garden spaces hi storically 
associated with a wider network of social spaces in the village as indicated in Dia
gram 5. The beer garden a popular weekend leisure and ent ertainment venue up to 
1970 and prior to the o pening or the nearby Urass Uell . 
It should be noted that Kalk Bay has a large community of expatriates, ie previous 
residents, many of whom forced to leave the village, but still claiming citizenship . 
This needs to be taken into account when adverti sing for public comment during 
Stage 2 of this HIA . 

5.4 OBSERVATIONS 

5.4 .1 The site has been effectively isolated from village society for the past 30 years. In
deed, large portions of the sit e have remained inaccessible to locals throughout li ving 
memory. Although it may be argued that thi s establishes an historic trend, this isola
tion is at odds wi th the closely knit social order and interaction characterising life in 
the rest of the Middedorp, and Kalk Bay as a w11ole. 



Diagram 5: Community S:ignificance 

5.4 .2 The public bar and beer garden spaces are significant as places of memory (see also 
Section) . 1) with potential for commemoration as part ofa new development on the 
site. 

Sabra Libra ry 



.,. . . . -~y~½ -" . 
1 New King's c omplex · .· .-,( ~-~;X~~ -o , --~~ ~·{2_··~ r---~ -
2 Old Majestic complex / ~v ·1· · .. . · ' 

f~~~us hotel bar/ off-sales '( . / ·:.~ · , --~ · · 

ITIII with contained sociarinterac tion p ·_ .z~t buildings until recent associated l ·- . ~ :- 1 · ' 

[II] spac e c urrentty Isolated from ;t, ·, ~"-,{. · . f:; . 
vlllage soclely • :N~ J:· o- , r • 

IIIllll1I spac e formerly assc;x: ia ted with K/ ,> 
wide soc ia l interac tion > • z" 

rrrn key spac e associated with villag='' 
lll!J and wider social interac tion 

,.,(r✓-. :-- . ~~-.:: 
J . . ·' ·-~ ,;.'\.,./.J"" . -~/6 .~ :.i,'•.,.•~~M l1111 ·11 •1r,· 
' • _.,__6. . ' · 
.. ( 

~ 
t ~f-,;:..r~ ~;tttm, 

~~~MllW 
5 I 

-' 7 . <..,...~ 
-Z~-

$);; 
~-,;:,-:;:1~~-~· .· .. <>;j,~ /,.'<$~~-\#> .. , ~ / I . . 

·\\\\\\\\ 
~r,y,.,. ~;;:~~<:}--~ /:_;~~1· 
;':/ .. \~<,;.: ' .. '"'JJr.?7,,1 '.-~~ nJu 

·\\i\\t ~~4 , ·,~ l~ I ! D ,~ ~ ;;~(· .. Jl. . . . 

IHKU~\~,.'., :..;;_ 
\ ', 

·,.~'\.\ ·. 
-,.'\..:_, _:.:,,_ 

··,::\, .... ,, 

.. ;?\~~ 

.. ~~~\for::·'.\}) j~/ , ... _. i~·l 1, .. , l . . I • 
. - · ..,.·1-CT,-- . , · .. (l · ,it · ul,· • \ · ~;. 1\~ __ ,;_ ·: l ( \~ ' \ ... ·

1
1
1
, 

\ ·, \ - ~; - (1 --:•:::~.:\ .. :.\\\, 
'" 1, ·t:.~' · . -~~\ij ~~;:;'¼;0~ ·,, rn,- \.~:t,x,~ .. ~ ... ... 
'!..-/\~ :I.Ji~ . . / \\ 

~ I .. ' "'· · \ -
l I ' I \ , \ O ·, t\ 

. . .:c"~ --- -- -~-., Sl .. , -~··\·\' 

/:· 
.,ff -

/· 
,.;;,._,: 

tf· 

. ,gJQrt.15\fuP._ .\ \11· S;\lHllnt1 HJfW'~~ 
r· ·)5.-I,JJt·· ·- o '·:,;~ H-~-. .. ui -- ~ 
l;i ~'Jl,-1~/~'' ':JiniPi:Aci-~~ING INFORMANTS 
:\. 'l..J} .·?.~ -~ i, »·: V / a•; 'Jh:,/ ·- .. .. ;. : - ':i,_, ., 
{ i ' ,' .. · -. . '.' /,; )I ./~-- 11..f, <' .. . . ··", 

· · r-, . · , ,"J: • . .. • r--,;:;.· • , . I I I . -..._ , 

The site in the context of: 
COMMUNITY INTERACTION 
NEW KING'S/ MAJESTIC HOTEL SITE. KALK BAY: HERITAG E IMPACT ASSESSMENT 



DI AG R 5 A f;:20i!;--~';§!fp.i.~§;.~~!.",JJ[;' 
;~S~~,:'--1 ii.."\-~(~~~~'t~l ,i;f ,i:.J:I 
,,. ·.J " , ....... ~.t;'lt~•~J ,. ' :e" :.-;i-, ... ~ ... ~ " / . ..j. , . . I I . . ,,. , • . .,.,....,," ' 

~-...~... ..• . ... -· ? ~~'-·' " ~ :- ~ 

HISTORIC LANDMARK LEGACY OF THE LEISURE ~ •:'. ~c-/;5-~'1,<~~;:.,.. p ..,·-~ ::,:.-" . .,-.,:;::_.;_7,..'J;,il<g:-.·._..... ' 
INDUSTRY ON THE SITE :.-~ ... :-::6:-;-&":;:.,:"",*:!.~ ~ .. ._~ ~ ~ - .<"f' _ _,. ::--,.,..., .... - ·'!f. -... .. '.. : ;:,~ ~•; 

~ ~ - ---~- . ' .,.,__ _ ~ - ~- ' ~ -- . 
i:'llii,J __ '' .. ' · ~~ 

li~~ ... ~~ . --, -~-. 
~ ... 

... ·,. ~ ~,. . .. .... 
w.~ •.. ,._ \ -:-.......;... .....;.;· .... - ... . ,. 

' ...... .... 
CAPE ARCHIVES AG 1 681 ~ .... · • -..;;r~ .... - • . • ··--~~1 ...... --~-~; . .. .. 

-. _.:...,..... ,• ... '.'!',1,r• ~~ ~ -

- - ~ --- -=--- .,..~ • CAPE ARCHIVES R 1019 .\'1'tlt~~,.;,,;~ ,.::. ·- -2 - · ---

PRIOR TO l 928 (PHOTO COURTESY OF MIKE WALKER) 

OLD HOTEL BUILDINGS INCLUDING THE OLYMPIA BUILDING, NOVEMBER 2000 



/)ioJ.:rnm 6A & 6 /J: /)evelopment l 'allern lnfi>rmnnts 

DIAGRAM 6A: 
SURROUNDING DEVELOPMENT PATTERNS 

BRI EF HISTORY 

Earliest development was concentrated in the vicinity of the Point, from where it spread to 
fo llow the main road . The earliest structures could have dated back as far as the 1670's, i.e . 
when shell lime was known to have been produced in Kalk 11ay. 11y I 860, there was an even 
sprinkling of buildi ngs following the line of the main road and up the lower mountain slopes. 
By 1915, the disparity between the (low) development density of the site and that of sur
rounding propeny was becoming appa rent. The three landmark hotel buildings formi ng pan 
of Ka lk Bay harbour's charnctcristic landward backdrop were in place by 1929 . The residual 
developable space in the vi llage has survived as long as it has, at least in part , due to the poor 
local economic climate, particularly during the Second World War years and during the 
1960's. 
The road grid of Kalk Bay follows the boundaries of many of the earliest land subdivisions. 
Limited acess into Kalk Bay due to the steepness of the mountain slope, including after the 
construction of Boyes Drive, has meant that the development pallem of Kalk Ba) has largely 
remained . The characterist ically slender longitudinal subdivision configurations were most 
likely influenced by the speculative nat ure of much of the development following the arrival 
of the rai lway, ie affording as many propcnies mai n road and sea frontage as possible. 
It is probable that the present Main Road alignment of Kalk Bay dates back to pre-colonial 
times. 

INTERPRETATION OF DIAGRAM 

The following are indicated : 

• The exten t and intens it y of development o n the si te in relatio n to development in 
the remainder of the 'Middedorp' . This is conveyed by contrasting development 
footprint s with adjacent open space. 

• The location and extent of undeveloped space on the site in relation to other land
mark urban spaces in the village, viz. the "Outspan" and "Dam" areas. 

• The proximities of other key place-making clements in relation lo the site, viz. the 
harbour, Fishenncn's Flats, mountain backdrop and railway statio n, hi stori cal 
Main Road alignment and railroad alignment. 

• The pos ition of the site as a landmark backdrop to the harbo ur. 

DIAGRAM 6B: 
DEVELOPMENT PATTERNS IMMEDIATE TO 
THE SITE 

Sa.bra Librn r · 
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The fo llowing are indicated : 

• SCALE 
A general idea of the scale of elements within and immediately around the site in 
terms of building storeys or de facto equivalent heights. This includes the scaling of 
prominent natural features such as some mature trees. Heights arc reflected fro m the 
mean ground level at each clement. 

• EDGES 
Defined as follows : 
S1ro11g edges : Referring to edges most prominent in defining and/or articulat ing space 
withi n the site, as well as contribu ting to spatia l relationships beyond the site. These 
edges, by virtue of their visual prominence, also contribute to the blocking and cha n
neling of views across the site. 
Former permea/,/e edges: Referring to fom,erl y unfenced boundaries allo wing great er 
visual and physical links bet ween the site and adjacent areas in fom1er years. Such 
edges have been identified given the freer movement flows characterizing adjacent ar
eas on the Nonnan Road and Windsor Road sides of the property. 

• BARRIERS 
Defined as follows : 
Hard harriers: Referring to massive elements or substantial level changes discourag
ing physical links between the site and adjacent areas. 
Sof! harriers: Referring to relatively unsubstantial clements or more easi ly negotiated 
level changes inhibiting physical links between the site and adjacent areas. 
Vi.ma/ harriers de1racli11gfro111 a signature space: Referring to clements intruding 
into signature space. Signature space is open space which complements a landmark 
architectural setting and contributes to its special/unique character. 

6 IMPACT AND SIGNIFICANCE 

6 .1 DENSITY 

The amount of undeveloped area on the site contrasts dramatically with the tightly 
packed spaces and dense coverage characterizing much of the remainder of the vil 
lage. (Diagram 6/\). Density and coverage across the si te would probably have been 
similar to the rest ol'the "Middedorp" had it not been for a very long associatio n with 
one particular use, vi z. the ho tel industry. The hotels on the site had virtually sto pped 
expanding by the I 930's leaving the site comparatively undeveloped compared to the 
rest of the "Middedo rp" . Also, the successor to the hotel industry on the site, Lifecare 
Special Health Services, continued to use the property largely 'as is' with only one 
substantial addition. 

6.2 PATTERN 

The ddinitio n and arti culation or solids and space is a particularly signilicant place
making infon11ant on the site's Main Road side, framing and reinforcing the 'public 
face' of its grandiose building facades. • 
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6.3 SCALE 

The comparatively larger envelopes of the Majestic, New King's and adjacent Olym
pic 13uildings in relation to development in the rest of the village, contributes to their 
landmark status. These buildings form an important group of similarly scaled and ar
ticulated architectural elements, providing a significant backdrop to the historic har
bour precinct. 

6.4 EOGES 

The definition of the site's boundaries has become harder over the years, physically 
isolating the property from its surrounding context.(Diagram 68). The physical isola
tion of a large block in the heart of the village is at odds with the freer movement 
flows throughout the rest of the Middedorp between Gatesville and Main Roads. 
(Diagram 6A). 

6 .5 OBSERVATIONS 

6 .5.1 Surviving open space on the Main Road side o f the property is particularly sensitive 
to further development. 

6 .5.2 New development, including landscaping, would need to be sensitive to the nature of 
the site's current landmark envelopes, particularly as viewed from the Main Road/ 
harbour side. 

6.5 .3 The large area of open space characterizing this site is at odds with the development 
pattern of the rest of the "Middedorp." The site's position in the heart of this area 
makes the contrast all the more apparent. Substantially increased coverage on parts of 
the site therefore cannot, in principle, be regarded as out of chP.racter with develop
ment in the rest of the "Middedorp. 

6 .5.4 Proposals for increased densities on the si te must be considered strategically: certain 
pans of the site are more sensitive to increased development than others. (See Design 
lnforTnants). These sensitivities are directly influenced by spatial relat ionships with 
surrounding development. 

6 .5.5 Surviving open space on the Main Road side or the property is parti cularl y sensitive 
to further development. 

6 .5.6 New development , incl~ding landscaping, would need to be sensi tive to the nature of 
the site's current landmark envelopes, particularly as viewed from the Main Road/ 
harbour side. 

6 .5.7 Further development on the site should respect current landmark massing, scale and 
architectural relationships, particularly as viewed from the south-east (Main Road and 
harbou r) side of the property. 



Diagram 6A & 68: Development l'allern Informants 

6.5 .8 Improved physical and visual linkages onto and across the site are important planning 
considerations for future development where this is possible to achieve. 
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Diagram 7: Geagraphica/ and Topographical lnformnn/s 

DIAGRAM 7: 
ASPECTS OF SIGNIFICANCE RELATED TO 
GEOGRAPHY AND TOPOGRAPHY 

The geography of Kalk Bay has had a significant influence on the town ' s develo pment pat
tern, including key aspects of the site . In fact, geographical factors are respo nsible fo r Kalk 
Bay' s establishment as an industrial and commercial settl ement in the fi rst place viz: an ab un
dance of shell lime and fi sh, as well as the presence of a natural harbour. 

INTERPR ETATION O F DI AGRAM 

The foll owing are indica ted : 

• The o verall tracking of sun during summer and winter months. 

• Prevail ing winds 

• The general effect of topography on sunlight and views 

• Potential environmental drawbacks 

7 IMPACT AND SIGNIFICANCE 

7. 1 SUNLIGHT 

The property appears to enjoy extended sunlight hours in the village, i.e. being lo
ca ted on the lower slopes away fro m the mountain. 
The general loss of direct sunlight in the early afternoon in Kalk Bay may have innu 
enced the position and envelo pe configuration of the New King 's buildi ng . It is clearly 
more 'sunl ight fri endly' than the Majestic building where ensuring isolat io n fro m Main 
Road appears to have been a more important consideration. 

7.2 WI ND 

The site enjoys relati ve shel ter from the south-easter compared to Muizenberg. Said 
to have been an important facto r in the Union Castle Shipping Company's decision to 
acquire a hotel in Kalk Bay rather than Muizenberg . 

7 .3 TH E 'HEALTHY' CLIMATE 

The site's more recent associations with health and convalescence (see Section 4. 1) is 
compatible with the village's hi sto ri ca l reputation as a healthy place to live, originat
ing fro m popular perceptio ns regarding it s seaside cli mate, hi sto ri ca l associations with 
fi shing and other 'healthy' seaside pursuit s. 

7.4 SLO PE 

Sahra Libr:i ry 



J>iagram 7: Geographical and Topographical informants 

The very nature of the coastal escarpment upon which the site is located, provides it 
with panoramic view opportunities of the harbour, bay, lower lying townscape and a 
spectacular mountain backdrop. 
This slope is widely referred to by fishermen as forming a 'natural amphitheatre', con
ducting noise from the working harbour to the site and much of the rest of the 
'Middedorp', particularly in the early morning. While most long established residents 
accept this as an historical/traditional aspect oflife in Kalk Bay, it has been a source 
of confrontation between fi shermen and certain newer residents in Kalk Bay. 
The slope on the site has necessi tated extensive cut and fill works to accommodate 
the Majestic Building, as well as its predecessor, the Masonic Hotel. This may have 
affected archeological potential in this area. Has probably influenced the linear plan of 
the Majestic building and has clearly influenced its front garden design and driveway 
configuration. Of no obvious architectural influence on the New King's building, 
though may well have influenced it s forward position on the site. 

7.5 OBSERVATIONS 

7. 5. 1 Climate and topography appear to have strongly influenced the nature of existing de
vclopmcnl on the site, particularly with regard 10 sunlight and views. 

7.5.2 New development which successfully addresses local climatic and topographical con
strainb is more likely to be visually compatible with adjacent development (See De
sign Indicators). 

7.5.3 Harbour noise would be an important consideration in the design of new development 
on the site, despite the continui ng decline o f the fi shing industry. 
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Diagram 8: Architec/ura/laesthelic .vignificance 

DIAGRAM 8A: 
BUILDINGS AND INDIVIDUAL ELEMENTS OF 
ARCHITECTURAL/ AESTHETIC SIGNIFI
CANCE (CURRENT). 

Kalk Bay is recognized internationally for its picturesque and scenic setting. This is, no 
doubt , partly due to its typica lly romantic image as a fishing vi llage closely connected to sea 
and harbour . Other factors include the general uniformity of development and a spectacular 
mountain backdrop. It is this unique blend of natural and built elements which gives Kalk Bay 
its very special sense of place 

INTERPRETATION OF DIAGRAMS 

The foll owing are indicated : 

G RADI NGS 
The gradings of all buildings and individual clements of signifi cance within the im
mediate contex t of the site according to the Kalk Bay Conservation Study (part of 
the Kalk Bay, St James and Muizenberg Conservation Study) by Revel Fox and 
Part ners, 1993 . 
The gradings of all buildings and individual elements of significance in relatio n to 
the Cape Town City Counci l Urban Conservat ion Unit ' s (CCC UCU) Consoli
dated Grades of Conservation-worthiness. 
Note that both dark and light blue indicate elements of similar significance. 

A RCB ITECTU RAL GROUPI NGS 
Buildings which contribute to a group or area of significance. 
Note that bu ildings within the site are identified as forming significant g roupings 
with build ings outside the site. 

DIAGRAM 88: 
BUILDINGS AND INDIVIDUAL ELEMENTS O F 
ARCHITECTURAL/ AESTHETIC SIGNIFI
CANCE (PROPOSED). 

The fo llowing arc indicated : 

GRADES OF SIGN IFICANCE (RELATED TO TH 
SYSTEM ) 

ONSOLI DATE0 

A revised grading of all buildi ngs and individual dements on the sit e. 
The dividing of all Grade 2 element s into Grade 2+ and 2- sub-categori es to bett er 
arti culate the thinking underpinning desi!,'11 info rmants related to graded elements. 
Note th at th ese revised grades apply only to buildings fallin g wi thin th e s it e 

Sabra Lib;·.'.. Sabra Lib1·:1ry 
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Diagram 8: Architectural/aesthetic significance 

boundaries. 
Grades are defined as follows : 
Grade I : Buildings or other elements of national significance or of great significance 
in terms of the local context. No Grade I buildings are identified on the site in terms 
of architectural/aesthetic significance. 
Grade 2 ➔ : An above average architectural example of its period . (Also includes parts 
of buildings, where applicable) . 
Grade 2-: A typical, substantially intact architectural example of its period. (Also in
cludes parts of buildings, where applicable) . 
Grade 3: Buildings of lesser architectural/aesthetic significance, but which neverthe
less contribute to a significant architectural group or lend character to an area. 
There are no Grade 3 buildings within the boundary of the site. However, a number 
of adjacent Grade 3 buildings on the Windsor and Norman Road sides of the site are, 
by close proximity, strongly connected with the site visually. 

LANDMARK FRONTAGES 
Defined as follows : 
l•:nvelo1H! sides,"edJ.:eS which combine to fom1 landmark groupings strongly character
ising a significant place. Note that the Main Road frontage of the Olympia Building, 
ie situated outside the site, is considered as part of one such grouping. 

NOTEWORTHY TR~: ES AND IIEDCES 
Defined as follows : 
Mature trees and hedges charac:/erizi11g a significant place, and which would require 
local authority Consent for removal in terms of Section 108 (Urban Conservation Ar
eas) of the Zoning Scheme. 

OTB ER GREEN ELEMENTS TO BE CONSIDERED 
Mature trees and hedges which do not characterize a significant space and may, in 
certain cases, detract from such a space, but which nevertheless requires local author
ity Consent for removal in terms of Section 108 (Urban Conservation Areas) of the 
Zoning Scheme. 

OTHER LANDSCAPING ELEMENTS TO BE CONSIDERED 
Landscaping elements older than 60 years, i.e . falling within the jurisdiction of the 
Heritage Resources Act , and which lend some character to an area. 
These include: 
Dressed sandstone steps and walls 
Undressed stone/random rubble constructed elements. 

8 IMPACT AND SIGNIFICANCE 

8.1 GRADES OF ARCI-IlTECTURAUAESTHETIC SIGNlFICANCE 
Related to the CCC UCU Consolidated Grading system: 

8. l . l 'lhe Majestic Complex: Major portion graded 2+ by virtue of its well ordered and 
proportioned fa"ade (notwithstanding later inappropriate exterior alterations : fortu
nately largely reversible) ; and good surviving period interiors with particular refer-

Sahra Libr~ ry 



/)iagram 8: Architectural/aesthetic si1;11ifl cnnce 

ence to the front foyer/stairwell, old lounge areas and ladies bar. Extension pre-dating 
1926 and matching original 'core' facade also graded 2+. Note that this part of the 
building lacks the higher quality public rooms of the older 'core' portion, though 
matching it in most other respects, including finishes and fittings, thereby on balance 
just qualifying as Grade 2+. 
Dining room extension has a good period interior, the ceiling in particular. However, 
exterior is architecturally nondescript. Materials and finishes also of lesser quality 
than other public rooms. On balance, graded 2-. 
Adjacent ladies bar has good period interior with particularly good roof lantern/ 
clerestory. This interior arguably better than that of the earlier period dining hall due 
to better quality finishes, despite the loss of wall -mounted light fittings. Also superior 
to similar period interiors of the private suite extension on the south-west end of the 
main building. On balance, just qualifies as grade 2+ 
Private suite extension architecturally at odds with the rest of the fa~ade of the main 
building. Has architecturally strong similarities with other typical buildings of similar 
period in Kalk Bay , including the New King's Building. On balance, graded 2-
Staff quarters, service rooms and garages do have some minor historical significance 
by virtue of completing the old hotel complex as an intact building group. However, 
they are architecturally undistinguished, bear only passing relationship to the rest of 
the buildings in the complex, and do not contribute to a quality architectural environ
ment. Therefore ungraded . 

8. 1.2 n,e Gues/ House flats 011 Gatesville Uoad: Architecturally bland and at odds with 
mud, of the adjacent archit<--cture to the north-cast on Gatesville Road , even though 
not a prominent feature on this road . Ungraded. 

8.1.3 Jhe New Kin~ 's Complex: Exterior architecturally typical of its period . Interiors 
largely intact though of lesser quality in terms of proportioning, massing and general 
quality and use of materials compared to the Majestic. Plan configuration, however, 
more successful than the Majestie' s in terms of maximising harbour views and sun
light opportunity. Teak framed glass front doors and stairwell witr. tapparcntly) teak 
framed glass lift enclosure are amongst most noteworthy interior features . On bal
ance, architecturally typical of its period : grade 2-. 
Service buildings are architecturally undistinguished, aesthetically unrelated to the 
main building, and do not contribute to a quality architectural environment. They oc
cupy the site of earlier buildings associated with the Old Kings Hotel (Diagram 13), 
though the current buildings appear to be complete re-builds. Ungraded . 

8.1.4 Jhe 'Klipkantien' Hui/ding: A work by the same architect that designed the Majestic: 
Substantially intact, well proportioned exterior with good use of dressed sand stone, 
typical of superior quality local construction of the period . Gatehouse and courtyard 
additions detract from original design. Exterior and interior finishes and fittings sub
stantially intact or have reversible additions. Bar fittings, however, have long disap
peared with possible exception of one remnant now used as a reception counter and 
another used as the chapel altar in the private suite wing. Grading: 2·t . 

8.2 OTI 11.:R i\Sl'ECTS 01' i\RCHITECTURi\LJi\l.: STlll ,TI C SIGNIFI CANC E 



Diawam 8: Architectural/aesthetic significance 

8.2.1 Landmark frontages The frontages of the Majestic and New King's buildings com
bine with the frontage of the Olympia Building to create a landmark backdrop 
strongly characterizing landward views from the historic harbour precinct. When 
viewed from Main Road however, the frontage of the ' Klipkantien ' becomes a more 
prominent part of the group, while the set-back frontage of the Majestic no longer 
reads as part of the group. 
Landmark frontages also help to define significant open spaces on the Main Road side 
of the site. (See also Sections 6.2 and 6.3). Such spaces include the open space in 
front of the Majestic, as well as the (currently blocked off) forecourt space between 
the projecting wings of the New King's building. 

8.2.2 Significant trees and hedges: Identified as elements which help to characteri ze a spe
cific setting or improve the quality of a space. The palms and other trees adjacent 10 

the New King's building lend character to the former tea/beer garden space of the 
New King ' s. In contrast, the majority of trees and hedges in front of the Majestic 
building reduce its visual impact from Main Road and, therefore, are not identified as 
significant. Indeed, many detract from its significance. Note that early photographs of 
the Majestic front garden suggest a space designed to remain open so as to frame the 
grand facade of the bui lding (Figures 22 and 24). Trees and hedges on other parts of 
the site do not characterise significant space and have lesser significance. 

8.1 OBSF.RVi\TIONS 

8.3. 1 This study identifies larger portions of the Majestic Building as being architecturally/ 
aesthc,tically significant than recorded in the 1993 Kalk Bay Conservation Study. 
Most significant parts are those identified with its earliest phases, best interiors and 
portions contributing 10 its landmark stature. These areas would be most sensitive to 
future alterations. 

8.3.2 The grading of the ' Klipkantien' remains unchanged, apart from the rear courtyard 
enclosure which is regarded as architecturally inappropriate and therefore excluded 
from the 2+ grading. Architecturally sensitive to future alterations. 

8.3.3 The New King's building is regarded as of lesser architectural/aesthetic significance 
than the Majestic although both are still regarded as Grade 2 in terms of the CCC 
UCU Consolidated Grades, and as assessed in the 1993 Kalk Bay Conservation 
Study. 

8.3 .4 The implication is that the Majestic has sufficient merit, in architectural tenns, to jus
tify retention of substantial part s of its fabric, while the New King ' s does not. How
ever, the New King' s also has considerable landmark significance (with the Majesti c: 
Diagrams 3, 4 and 88) as well as historical significance (together with the Majestic: 
Figure 2 and Diagram 4). Consequently, the building's envelope, though no! its ar
chi tectu re pre se, is sensitive to future alteration. 

S.3.5 Buildi ngs (i n fa ct, frontages) identilied as contributing lo a significant group, accord
ing to the 199) Kai~ llay Conscrvation Study, should indudc the Majestic building, 
part icularly as vicw0d from the harbour preci ncL 

Sabra Library 
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Diagram 8: Architeclurallaesthetic significance 

8.3.6 The large masses characterizing the frontages of the New King's and Majestic build
ings are seen as parts of landmark groupings extending beyond the site. Altering the 
extent of these building masses will change landmark relationships which have charac
terised the landscape of the village for the past 70 years. 

8.3.7 This study identifies additional significant trees compared to the 1993 Kalk Bay Con
servation Study. These are concentrated mainly in the garden space adjacent to the 
New King's Building but also exist beyond the site: e.g. the palm in the garden space 
opposite the driveway entrance to the Majestic precinct marking the old train disem
barkation point for the Majestic Hotel). 
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Diagram 9: Archaeological potential 

DIAGRAM9 

ARCHAEOLOGICAL POTENTIAL 

Local archaeologists suspect that the site may have prehistoric archaeological po
tential, given its strategic position close to the natural bay now occupied by Kalk 
Bay harbour, the suspected (though unproven) 'prehistoric fish trap' of Bishop' s 
Pool and its close proKimity to a possibly prehistoric road alignment (Main Road). 
Indeed, evidence exists to show that the region was well populated with prehis
toric hunter gatherers. 

Area around !he New King's Building: The space behind the New King 's building 
has undergone only minor alterations, ie some cut and fill work to accommodate a 
parking area, and the removal of indigenous plant species still evident on photo
graphs of the I 920's. Evidence suggests that it has never been built on apart from 
where indicated in Diagram 9. A previous resident of Windsor Road vividly re
calls playing in the veld behind the Kings Hotel as a boy. This piece of ground 
may, therefore, be one of the last substantially undisturbed urban coastal sites 
above Main Road in Kalk Bay. Whether th is suggests archaeological potential is a 
matter of speculation, however. 

There is the possibility of 19th century dump sites in this area, given the succes
sion of King 's Hotels which operated on the site. 

Area around !he Majeslic huilding: Has been considerably disturbed by cut and 
fill earthworks to place this building into the slope of the site. Its predecessor, the 
Masonic Hotel, was also cut into the slope. The progressive filling of the front 
(Main Road) portion of the site for the Majestic' s terraced garden has also sub
stantially altered the origina l lower contours of the pro perty, thereby considerably 
reducing archaeological potential in this area. 

The K.Jipkantien is known to have been built on the site of earlier annex buildings 
forrning pan of the Masonic Hotel. Historical building remnants fro m this period 
may be encapsulated within the raised terrace adjacent to the Klipkantien's north
west (rear) comer, ie where it once jo ined the now demolished earlier hotel build
ing. 

Archaeolog ical remains o f buildings dating back to the I 870 ' s may also survive 
beneath the present access driveway leading from Main Road past the south-west 
side of the Klipkantien. 

A Phase I archaeo logical invest igation would not be a su fficiently reliable means 
of determining the archaeological potential of the site, other than of areas where 
structural foundations and dumps dating back to the second half of the 19th cen
tury may still survive. Provis ion for an archaeological watchi ng brief, together 
with a recovery time allowance, should be allowed for in any proposed excavation 
program on the site. Thi s wo uld be to accommodat e the possible uneanhing of 
pre-historic material and any other materia l for which no documentary evidence 
has yet been found . 
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DESIGN INFORMANTS 
DERIVED FROM DIAGRAMS 3-9 

DEVELOPMENT PATTERN 

In general: New development should be spatially integrated with development ad
joining the site along its various edges. Wherever possible, boundary walls around 
the perimeter of the property should be removed or lowered to improve visual 
links into and from the site, thereby providing a more friendly public interface. A 
gated compound such as the nearby St James Terraces should be avoided at all 
costs. Where security barriers are necessary, every attempt should be made to in
tegrate this with buildings or, where perimeter walling is unavoidable or signifi
cant in its own right, softened with vegetation without obscuring overall views 
into the site. 
New building masses with some articulation and shallow floor plans to be encour
aged where visible from surrounding areas. Units with long uninterrupted facades 
and deep floor plans are less likely to maximise exposure to natural sunlight and 
are more likely to be difficult to accommodate on steep slopes without extensive 
cut and fill (see S«tion 7). Also more likely to result in units which are at odds 
with the development pattern of adjacent areas (extended, unaniculated facades 
are generally out of keeping with existing adjacent finer grained development pat
terns; deep floor plans suggest larger, potentially over-scaled roof masses). 

The Main Road side: offers least opportunities for extending existing develop
ment envelopes and/or introducing new development. This is due to the sensitive 
nature of the open space framing its landmark buildings, particularly as viewed 
from the harbour. 
The front garden of the Majestic building is the most sensitive in this regard . 
Views towards its main facade should, therefore, remain unobstructed . By impli
cation, the open space of the railway and beach areas must also be regarded as 
highly sensitive to development, given that substantial development in this area 
would affect sight lines between the harbour and the property. However, this area 
fal ls outside the direct scope of this study and this concern should, therefore, be 
brought to the attention of its owners. 
The old tea garden space adjacent to the New King's building does not serve to 
reinforce a building of stature as in the case of the Majestic garden and could be 
reduced in extent by reducing its depth from Main Road. However, the space 
does have potential to be reinstated as an amenity space on the Main Road . Its 
palms have landmark significance and should be retained as such. The landmark 
outlines of the New Kings and Majestic Buildings, as viewed from this side of the 
village, are to be substantially retained and not extended. 

Gatesville Road side: Potential for development to occur on the street boundary, 
provided that it is similar in pattern and scale to existing development both to the 
north-east and south-west along the downhill (harbour side) of the road. This 
would replace the current featureless timber fence. It would also bridge the cur
rent 'gap' along this undeveloped edge dividing the Norman Road and Windsor 
Road precincts. Potential also exists for an open corridor to be retained across the 
site between Main Road and Gatesville road, possibly on the alignment of the cur-
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rent access road from Main Road onto the site. The positioning of such a corridor 
would be consistent with that of other longitudinal axes leading downhill from 
Gatesville Road and characterizing the historic development grid of the 
Middedorp between Main and Gatesville Roads. Investigation should be given to 
this corridor becoming a public thoroughfure, if a all possible. 

Windsor Road precinct side: Potential for double storey and possibly higher de
velopment directly behind the New King's site, provided that it does not interfere 
with its landmark profile as viewed from the Main Road side. Upper storeys and 
rooflines of new development running paral lel with, and visible from Windsor 
Road, to be informed by the articulation, massing and orientation of the adjacent 
architecture fronting onto Windsor Road. Also potential for re-introducing link
ages between the site and the Windsor Road precinct, given that the site boundary 
on this side is identified as a soft barrier (Diagram 6B). 

Norman Road precinct side: Potential for double storey and possibly higher de
velopment directly behind the Majestic Hotel Building, particularly given the sub
stantial level change along this boundary and behind the old hotel bui lding. New 
development should not interfere with its landmark profile as viewed from the 
Main Road /harbour. Upper storeys and rooflines of new development running 
parallel with, and visible from Norman Road, to be informed by the articulation, 
massing and orientation of the adjacent architecture on Norman Road. 

EXISTING BUILDINGS AND CHARACTERISTIC LANDSCAPING IN THE 
IMMEDIATE CONTEXT 

7he Majestic Building: Parts graded 2+ should be substantially retained, including 
the restoration of its landmark frontage viz.: 
• removal of the architecturally inappropriate private suite wing, ramps, stoep 

enclosures and bathroom additions, and the reconstruction of verandahs, bal
ustrades and colonnades as reflected in photographs up to 1926 (Vol 2 Ap
pendix A Figure 22); 
restoration and preservation of its main public interiors viz.: 

• including main foyer, stairwell, lounges, ladies bar and, if poss.ible, the better 
surviving examples of tiled public toilets; and 
renovation/refurbishment of other parts of its interior, if possible viz.: 

• bedroom and service areas. 
Parts graded 2- could be substantially altered, or even removed, provided that 
measures acceptable to SAHRA and the local authority can be taken to preserve, 
re-locate for re-use elsewhere on the site, or record (as the case may be) signifi
cant elements, fixtures and materials contained within these parts. This would in
clude: 
• the ceiling, light fittings and fenestration of the dining room interior; 
• fenestration, internal doors and oak flooring from the private suite extension. 

Note that this extension is regarded as architecturally at odds with the rest of 
the far,ade and its removal would be encouraged as part of restoring the main 
far,ade of the building. 
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'lhe Majestic front garden space is regarded as integral with its architectural set
ting and has potential to be improved viz: 

The mature palm tree to be retained: high canopy is a landmark which does 
not intrude into garden space; 
Other mature (overgrown) trees and hedges reduce landmark impact of main 
building far;:ade: removal encouraged, with the possible exception of the ma
ture tree adjacent to the Klipkantien, given its less obtrusive position to one 
~ide of the garden. 
Potential for dressed stone retaining walls and ground levels to be altered to 
improve views of the Majestic far;:ade, thereby also promoting visual integra
tion with Main Road. Stone fi-om such altered retaining walls and embank
ments to be retained for use elsewhere on the site. 
The unstructured rear garden space is not regarded as significant. Trees in this 
area could be replaced with others better integrated with new development on 
this portion of the site. Stone from altered retaining walls and embankments to 
be retained for use elsewhere on the site. 

The 'Guest Hoose' Flats: Ungraded. Could be demolished . 

Old Tennis Pavilion: Ungraded, though built with materials which may be of use 
elsewhere on the site. Could be demolished . 

'lhe New King's Building: Main building graded 2- (Diagram 88) though also 
noteworthy for reasons other than architectural quality. (Diagra ms 3, 4, 6A, and 
68 in particular.). For example, the landmark contribution to the Kalk Bay land
scape of the New Kings, Majestic and Olympia Buildings, may even be of greater 
importance than their architectural significance. Also, these buildings, by virtue of 
their appearance, still represent an historical continuity (Diagram SA) associated 
with the leisure industry in Kalk Bay even though not having operated as hotels 
for at least the last three decades and longer. 
The New King's Building therefore preferably to be retained viz: 
Alterations which noticeably change the extent of its landmark silhouette, as 
viewed from the Main Road/ harbour side, are likely to be problematic. The exist
ing far;:ade and roofline should preferably be retained . 
A less favoured alternative would be the construction of an entirely new building 
to replace the New King's. This is regarded as a lesser alternative because of the 
historical significance of the typical hotel architecture of its existing far;:ade Such 
an alternative may, however, be justifiable in principle, if directly associated with 
the revival of either the local leisure or fishing industries. 
High floor coverage additions to the rear of this building would be acceptable, 
provided that heights were to remain in scale with adjacent buildings in Windsor 
Road, ie appearing to be two storeys i.n height or less. 

There is potential for the garden space adjacent to the New l(jng' s Building to be 
retained and enhanced, though possibly reduced in size to accommodate future 
development viz: 
• By reducing its depth from Main Road but retaining its character as a treed 

space; 
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By replacing the current intrusive and high precast concrete wall with a lower 
wall, thereby allowing unobstructed views between the site and the Main 
Road/harbour. 

• The landmark row of palm trees to be retained in position. The tall palm im
mediately behind could be relocated elsewhere on the site, if necessary. 

The mature palm directly behind the New King' s Hotel could, if necessary, be re
located to elsewhere on the site. 

7he Klipkantien: Graded 2+ and should be substantially retained. Restoration of 
substantial parts of its 1914 exterior encouraged . viz: . 
* 

• 

Removal of the intrusive 'gate house' addition and courtyard enclosure; 
Re-instatement of the two comer entrances on Main Road (would also require 
some internal alterations); 
Re-instatement of the gateway adjacent to the north-east comer entrance as 
an access point onto the site (would involve clearing out the alleyway behind 
oflater structures and services including an electrical substation); 
Re-instatement of missing and altered fenestration elements on the Main Road 
side, in particular. 

Other landscape elements: Mostly modelled and orientated in response to the 
steep slope running across the site, eg steps, ramps, retaining walls and ' zig zag' 
hairpin approach to the Majestic Building. New elements should be designed to 
respond in this idiom, ie arranged in tiers up the slope. A possible exception is the 
hairpin main approach to the Majestic Building which could be straightened (if 
feasible) to create an axis reinforcing the formal setting of the Majestic' s fi-ont 
garden space and facade. Where removal of landscape components is necessary, 
material from other such components including stone steps and dressed and ran
dom rubble stone walls, to be retained for use elsewhere on the site. 
The introduction of new trees is strongly encouraged, particularly in areas where 
existing trees are removed to accommodate new development, i.e. mainly on the 
north-west (rear) portion of the site. Indeed, no existing tree should be removed 
from the site without it being replaced elsewhere on the property as part of new 
development. This would need to be in accordance with an SPM approved land
scape and tree canopy management plan. 

ON-SITE PARKING 

Areas of open and covered communal parking should be investigated rather than 
individual garages distributed throughout the site. This would reduce vehicular 
access road space and allow more scope for tighter development groupings. Po
tential exists for communal parking garages to occupy lower levels in light and 
view ' shadow' areas directly behind the Majestic and possibly the New King's 
building ( o.r its successor), witb habitable space on upper levels. This still depend
ant on a number of unknown factors including approved vehicular access points 
onto the site. 

SECURITY AND PUBLIC ACCESS 
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Public access into and across the site would be encouraged as outlined in 10. 1.3, 
given that such passageways are strongly characteristic of development in adjoin
ing areas of the Middedorp, and given the low incidence of crime in Kalk Bay (as 
confirmed by local police). There is potential for such a thoroughfare to be linked 
to a re-introduced public garden space on Main Road as outlined in I 0.1.2. 

10.S VIEW OPPORTUNITY 

Opportunities exist to maximise view potential other than of the sea and harbour, 
e.g. mountain views, particularly where sea view potential is affected by large 
building masses retained on the site. The retention of an open corridor space bi
secting the site and running between Main and Gatesville Roads would be condu
cive to good sea and mountain views. It is worth noting that many of the sought
after properties in the Windsor Road and Norman Road areas adjoining the site 
have very limited view opportunities, particularly with regard to sea views. 

10.6 FUTURE USE 

Uses which are compatible with the history and / or traditions associated with the 
site would be encouraged, wherever possible. New accommodation could include 
a hotel and/or bed and breakfast component. Also scope for the revival of a tea/ 
beer garden. Given the reputation of the village's 'healthy climate', consideration 
could also be given to designing space able to accommodate such related activity, 
eg a small health clinic and/or a health hydro. 
There is potential for the memory of the old fishermens ' saloon bars to be com
memorated by re-introducing a similar facility/facilities on the site, though not 
necessarily located in the same place/places if not feasible or otherwise possible. 

10.7 HISTORJCAL INTERPRETATlON 

Given the historical significance of the site, there is plenty of scope for the inter
pretation of its history by means of new uses reviving historical traditions and in
stitutions (see 10.6 above), and through story boards and plaques accessible to 
the general public. 


