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ExECutivE SummaRy

Site Name
Erf 14888-0-1

location
Newmarket Street, woodstock

locality Plan

Development Description
This stage of the process pertains only to conceptual development options 
and land use rights and, therefore, this report is submitted as a Phase 1 HiA. 
The development entails the construction of several multi-storey, mixed use 
structures, each comprising a ground floor retail component, and a mix of 
social housing units and market related units. One to two basement levels, as 
well as parking for the retail and residential units are envisaged. 

Heritage Resources identified
The site is a brownfield site and contains no visible archaeological remains as 
it was levelled in the mid-C20th, and is currently used as a carpark. Possible 
archaeological resources have, therefore, been determined through desk-

based analysis of likely site types based on the history and location of the site.
Archaeological heritage pertaining to the site includes possible pre-colonial 
material related to the utilisation of the site by hunter-gatherer groups from the 
Early Stone Age onwards, San people in the more recent past, and nomadic 
khoe herders in the last 2 000 years. These remains could include open sites, 
features or artefacts, or possible burials. 

The site is close several significant historic sites, including the very early 
fortifications built along the beach between the Castle and Fort knokke, 
known as the Sea lines that date between the 1740s and the 1830s. The 
Military Hospital, built in 1837 was located very close to Erf 14888, possibly 
on the site of earlier structures associated with the lines or even an earlier 
lines hospital, and endured until the foreshore reclamation. The hospital was 
equipped with its own cemetery, although this was located north east of 
the hospital. The hospital cemetery was exhumed in 1928, and it is likely that 
most, if not all, burials were removed from site then. The utilisation of the site 
initially for the Powder Magazine, and later the Government Store could be 
represented archaeologically in remnant features below the current tarred 
carpark surface, and these would hold some age and rarity significance. Any 
archaeological traces of the 1950s use of the site as a railway siding are not 
likely, and would not be significant nor warrant recording or assessment.

it remains possible that burials could occur on site, pertaining either to pre-
colonial use of the area, or the historic past and related to shipwrecks, the 
Sea lines or the Military Hospital and Cemetery. However, the site is located 
within the historic edge of the shoreline, not within the beach sands, and so 
pre-colonial and early colonial graves are not considered likely. Further, the 
Military Cemetery was positioned some distance from the site, and excess 
burials related to that graveyard are unlikely to be found on Erf 14888. 

The Newmarket Street site has no apparent socio-historic characteristics 
of importance, and there is no indication of social memory or significance 
associated with it. However, it is located between woodstock and District Six, 
areas rich in socio-cultural and living heritage.

Finally the site is located at the gateway to the CBD, within a pocket of 
mature and layered urban fabric that displays some clear patterns and 
characteristics. Although the site, and much of its surrounds are graded as 
not conservation worthy, these patterns require consideration in order that 
any new development enhances this transitional area, rather than detracts 
further from it.

KEy
Study 
Site
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anticipated impacts on Heritage Resources

Archaeology
impacts to intact pre-colonial sites and or features of high significance are 
not anticipated. The uncovering of structural remains or building footings is 
possible, and, where these intersect with foundations trenches required for the 
construction of multi-storey apartments, impacts could include the complete 
destruction and removal of intact historic features. it is not anticipated that 
burials will occur on this property, but the possibility of this cannot be entirely 
discounted. Again should burials occur on site, and be uncovered as part of 
trenching for the development, impacts will be very high.

visual impacts
visual impacts will arise from any development over 4 storeys in height, but at 
8 storeys the development will not represent an unprecedented height within 
the area and so would not be seen as a unique feature protruding substantially 
above the existing urban fabric. This height might require mitigatory screening 
measures along the northern site boundary. A 13 storey scheme was tested, 
and it was found this would represent an unprecedented scale for the area, 
and would protrude significantly above existing urban fabric that would not 
blend into its surroundings to a large degree. Such a proposal would have 
a far more significant visual impact on heritage resources within the area as 
well as on major vehicular transportation routes such as Nelson Mandela Blvd 
(N2), Fw De klerk Blvd (N1) and Philip kgosana Drive (M3).

Townscape / urban Design
Failure to adhere to these guidelines would render the bulk, form and massing 
of the development unsuitable and inappropriate to the area, while failure to 
activate the street interface and create positive pedestrian oriented spaces 
would negatively impact on the success of the development in any of its 
guises, i.e. as a social housing, general residential or commercial space.

Social-History 
The site is well suited to the proposed social housing development, which 
presents the opportunity to consolidate with the somewhat fractured 
redevelopment precincts of District Six and Albert Road woodstock to re-
invigorate the lower East City with cultural and economic vibrancy. However, 
if poorly integrated into the wider area, it risks becoming a social island.

Conclusion and Recommendations

The property could potentially contain archaeological material from pre-
Colonial times, although it is unlikely that these will be of much significance, 
given the longevity of development on the site which would have caused 
substantial disturbance to any such remains. Historic period remains, including 
breastwork, batteries and forts of the Sea lines, the Military Hospital and 
Cemetery, the Old Powder Magazine and the Government Store, could 
occur on site, and these features are of moderate to very high significance. 

There is a slight chance that the site could contain human remains, given 
that burials are known to be associated with the Military Hospital Cemetery, 
although these are likely to have been confined to the cemetery, which was 
exhumed in the 1920s. Any informal burials, or any pre-colonial burials, are 
more likely to be located within the sand of the historic woodstock beach 
which was north of the railway lines.

As such, the following is recommended in terms of archaeological mitigation:
1.  Monitoring is recommended for trenching on site;
2. An overlay of the location, orientation and alignment of the Powder   
Magazine is to be provided to construction team to appraise them of   
the likely intersects with historic structures;
3.  where historic features are encountered in situ, work in that area of site 

should be halted until HwC has been consulted, and the way forward 
has been established. This could include excavation and recording by an 
archaeologist. 

 a.   Any remains of the Old Powder Magazine and Government Store should 
be recorded and mapped in situ; it is recommended that these remains, 
once recorded, should be considered for demolition;

 b.   Any remains pre-dating the Powder Magazine, and related to the C18th 
fortifications and related structures, should be recorded and mapped 
in situ; it is recommended that some portion of these remains should 
be considered for retention and incorporation in the development, if 
feasible;

4.  Should any human remains be encountered, all work on site should be 
halted, the area of exposed remains should be cordoned off as a no-go 
area, and HwC should be notified immediately of the discovery in order to 
determine the appropriate course of action.
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The visual Statement concludes that, with the proper implementation of 
development guidelines and recommendations, development at the site 
may not result in severe adverse visual impacts on heritage resources in the 
area. The project could potentially be considered acceptable from a visual 
perspective, with the incorporation of the recommended mitigation into 
the project design and implementation. The visual Statement notes that a 
building height of six storeys would be preferred to limit visual impacts.

Recommendations pertaining to visual impacts are as follows:
1. A building height of up to six storeys is preferred
2. A level 5 visual impact Assessment be conducted for any building   
 scenario that exceeds 4 storeys. 
3.  in an effort to ensure reduced potential visual impacts associated with 

the development, it is recommended that development guidelines be 
produced to ensure that visual considerations and heritage resources are 
taken into consideration during the design phase.

4.  Building heights be restricted to a maximum of 8 storeys along Newmarket 
Street, and should it be required, that building heights are permitted up to 
a maximum of 7 storeys along the site’s perimeter with the railway line

Recommendations in response to the social history are as follows:

1.  Requirement for an enabling environment  that  allows low income families 
to thrive. 

2. Facilities for multi-generational families and extended family groups. 
3. Support network for single working parent families. 
4. Easy, low-cost access to work, health facilities, education, recreation. 
5. Small scale and shared workspaces and workshops available low-rent,  
 for entrepreneurial and work from home ventures.
6. Communal multi-purpose facilities (activity/study/meeting rooms),   
 outdoor safe, social, sport and play spaces.  
7. Small scale, neighbourly clusters for safety and social integration. 

The townscape/urban design analysis recommends the following:

1.  The three-to-four storey height datum: Almost all the structures facing the 
street have a clear podium of 3-4 storeys, and additional height is set back 
above this.

2.  The structures all present narrow edges to the street, which results from long, 
narrow plots running between victoria and Newmarket Streets. This results in 
a relatively fine grain, with a lot of façade variation, despite the structures 

being quite tall. The new development must respond to the prevailing grain 
through fragmentation of building form, and façade treatment.

3.   Russel Street is a key future north-south link to District Six, and the built 
response on the site must be appropriate to its higher-order role as a 
linking street. it should be extended into the site as an internal street 
(note – not a road, it must primarily be a pedestrian-orientated space).

4.   The laneways and wider streets create a very clear movement order of 
intersecting streets. These laneways also contribute to the resultant finer 
grain. The placement of new building on the site must respond to the 
historic street grid, and must ensure positive street-like edges where they 
are extended into the site itself.

5.   Retain continuity of the street façade: no setbacks to the street 
boundary: the Newmarket Street boundary is considered a “build-to” 
line. A perimeter block arrangement of building form is encouraged, in 
order to retain trees and respond to older patterns of building within the 
“pocket”.

6.   The surrounding architecture is largely masonry/masonry-infill on 
concrete frame, plastered and painted. At street level, and certainly up 
to the 4 storey “plinth” datum, a masonry architectural response must be 
integrated.

7.   The overall heights vary, but the general gradient is from 4 storeys close 
to the site, to 7/8 stories closest to the Hollandse Redoubt/Bus Depot site. 
The subject site must predominantly respond to the 25m/8 storey datum. 
limited areas are permissible at 34m (which responds to the width of 
Newmarket Street).

8.   while the surrounding industrial sites tend to incorporate a yard along the 
street edge, the most successful buildings edge the street in a “perimeter 
block” arrangement. This is particularly discernible in the case of the 
4-storey brick victorian building on the corner of Newmarket and Russel 
Streets, and a similar response must be integrated for the subject building.

9.   An active street edge must be integrated for 2/3rds of the Newmarket 
Street edge, and no parking is permitted within the first three storeys of 
the street-facing structures, and within 10m of the street boundary.

10.   Boundary treatments, landscaping and planting should be carefully 
considered and should follow and reinforce the original patterns of 
development in the area. Mature trees must be retained as far as 
possible. A positive response to the green space below the freeway 
on-ramp is encouraged, so a future connection to the planned Cultural 
Precinct of the Good Hope Centre, Castle and Parade is made possible.
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1.0 BaCKgROuND

1.1 Purpose of Report

The City of Cape Town has identified Erf 14888-0-1 in 2017 as a site for the 
development of Social Housing. The site is located on the boundary between 
the City and woodstock, and is currently vacant. Rennie Scurr Adendorff 
Architects (RSA) has been appointed by GladAfrica to manage the heritage 
process pertaining to the proposed development. This stage of the proposal 
entails only land use applications and conceptual development options. 

RSA submitted a Notification of intent to Develop in terms of Section 38(1)
c(i) of the National Heritage Resources Act (Act 25 of 1999) as the property 
is larger than 5000m2, and the proposed development constitutes a change 
in character. The NiD recommended that a Heritage impact Assessment be 
undertaken, Heritage western Cape (HwC) supported this recommendation 
in its RNiD of 18 December 2020 requesting that an integrated HiA be submitted 
comprising the following specialist reports:
 - a socio-historic study
 - an Archaeological impact Assessment, and 
 - a townscape analysis.

A visual statement was also undertaken to assess the implications of an 
increase in building height that was proposed after the RNiD was issued. The 
change in scope was discussed with HwC and it was agreed that a Phase 1
HiA could be submitted, and that the further visual studies should be included.

1.2 Statutory Context

1.2.1 The National Heritage Resources Act (Act 25 of 1999)

The site falls within the SAHRA proposed Grade 1 area for District Six. The 
vacant, ungraded property is some 8600m2 in extent, and the application 
triggers Section 38(1)c(i) of the NHRA. This report is submitted in fulfilment of 
the RNiD from HwC which called for an integrated HiA.

1.2.2 The City of Cape Town Zoning Scheme

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

is, however, across Newmarket Street from the victoria Street HPOZ and the 
Extended woodstock Proposed Heritage Area. it is also in close proximity to 
both the Chapel Street and Albert Road HPOZ to the east, and the Central 
City HPOZ to the west (Figure 77).

1.3 Study Methodology

Site visits have been undertaken for this document and the contributing 
specialist reports. A site visit was undertaken by the archaeologist, however, 
as the site is currently paved, survey has not formed the most important 
component of this study.

This report has made extensive use of historical sources relating to the early 
development and configuration of this part of the City, particularly in respect 
of fortifications along the seashore and the later military hospital. Further 
to this, the report has relied on historical aerials and more recent texts to 
assess the relevant significance of this area during the late C19th and early 
C20th as a site on the fringes of the City and District Six. Finally, historic maps, 
plans and aerials have been used to create accurate overlays of the site 
through time to illustrate its location, position and layout relative to such 
historic sites and features as the Sea lines, the New Market, the woodstock 
Military Hospital, District Six, the Government Store, the railway lines and the 
development of New Market Street and the immediate surrounds.

Report compiled by: 
 - katie Smuts - Archaeologist and Heritage Practitioner
 - Mike Scurr - Architect and Heritage Practitioner
 - wendy wilson - Architectural Technologist and Heritage Practitioner
 - Square One landscape Architects - visual Statement
 - Claire Abrahamse - urban Designer 

1.4 limitations

Covid19 lockdown regulations have hampered access to historical and 
archival resources. Beyond that, there have been no limitations to this study, 
and the heritage consultants have been on board since project initiation.

1.5 Statement of independence

Neither the staff of Rennie Scurr Adendorff nor any other professionals involved
in this submission has any legal ties to GladAfrica, the City of Cape Town or
any other professionals involved in this proposal. There is no financial gain tied
to any positive comment or outcome.

PART A: PROJECT & SiTE iNTRODuCTiON
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Figure 1.  locality Map (RSA, 2020).

Figure 2.  Detail of proposed development area, Erf 14888 (RSA, 2020). Figure 3.  view across site (RSA, 2020).
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Figure 4.  Erf 14448-0-1 Newmarket Street (images: Google Earth 2021)

Figure 5.  Castle Mews (c1900) across Newmarket from the northern extent of Erf 14888, view to 
south (RSA, 2020).

Figure 6.  Zoning map for the area surrounding the proposed development site. (CoCT; 2021 in 
Square One, 2021: 6).
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2.0 OvERviEW OF PROPOSED DEvElOPmENt

2.1 Site Description

The site earmarked for this Social Housing development by the City of Cape 
Town is located at the interface between the CBD and woodstock, north of 
Newmarket Road (Figure 1 and Figure 2). The site is a fenced, brownfield site 
currently leased  to surrounding offices for use as parking (Figure 3). The site 
is bounded to the north by the railway lines, and to the west by the freeway 
on-ramp of Nelson Mandela Boulevard (NMB; formerly Eastern Boulevard).

The property is 8600m2 and zoned Public Open Space. Surrounding land use 
is mixed, comprising medium density light industrial, office and residential 
spaces in multi-storey buildings of three to six storeys. To the west of site, land 
use is coarse-grained, dominated by several large, public buildings including 
Cape Town Station, the Good Hope Centre and the Castle of Good Hope.

views northwards extend over the reclaimed land of the Foreshore to the 
railway goods yard at Culemborg and the port; views south take in Devils 
Peak and Table Mountain. The site lies in the path of the South East wind 
which can be intense and hostile in this area. 

For administrative purposes the site is located in the Foreshore suburb, although 
it is spatially severed from the Foreshore by the railway, and is more naturally 
experienced as part of woodstock suburb. Socio-historically, however, it was part 
of the District Six urban grid prior to its destruction from 1966 to the mid 1980s.

By virtue of its size, its location on the edge of the City, and its proximity to 
economic resources, facilities, infrastructure and transport nodes, the site is 
well situated for the provision of affordable housing.

2.2 Social Housing  

Social Housing is rental accommodation specifically catering to households 
earning R1 500 to R15,000 per month (as of 2017). it is governed by the Social 
Housing Act, 2008 (Act 16 of 2008) (SHA) and aims to provide well-located 
housing and to ensure that it remains accessible as rental accommodation. 
it may not be sectionalised to become attached to market value. Typically, 
it describes a self-contained unit of approximately 30m2 in a medium to high 
density complex (weber 2016).

General principles of the SHA include the objective to promote: 

 - “social, physical and economic integration of housing development into 
existing urban and inner-city areas through the creation of quality living 
environments” and;

 - “the expression of cultural identity and diversity in social housing 
development” (SHA 2(i)(iv) and (vii)).

As such, it calls for a socio-cultural understanding of the proposed receiving 
environment. 

2.3 Development Concept

The proposed development entails the provision of social housing. The site 
has been determined to have the capacity for (at least) between 300 and 
330 units comprising multiple storey residential blocks around public space, 
with ground floor retail facilities.

The proposed development initially incorporated 1, 2 and 3 bedroom 
apartments ranging from 30 to 50m2, in several medium-rise (approx 4 storey) 
buildings. However, (August 2021) alternatives were tested including a mixed 
use model with ground floor commercial space and one which includes high-
rise multi-storey blocks with sectionalised market value apartments as well as 
the social housing units for viability reasons. 

2.3.1 Summary of Design Concept 

The over-riding architectural intention is to create: 
 - “well-integrated communities with permeable urban spaces
 - A safe environment with passive surveillance
 - Reintroduce the African ideology of ‘a child raised by a village’ in the 

urban planning.” (MDk Architects 2021).

Apartments are configured to allow for centralised recreational areas with 
passive surveillance and monitoring of children playing in the courtyards.
The semi-enclosed parks provide green space across the site, a reprieve from 
the density of the city. 

At present two design concepts are being tested, a purely residential scheme, 
with relatively low-rise apartment blocks, and a high-rise, high capacity 
mixed use, mixed-income scheme. Both schemes are still at concept phase, 
with design viability being tested through the heritage and other processes.  
Proposals included in this assessment are to be considered exploratory design 
schemes only. 
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CONCEPT DESIGN FOR ILLUSTRATION AND TESTING PURPOSES ONLY

NEW MARKET
S O C I A L  
H O U S I N G

3

NEW MARKET
S O C I A L  
H O U S I N G

3

Figure 7.  Conceptual residential 4-storey social housing design (MDk Architects)

CONCEPT A: SOCiAl HOuSiNG RESiDENTiAl

Possible Configuration Explored

Accommodation schedule 
108 - 1 Bed (32m²) 
86 - 2 Bed (40m²) 
74 - 3 Bed (50m²) 
Total: 268
77 Parking bays (ratio: 1 for every 3 units)
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CONCEPT DESIGN FOR ILLUSTRATION AND TESTING PURPOSES ONLY

APARTMENTS

SOCIAL 
HOUSING

BASEMENTS

RETAIL

NEW MARKET
S O C I A L  
H O U S I N G

3

NEW MARKET
S O C I A L  
H O U S I N G

3 Figure 8.  Conceptual mixed use residential/commercial (MDk Architects)

CONCEPT B: MiXED uSE

Possible Configuration Explored

Retail component:
 - Anchor shop, line shops and circulation  (1371m2)

Social Housing residential component:
 - 128 - 1 Bed (30m²) 
 - 88 - 2 Bed (40m²) 
 - 80 - 3 Bed (50m²) 

Total: 296 units

Market rate apartments:
 - 160 - 1 Bed (35-40m²) 
 - 240 - 2 Bed (45-50m²) 
 - 96 - 3 Bed (55-65m²) 

Total: 496 units

Parking bays
 - Social housing 89 (ratio: 1 for every 3 units)
 - Apartments 744 (ratio: 1.5 per unit)
 - Retail parking bays 273
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3.0 HiStORiCal OvERviEW OF tHE SitE aND itS CONtExt1

The site is located at the boundary between the City and woodstock. This 
liminal location means the site is a component of many histories, pertaining 
to the site and its immediate context, the development of Cape Town, and 
that of woodstock. Further, while the site was not developed as part of the 
residential or commercial core of District Six, it falls within the recognised 
limits of this historic area, and this link is therefore explored here as well.

3.1 Pre-Colonial History

it should be noted that the site is located along the historic shoreline of the 
City, within 200m of the high water mark. Prior to the settlement of Table Bay 
by Europeans in the C17th, and the extensive changes to the coastline during 
the C19th and C20th, the study area would have been on or immediately 
adjacent to the sandy beach and primary dune cordon. Pre-Colonial find 
including shell middens, open sites and human burials are commonly found 
along such coastal areas of the Cape, reflecting the long occupation of the 
Cape coast by hunter-gatherers and, more recently, pastoralists.

1  Attwell, 2013a, 2013b; Bickford-Smith et al, 1999; Cox, 1995; Halkett, 2012;  Halkett & Hart 
1996a, 1996b; Hart, 1998, 2002; le Grange, 2003; Malan 2003; Malan et al, 2017;  Mammon 
and le Grange, 2012; Seeman, 1993; Townsend 2013a, 2013b; worden et al, 1998

Such sites, however, are highly sensitive to development activities, and 
development related disturbance of a site almost always results in the partial 
or complete destruction of the finds and/or their context. in this instance, 
development and use of the site during the historic period, particularly related 
to its redevelopment for use as a railway siding are likely to have damaged or 
destroyed any remnant pre-Colonial materials. it should be noted, however, 
that the possibility of encountering significant, in situ pre-colonial material, 
cannot be discounted entirely. 

3.2 Shipwrecks

Some 88 known wreckings took place along woodstock beach during the 
17th, 18th, 19th centuries, and these were largely covered, where thy lay by 
the processes of land reclamation during the construction of Duncan Dock 
in the 1940s. 

Given the location of Erf 14888 within the historic shoreline, and behind the 
Sea lines, it is highly unlikely that any shipwrecks or associated maritime debris 
would be located on site. Burials from shipwrecks are possible, but such burials 
would likely have been confined to the sandy beaches and dune cordon.

Figure 9. �1646�depiction�of�conflict�in�Table�Bay�between�sailors�and�Khoe,�with�a�European�
encampment in the general area of the site. (image 

Figure 10.  Map showing approximate locations of known shipwrecks relative to the project area 
(SAHRA MuCH unit, 2021)
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3.3 Early Fortifications

The Sea lines describe a series of breastworks, forts and batteries that 
extended eastwards from the Castle to Fort knokke , and were built from the 
1740s onwards after it was established that the Castle was not well placed to 
defend the City from attack from the sea and land (Figure 11 and Figure 12). 

Fort knokke, a star-shaped earth and mortar fort surrounded by a moat and 
armed with sixteen cannon was the closest defensive fort to the Castle. it was 
built in 1743-1744, and connected to the Castle by a seawall and a series of 
batteries, all built above the high water line on the edge of firm ground. The 
first of these batteries was constructed by 1744, and were, from west to east, 
the Charlotte, Elizabeth, Helena and Tulbagh Batteries. Powder magazines 
and the military hospital were built behind the breastworks. The imhoff Battery 
was built immediately north of the Castle in 1745, and the Riebeek Battery 
constructed between Tulbagh Battery and Fort knokke; further batteries 
extended to the mouth of the Salt River by 1755.

These early fortifications were expanded in 1782 when the French lines 
were created, including the Hollands, Centre and Burgher Redoubts which 
extended southwards from Fort knokke up the slopes of Devil’s Peak. These 
redoubts were three or four sided, with earthen ramparts and a dry ditch, 
interconnected by breastworks and ditches.

The fortification fell regularly into disrepair, being of earthen construction, 
and vulnerable to erosion from rain and sea water. As such, keeping them 
in operational condition was an ongoing difficult, and they cycled through 
periods of repair and neglect..

Although repaired by Thibault in 1793 and again by the British when they 
took the Cape in 1795, they fell once more into disrepair during Batavian 
rule, such that in 1806 the Sea lines and batteries were being undermined 
by waves, their buttresses were collapsing, and dune sand was banked 
as high as their parapets. By 1827 the fortifications had become obsolete, 
and all the earthenwork structures were dismantled; Fort knokke was 
demolished to make way for the railway in 1926, and only isolated 
remnants of some of these installations are still visible, including the 
Centre Redoubt in Trafalgar Park, woodstock, and the Amsterdam and  
Chavonnes Batteries at the v&A waterfront.

Figure 11.  Plan of 1767 showing the Sea lines extending from the Castle to Fort knokke. The 
development site is indicated in red, south of a structure indicated as a ‘guardhouse’ on 
the map in yellow; this structure occupies the location of the later Military Hospital. (CoCT 
EHRM Maps, 2020).

Figure 12.  An overlay of Eleman’s Plan of 1818 showing the Sea lines, and the French lines. The 
development site, indicated in red, is occupied by a constructed city block at west and 
the Powder Magazine at right; the structure to north correlates with the location of the 
guardhouse in Figure 11 but could be the lines hospital (CoCT EHRM Maps, 2020).
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3.4 The New Market2

The French lines effectively acted as an outer edge to urban expansion to 
the east for the C18th, but, following British Colonial takeover in 1806, and 
the subsequent loss of the defensive role of the lines, expansion eastwards 
began. 

Early expansion was aided by a process of land reclamation that arose 
naturally as urban debris filled the shallows near the City and pushed the 
shoreline into the sea, creating land available for development.

From the early C19th, then, the city rapidly began to expand eastwards, with 
farmland granted beyond the old city limits.

Closely tied to this expansion - both driving and fuelled by it - was an increased 
impetus to modernise, and the new regime focussed on trade, industry and 
development to maximise financial rewards from the colony.

One of the early outcomes both of the expansion eastwards, and the increased 
focus on trade and profit, was the construction of the New Market. This market 
place, which opened in 1812 and operated until 1938, was located east of 
the Castle, replacing the old market which had occupied Boeren Pleijn on 
Buitengracht (now Riebeeck Square). 

The New Market provided a site on the way into town for farmers to offload 
their produce and outspan their wagons. The site would have seen high volume 
ox wagon traffic and been a centre for sale by auction of farm produce and 
livestock, worked by enslaved people and labour - drivers, haulers. This would 
have attracted support services such as food and drink supply, and inns and 
social activities for farmers, further increasing demand for development in 
the immediate area.’

2 Social History study

Figure 13.  1900 New Fruit and vegetable Market at Newmarket site with many empty horse 
wagons with drivers, possibly waiting to haul sold goods. Mostly men standing waiting, 
some women seated, beside sacks. (Mayor’s Minutes, CoCT EHRiC)

Figure 14.  The 1926 aerial shows Corporations Early Morning Market and the Fruit and vegetable 
Market at Newmarket. The Market neighbours the site which is just visible at top right of 
image (NGi, 2021)
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3.5 woodstock Military Hospital

while the Sea lines had been equipped with hospital facilities within their 
breastwork, from the time of the second British Occupation, in 1806, each of 
the six regiments garrisoned at the Cape had its own regimental hospital under 
a surgeon. One of these was located in the lines near the development site, 
presumably replacing, or augmenting, the hospital that had always existed 
there. This lines Hospital could accommodate 200 patients by 1840, and at 
the time of the smallpox outbreak of that year, several cases were treated at 
the Hospital.

A new Military Hospital, designed and built between 1837 and 1844, was 
positioned south of the Sea lines along a road that linked imhoff Battery 
and Fort knokke. The hospital was located between Helena and Tulbagh 
Batteries, and the hospital cemetery, which was built some time after the 
hospital, between Tulbagh Battery and Fort knokke. The hospital building was 
double-storey with two wings and a central administrative block.

Military Medical Command of the British Forces was based there during the 
Anglo Boer war, and used it as their headquarters. in March 1900 the hospital 
was taken over by the military authorities, when it became known as the No. 
5 General Hospital. it had about 500 beds, extended to 700 by the addition 

of temporary corrugated iron and wood huts. A recreation room was added 
and electrical lighting installed, and, although it was not intended as a 
surgical hospital, an operating theatre was added in August 1900.

when the railway line was laid in 1862, this was laid to the south hospital (Figure 
17), and this facility was clearly provided with a well established cemetery by 
1895 (Figure 18). Despite early encroachment by the tramways, and later the 
early railways, both of these features are still visible in the 1926 aerial of Cape 
Town (Figure 19). Although the precise date of the demolition of the hospital 
is not presently known, it can be assumed that it likely occurred some time 
after the reclamation of the land in Table Bay in 1937 that accommodated an 
ensuing expansion of the railways in the 1930s and 1940s. By 1945, the hospital 
and cemetery have both vanished under the ever expanding railway lines 
and associated railway infrastructure (Figure 20); the cemetery was likely 
exhumed in 1928 in preparation for land reclamations. 

in 1953, sewer works uncovered more human remains east of Fort knokke, and 
outside of the area of the Military Cemetery, but these have been identified 
as slaves who drowned when the Portuguese slaver the Pacquet Real sank 
in 1818, and either soldiers or sailors. The fact that burials were still recovered 
from the area in 1953 would indicate that informal burials, likely related to 
shipwreck victims, might remain buried under the sands of the old beach.

Figure 15. �Thomas�Bowler�painting,�1844,�of�the�beach�near�the�Military�Hospital,�with�fishermen�in�
the foreground (Cape Archives, AG13)

Figure 16.  Turn of the 20th Century image of the Military Hospital (Cape Archives, AG3420)
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Figure 17.  Snow’s plan of 1862 showing the Military Hospital and the area east as far as Fort knokke, 
but does not depict the Military Cemetery (RSA, 2020).

Figure 18.  Thom’s plan of 1895 indicates the Hospital and Cemetery, near Fort knokke (RSA, 2020)

Figure 19.  The 1926 aerial showing the Hospital and Cemetery (RSA, 2020)

Figure 20.  The 1945 aerial shows the locations of the Hospital and Cemetery, indicated in green, 
now under railway infrastructure (RSA, 2020).
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3.6 Railways 

From the 1840s, the Commercial Exchange had begun investigating the 
prospect of building a railway line from Cape Town across the Cape Flats. 
Due to delays in sourcing funding, the project was slow to take off, however. 
A route was surveyed between Cape Town - starting at Fort knokke - and 
wellington, and the first sod for the new railway line was turned in 1859, with 
the first locomotive arrived from Scotland in September of that year. A small 
wooden station building was built in central Cape Town - near the Golden 
Acre - in 1861. 

Progress on constructing the railway lines was desperately slow at first, covering 
the first 3kms to Eerste Rivier by February 1862. The contractor responsible was 
replaced, and the pace picked up rapidly, with the lines reaching wellington, 
70kms away, by November 1863. in 1864 further lines were completed that 
linked the town centre with wynberg; this suburban line remained the most 
southerly of the lines as they exited Cape Town, past  woodstock, running 
from the station, north of the Castle, and then between Military Road and 
the Hospital, and the New Market and cluster of buildings near it.

initially the various railways were all privately owned, including The Cape Town 
Railway and Dock Company and the wynberg Railway Company. with the 
discovery of diamonds in kimberley causing an unprecedented rush on that 
town, the new Prime Minister of the Cape, John Molteno, announced in 1872 
that the Cape Government Railways would be purchasing and consolidating 
all independent lines. 

Early extensions to the line were incremental, first to wolseley in 1875, then on 
to worcester in 1876. in the same year, the central station was replaced with a 
large stone station north of the original, that stood until it was demolished and 
replaced in the 1960s by the current station. This was built on the site of the 
older structure, and designed to allow for the racial segregation of commuters. 

The discovery of gold in 1886 spurred further expansion of the lines, and the 
completion of the Cape line into the interior, such that, by the time the South 
African war (1899-1902) began, all ports were connected to Johannesburg 
and Pretoria.

in the early C20th, the rail lines were overhauled, replacing the narrow Cape 
gauge, which had been chosen to accommodate passage over steep, 
narrow mountain passes, with standard gauge.

By virtue of its historic position between the northern limits of the City and the 
sea, expansion of the railway had always been limited until the early C20th. 
The reclamation project provided the land for the lines and infrastructure 
associated with the railway and Cape Town station to expand. This growth 
was further stimulated and encouraged by the economic boom that followed 
world war ii. 

Changes to the alignment, configuration and extent of the railways has thus 
been part of their development from the outset. However, it can be seen, 
through a series of historical maps and plans of the lines (Figure 22), that 
these changes have not affected Erf 14888 until well into the C20th when 
the site became explicitly linked to the railways to its north, rather than the 
woodstock and the City to its south.

There is clear evidence for railway platforms, warehouses and other features 
on the site in the 1950s. These structures - aside from the railway platforms 
themselves, were likely fairly informal, and all were short-lived, getting 
demolished in the 1960s to make way for the flyovers of the Foreshore Plan.

Figure 21.  view over railway yard (date unknown). (item PB0671_002, SAR Publicity and Travel 
Department archive).
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1865

1895

1897

1930

Figure 22.  Series of plans showing the development of the railway lines from the 1860s to the 1930s, with the site location indicated in red. Note the site is indicated as vacant in 1865, but occupied by 
the”Old Magazine” by 1895. in the 1930s it is indicated as occupied by market sheds related to the railways, and the “Government Store”



18 Newmarket Social Housing, Woodstock, Erf 14888-0-1 Rennie Scurr Adendorff  16 November 2021 Phase 1 HIA

3.7 Foreshore Reclamation

The idea of land reclamation to improve mooring safety at Table Bay harbour 
had been mooted in the C18th already, but a new breakwater was finally 
built in September 1860 only, after increased shipping traffic and several 
severe storms saw shipwrecks reach a peak in the mid C19th. Alfred Basin 
was completed in 1870, and the victoria Basin was begun shortly thereafter 
to increase the docking space available (Figure 23 and Figure 24). Further 
changes were made between 1926 and 1932, when the ‘random block mole’ 
was built to create a large, sheltered basin north west of the municipal pier. 

in 1935 the mole and pier were both demolished, and the new Duncan Dock 
was started. This new dock was to be built beyond an area of reclaimed land 
measuring 480 acres, with the Dock occupying 196 acres. The new basin  
beyond the dock would require some 2 million m2 of reclaimed land to make 
it accessible. Dredging for the dock began in 1935 and, despite delays during 
wwii, the new dock was operational by 1943.

Once the extensive reclamation was completed, the South African Railways 
and Harbour Administration appointed British planner, F. longstreth Thompson 
and Professor l.w. Thornton white of uCT as advisers to plan the development 
of the expanse of reclaimed land, while the municipality used the services of 
the French planner, E.E. Beaudouin. Two vastly different visions for the future 
of the City arose from these two camps, with the result that implementation 
dragged on for years. The final proposals, with development lasting into 
the 1960s, and the unfinished freeways of the foreshore testament to the 
unresolved issues that plagued the plan. 

“The Cape Town Foreshore Plan” was produced between 1946 and published 
in the following two years (see Figure 33). The plan proposed two monumental 
approaches into town: the approach from Duncan Dock and the sea, and 
the Grand Boulevard linking the new Heerengracht up with the old axial 
alignment of Adderley Street. This plan also proposed a system of criss-
crossing, elevated freeways. The plan was reviewed and extensively revised 
in 1951 by the City Engineer, Dr Solly Morris, such that the final outcome never 
fully realised any of the various visions proposed. 

The reclamation projects, starting in the late C19th already, served to alter the 
woodstock landscape completely, burying the beach, moving the shoreline 
beyond the industrial complex of the railways and harbour, and truncating 
views through the construction of the system of elevated freeways.

Figure 23.  Table Bay in 1854 prior to the construction of harbour facilities; note the jetties in use at 
the time (maritimesa.org, 2015 after w.J. & A.M. Talbot).

Figure 24.  Cape town harbour in 1898 showing the Alfred Basin in the  foreground, and victoria 
Basin under construction beyond (maritimesa.org, 2015 from library of Parliament).
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Figure 25.  Series of maps depicting the expansion and development of the foreshore through time (RSA, 2021).
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3.8 woodstock

The suburb of woodstock developed on the land of Pieter van Papendorp, 
who had been granted the farm, which he called Papendorp, in 1788. The 
hamlet of Papendorp developed just outside the limits of the City, and east 
of the French lines, establishing itself along the main road out of town (now 
Albert Road) towards the farmlands to the south and east.

The hamlet, originally a cluster of farm and fishing cottages, quickly expanded, 
and was recognised as a village, renamed woodstock, in 1809. This expansion 
gained traction throughout that century, with the subdivision of the early 
farms, and the development of residential plots.

The northern extent of woodstock was delimited by woodstock Beach. while 
the beach had previously afforded many woodstock inhabitants a livelihood 
through fishing, during the C19th, it increasingly became a popular leisure 
destination, serviced by the railway line from 1862 onwards (Figure 26 and 
Figure 27).

The establishment of the railway line, however, also served to change the  
character of the suburb. From a fashionable seaside destination, with large 
villas and generous plots, by the second decade of the 1900s, the increasingly 
industrial qualities of the northern extent of woodstock and neighbouring 
Salt River, had transformed the area. Demographics shifted to increasingly 
working class people, employed in the railway yards and light and medium 
industry that developed in amongst the increasingly densified residential 
properties.

The C20th history of woodstock has been affected by several dramatic 
changes. The earliest of these was the reclamation of land to create 
the foreshore that started from the mid-1930s. For woodstock, this land 
reclamation had devastating impacts. The expansion of the railway lines, 
further undermined the residential character of the neighbourhood, and, 
throughout the C20th it became increasingly commercial and industrial in 
character. More significant, however, was the reclamation of woodstock 
Beach, which was now covered over by the railway lines, shipyards and other  
developments to the north. This loss represented not only a loss of a place of 
recreation and leisure, but for the remaining fishermen of woodstock, a loss 
of livelihood.

Figure 26.  Photograph of horse-drawn carts and bathing huts on wheels on woodstock Beach; 
date unknown (Cape Archives, AG3504.)

Figure 27.  Photograph of families on woodstock Beach in the 1940s (Cape Archives, AG3504.)
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3.9 District Six

District Six was a mixed neighbourhood that developed on land that was 
originally part of Zonnebloem Farm, which had been granted in 1707. From 
1831, on the death of landowner Alexander Tennant, tracts of farmland were 
subdivided and sold to developers. This development carried on throughout 
the C19th, stimulated by the emancipation of slaves which drove up demand 
for housing from the late 1830s onwards, as well as by increasing commercial 
activity at the Cape that swelled the population. 

Properties were increasingly subdivided, with house types ranging from 
simple free standing villas and small dwellings to densely overcrowded row 
houses. The old farm road from Cape Town to Zonnebloem Farm became the 
central thoroughfare through this growing settlement, eventually formalised 
as Hanover Street. Several surveys from the C19th show this development 
through time. Snow’s municipal survey of 1860 shows several houses in District 
Six, predominantly aligned along Hanover Street and the surrounding environs. 
By the time of Thom’s survey in 1895, settlement had further densified until, by 
1926, development extended from the area of Albert Road up the slopes of 
the mountain towards De waal Drive, now Philip kgosana Drive.

District Six developed as a vibrant community, with Mosques and Churches, 
hotels and businesses between various residences, but planning and 
legislative changes wrought by local and national government were to result 
in the destruction of the neighbourhood and its almost complete scrubbing 
from the landscape. This programme began, if unintentionally, with the City’s 
reclamation programme, which obliterated woodstock Beach and divorced 
the residents of woodstock and District Six from that source of recreation 
and income. This was compounded further by the construction of the Eastern 
Boulevard which cut swathes through the northern extent of District Six. This 
forcible appropriation of property and land had been foreshadowed by the 
promulgation of the Slum Clearance Act in 1938, which used the combination 
of dense habitation and poor servicing affecting District Six as a means to 
exercise control over the area. 

The Group Areas Act, passed 1950, followed and in 1966 District Six was 
proclaimed a whites only residential area. Between 1966 and 1980, residents 
were forcibly evicted from their homes and moved to newly created suburbs 
on the Cape Flats. Homes and businesses were demolished, landmarks 
obliterated and street layouts obscured, with only a few religious buildings 
surviving (Figure 28). Figure 28.  The extent of District Six, indicated in orange, in 1926 (top) and 2020 (below), showing the 

enduring legacy of the forced removals; the study site is indicated in red (RSA, 2020).
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3.10 Erf 14888

while the site is currently vacant, it would appear to only have been vacant 
since the start of construction of what was to become Eastern Boulevard, 
now Nelson Mandela Boulevard, in 1959/60 (kane, 2011).

Prior to this, as evidenced in the series of maps available for the site (see 
Figure 22), it would appear that the site had been developed in the early 
C19th, likely at the time of, or shortly after the construction of New Market in 
1812. 

A guardhouse is indicated on early plans of the Sea lines, located to the north 
of Erf 14888, and this structure or site possibly developed into the lines Hospital 
after the British occupation in 1806. in the Elemans map of 1818 already, 
structures are visible on site: the Powder Magazine is already depicted, while 
the western city block, which ultimately became the Government Store, is 
shown as constructed, although without detail or description (see Figure 34 
and Figure 35).  

while the date of the construction of the magazine is unknown, its origins 
possibly relate to the Sea lines which had magazines behind their breastwork 
to store munitions for the cannons at each battery to enable them to be self-
sufficient. whether the structure indicated on site from 1818 onwards replaced 
an earlier lines magazine could not be established. under the British, the various 
City gunpowder stores were jointly used by Colonial Government, military and 
private importers, with the largest magazine located at Amsterdam Battery.

There is limited information available about the Papendorp Magazine itself, 
although a drawing exists of the structure from the mid to late 1800s (Figure 
29). Given the technical specifications necessary to ensure the safety of the 
contents of these structures, it is likely they were built to a standard format 
and, thus, a photograph of a ruined magazine in the dock area (Figure 30), 
and 1860 plans of the “East Magazine” (Figure 31) are useful to gain an idea 
of the likely form of the structure, which would have been sturdily built, given 
its contents. 

The Papendorp Magazine was vacated and disused from 1870s, after fears 
that the vibrations from trains and engine sparks would cause an explosion. 
The Magazine is indicated on the Goad Map of 1895, but is absent from 
the Thom Map of 1895-1898 when new, different structures are indicated; it 
seems likely then that the structure was finally dismantled in the late 1890s.

Figure 29. �Old�Commissioner�and�Ordnance�Officers�Quarters�and�Powder�Magazine�between�
the Castle and old Military Hospital, Cape Town (Cape Archives, E1913).

Figure 30.  Powder Magazine, dock area, Cape Town, early C.20th (Cape Archives, E3548).
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Figure 31.  Plans of a powder magazine drawn up in 1860, intended to replace the East Magazine, at as an yet undetermined location; it is not known whether this magazine was built, but its form 
corresponds well with both the Papendorp Magazine (Figure 27) and dock area magazine (Figure 28) (Cape Archives M1/861)
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The Government Store site is demarcated in the early C19th maps that show 
the expansion of the City eastwards, and the courtyard form of the building 
that is labelled as the Government Store by 1895 is visible from 1862 onwards 
(Figure 32), although whether it was purpose built is unknown. The structure 
remains intact and largely unaltered until the mid-C20th railway expansion, 
when all but the southern portion of it is demolished (Figure 35). 

By 1957, when the City compiled its municipal survey, however, the proposed 
development site had been subsumed by the expanding needs of the South 
African Rail and Harbour (SAR&H), comprising a shunting yard, SAR&H officers 
and timber stores, as well as a wholesale poulterer. The 1960 aerial also shows 
this configuration, but with apparently more demolitions having occurred, 
presumably in anticipation of the construction of the freeway and flyover.

The Foreshore Plan finally ended the long occupation of the site by the 
Government Store, in its various guises and later uses. The plans for the 
development all show the area as a green, leafy open space, between the 
flyovers and densely built up City limits (Figure 33). with the flyover completed, 
this space was planted with trees and left as an open space at the gateway 
to the CBD. Now a car park for surrounding offices, the site is paved over, 
with several mature trees remaining.

Figure 32.  The Goad insurance Plan of Cape Town from 1895 showing the “Old Magazine” and 
the block occupied by the Government Store, the New Market, and the Military Hospital 
(RSA, 2020).

Figure 33.  Erf 14888 as illustrated in the 1947 Cape Foreshore Plan (uCT Digital library, 2021: 
islandora:29961).
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Figure 34.  The development of the site through time, showing Snow’s plan of 1862 (top left), wilson’s plan of 1878 (bottom left), Thom’s plan of 1895 (top right) and the 1926 aerial (bottom right). Note that 
the Government Store develops through time, and remains intact into the C20th, while the Magazine exhibits no development until its destruction in the late C19th/early C20th (RSA, 2020).
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Figure 35.  Detail of the development of the site through time, showing the demolition of the Powder Magazine in c.1895. The Government Store is demolished by 1957 to allow for the expansion of the 
railways and associated infrastructure; the alignment of remnant elements of the Government Store still extant in 1957 are indicated in yellow on the 1957 plan (RSA, 2021).
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4.0 aRCHaEOlOgy imPaCt aSSESSmENt

Extract: For full AIA, see Annexure E

4.1 Archaeological Overview

The proposal entails the construction of several multi-storey, mixed use 
structures, each comprising a ground floor retail component, one to three 
bedroom social housing units, and one to three bedroom apartments at 
the upper levels. Four basement levels, as well as parking for the retail and 
residential units is envisaged.

There are no archaeological remains visible on site as the it was levelled in 
the mid-C20th, and is currently used as a carpark. Possible archaeological 
resources have, therefore, been determined through desk-based analysis of 
likely site types based on the history and location of the site.

it should be noted that the site is located along the historic shoreline of the 
City, within 200m of the high water mark. Prior to the settlement of Table Bay 
by Europeans in the C17th, and the extensive changes to the coastline during 
the C19th and C20th, the study area would have been on or immediately 
adjacent to the sandy beach and primary dune cordon. Pre-Colonial finds 
including shell middens, open sites and human burials are commonly found 
along such coastal areas of the Cape, reflecting the long occupation 
and utilisation of the Cape coast by hunter-gatherers and, more recently, 
pastoralists.

Shipwrecks and associated burials were common within Table Bay, and along 
the woodstock Beach coastline, but no such finds, or other maritime debris, 
are likely on this site due to its location within the historic shoreline.

Such sites, however, are highly sensitive to development activities, and 
development related disturbance of a site almost always results in the partial 
or complete destruction of the finds and/or their context. in this instance, 
development and use of the site during the historic period, particularly related 
to its redevelopment for use as a railway siding are likely to have damaged or 
destroyed any remnant pre-colonial materials. it should be noted, however, 
that the possibility of encountering significant, in situ pre-colonial material, 
cannot be discounted entirely. 

4.2 Heritage Resources 

4.2.1 Pre-colonial

Archaeological heritage pertaining to the site includes possible pre-colonial 
material related to the utilisation of the site by hunter-gatherer groups from the 
Early Stone Age onwards, San people in the more recent past, and nomadic 
khoe herders in the last 2 000 years. These remains could include open sites, 
cultural material or even burials. 

4.2.2 Shipwrecks

Some 88 known wreckings took place along woodstock beach during the 
17th, 18th, 19th centuries, and these were largely covered, where they lay by 
the processes of land reclamation during the construction of Duncan Dock 
in the 1940s. Given the location of Erf 14888 within the historic shoreline, and 
behind the Sea lines, it is highly unlikely that any shipwrecks or associated 
maritime debris would be located on site. Burials from shipwrecks are possible, 
but such burials would likely have been confined to the sandy beaches and 
dune cordon.

4.2.3 Sea lines and batteries

PART B: SPECiAliST STuDiES (EXTRACTS)

Figure 36.  Plan of 1767 showing the development site indicated in red, south of a structure indicated 
as a ‘guardhouse’ in yellow. The Sea lines extend from the Castle and include, left to 
right, the Elizabeth, Helena and Tulbagh Batteries, and Fort knokke. (CoCT EHRM Maps, 
2020).

Elizabeth 
Battery
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tulbagh 
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Fort 
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The site is close to the very early fortifications built along the beach between 
the Castle and Fort knokke, known as the Sea lines. These defences comprised  
earthen work breastworks and bastions, with several forts built along their 
extent; only Fort knokke was stone built. The lines dated between the 1740s 
to the 1830s, and were repaired and augmented throughout their lifespan.

little of these fortification remains, having become largely obsolete 
by 1827, when it was recommended that any not built of masonry be 
dismantled. The railway line breached the French lines east of Fort knokke 
and the fort itself was demolished to accommodate the railway in 1926. 
Remnants of several of these installations are still visible, including the 
Centre Redoubt in Trafalgar Park, woodstock, and the Amsterdam and  
Chavonnes Batteries at the v&A waterfront. 

4.2.4 Military hospital, cemetery and graves

while there were hospitals associated with the Sea lines, their location is not 
firmly established. The Military Hospital, built in 1837 was located very close to 
Erf 14888, possibly on the site of earlier structures associated with the lines or 
even an earlier lines hospital, and endured until the foreshore reclamation. 
The hospital was equipped with its own cemetery, although this was located 
north east of the hospital. The hospital cemetery was exhumed in 1928, and 
it is likely that most, if not all, burials were removed from site then.

Reference exists in the archives to exhumation of bodies from the Cemetery 
at Fort knokke in 1928, and this is almost certainly in reference to the Military 
Cemetery. As such, it would seem likely that the burials from the formal 
cemetery were exhumed and, presumably, moved to Maitland. 

in 1953, sewer works uncovered more human remains east of Fort knokke, 
and outside of the area of the Military Cemetery. Most of 31 individuals, of 
whom 10 were juveniles, and 21 adults, were recovered from a mass grave, 
while seven individuals were found in coffin burials. 

isotopic analysis of the individuals in the mass grave indicates they were 
likely slaves who drowned when the Portuguese slaver the Pacquet Real sank 
en route to Brazil from Mozambique in 1818; the coffin burials were either 
soldiers or sailors, and likely of European descent. The fact that burials were 

Figure 37.  The Elemans Map of 1818 showing the Powder Magazine at east of the development 
site already constructed, and the city block at the west, where the Government Store 
was to be located, delinieated, but without detail (RSA, 2021).

Figure 38. �Old�Commissioner�and�Ordnance�Officers�Quarters�and�Powder�Magazine�between�the�
Castle and old Military Hospital, Cape Town (Cape Archives, E1913).
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still recovered from the area in 1953 would indicate that informal burials, 
likely related to shipwreck victims, might remain buried under the sands of 
the old beach. 
it remains possible that burials could occur on site, pertaining either to pre-
colonial use of the area, or the historic past and related to shipwrecks, the 
Sea lines or the Military Hospital and Cemetery. However, the site is located 
within the historic edge of the shoreline, not within the beach sands, and so 
pre-colonial and early colonial graves are not considered likely. Further, the 
Military Cemetery was positioned some distance from the site, and excess 
burials are unlikely to be found on Erf 14888 related to that graveyard. 

4.2.5 Built infrastructure on Erf 14888

The utilisation of the site initially for the Powder Magazine, and later the 
Government Store could be represented archaeologically in remnant features 
below the current tarred carpark surface, and these would hold some age 
and rarity significance. Any archaeological traces of the 1950s use of the site 
as a railway siding are not likely, and would not be significant nor warrant 
recording or assessment.

Construction on the railway line from Cape Town to wellington began in 
1859. The alignment, configuration and extent of the railways has undergone 
extensive change through time. However these changes did not affect Erf 
14888 until well into the C20th when the site became explicitly linked to the 
railways to its north, rather than the woodstock and the City to its south. From 
the 1950s, railway platforms, warehouses and other features are visible on the 
site  The majority of these structures were likely fairly informal, and all were 
demolished in the 1960s to make way for the flyovers of the Foreshore Plan.

4.3 Anticipated impacts 

Any archaeological resources relevant to the site are currently below ground 
surface, and it is not possible to exclude the presence of one or more elements 
of the history of the site being represented in archaeological material on site. 

The property could potentially hold contain archaeological material from pre-
Colonial times, although it is unlikely that these will be of much significance, 
given the longevity of development on the site which would have caused 
substantial disturbance to any such remains. Historic period remains, including 
breastwork, batteries and forts of the Sea lines, the Military Hospital and 
Cemetery, the Old Powder Magazine and the Government Store, could occur 
on site, and these features are of moderate to very high significance. There is 

a slight chance that the site could contain human remains, given that burials 
are known to be associated with the Military Hospital Cemetery, although 
these are likely to have been confined to the cemetery, which was exhumed 
in the 1920s. Any informal burials, or any pre-colonial burials, are more likely 
to be located within the sand of the historic woodstock beach which was 
north of the railway lines.

impacts to intact pre-colonial sites and /or features of high significance are 
not anticipated. The uncovering of historic structural remains or building 
footings is possible, and, where these intersect with foundations trenches 
required for the construction of multi-storey apartments, impacts could 
include the complete destruction and removal of intact historic features. it 
is not anticipated that burials will occur on this property, but the possibility 
of this cannot be entirely discounted. Should burials occur on site, and be 
uncovered as part of trenching for the development, impacts will be very 
high. 
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5.0 SOCial HiStORy StuDy

Extract: For full Social History Study, see Annexure F

5.1 Current Social Context: Receiving Environment

The two city blocks facing on to the site differ from each other in period, 
architectural form and social character. Four storey Castle Mews at 16 
Newmarket Street, built c1900, is a sectional-owned building with small, service 
businesses on the street facing ground floor and apartments accommodating 
operations such as specialist workshops, architects, engineers, tech 
development and retail store offices on the upper floors. The neighbouring 
building, The District, completed 2006, is a company-owned corporate head 
office, with up-market rentable office space. Neither are particularly high-
volume employers.

Continuing along Albert Road into woodstock, the buildings are occupied 
by a range of tech, engineering, light industry and commercial concerns, 
where employees can be expected to include balanced mix of administrative 
workers, skilled labour, and support staff such as cleaners, drivers and security 
personnel. 

The immediate area, with its coarse grain, large footprint commercial and 
industrial buildings along the south side only, has a low-residential component 
and is predominantly used by day-time only office workers, with the area 
becoming vulnerable to night-time opportunistic crime. Newmarket Street, 
itself, is a two lane road with central island, well served by public transport 
(minibus taxis and MyCiTi buses) and not conducive to pedestrian movement. 
it has no natural gathering areas for pedestrians - kiosks, food outlets or street 
cafés - and conveys as sense of pedestrian exposure and insecurity. 

Once Newmarket Street transitions to Albert Road woodstock, the area 
becomes dense with fine grain buildings accommodating a mix of small 
businesses and residences. This is a very low income area, with residents 
vulnerable to the impact of land value increases of gentrification. 

Newmarket Street towards the city and its transition to Strand Street is 
dominated by the freeway flyovers, with security controlled parking beneath, 
and has no other built infrastructure. This is a pedestrian hostile area and 
does not provide a natural connection to the city. 

5.1.1 Social infrastructure

The receiving environment of woodstock and District Six has, for over 200 
years, been a centre for financially marginalised families. As such, the existing 
social infrastructure is well suited to vulnerabilities experienced by people 
with low income. 

 - Transport infrastructure: Public transport with MyCiTi bus lines along 
Newmarket and Hanover Streets; access to central railway station to all 
areas; central taxi rank and bus station; easy road access to the N2 freeway.

 - Schools and colleges:  At least two pre-primary schools, four primary 
schools, and four secondary schools located in District Six and woodstock. 
Traditionally, these cater to low-income families and provide social and 
family support systems. Tertiary education is available at Cape Peninsula 
university of Technology primary campus in District Six; several subject-
specific training colleges in woodstock. 

 - Health services: Access to Groote Schuur Hospital and (small) Chapel Street 
clinic.

 - Community centres and facilities: include the woodstock Community Hall; 
Central library. The Good Hope Centre, which until 2016 was used as a 
community centre for cultural and sporting events is now under a private 
lease.   

 - Religious institutions: The immediate area is served by at least three mosques 
and numerous churches of various denominations, many of which survived 
the destruction of District Six.

 - Parks and recreation: Trafalgar Park, Rutger Park.

5.1.2 Gentrification

Gentrification generally describes the rehabilitation of working class and 
derelict housing and the consequent transformation of an area into a middle 
class neighbourhood. The key social feature is one of population replacement, 
an “invasion” by middle class groups into working class neighbourhoods, a 
change in land tenure from rental to ownership, and a rise in property value 
(Garside 1994). “it is ‘simultaneously a physical, economic, social and cultural 
phenomenon’” (ibid: 43).

woodstock, traditionally a socially stable, racially mixed working class 
neighbourhood, has been under pressure of gentrification from the late 1980s, 
the result of a complex mix of apartheid government  policy, market forces 
and its location close to the city. Albert Road, which became particularly 
vulnerable, has been most impacted by this effect. 
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Figure 39.  Site: 14448-0-1 Newmarket Street (image: Google Earth)
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The rehabilitation associated with gentrification is not a bad thing itself, 
provided that “population replacement” is avoided with the provision of 
appropriate affordable family accommodation in situ, and the impact to 
existing social networks is mitigated. 

The trajectory of property purchase prices in Castle Mews (facing the site) 
from the late 1990s demonstrates the change to woodstock west, from its 
place of extreme vulnerability in the early 1990s through to redevelopment 
and gentrification. The average sale price on a Mews apartment has grown 
steadily from R100 000 in year 2000, reaching R4.8 million in 2020 (Property24).

The proposed development is well-positioned to knit these vulnerable 
environments—woodstock and District Six—together, to establish an area of 
integrated and accessible social infrastructure. 

5.2 Applicable Policy

Social Housing is governed by the Social Housing Act, 2008 (Act 16 of 2008) 
(SHA) and aims to provide well-located housing and ensure that it remains 
accessible as rental accommodation. 

5.2.1 Spatial Planning and land use Management (SPluMA)

Stated objectives of SPluMA  (Act 16 of 2013 ) address the legacy of 
apartheid as experienced through spatial segregation, land dispossession 
and economic exclusion. They include the following, which are served by 
well-located, urban social housing:

 - “ensure that the system of spatial planning and land use management 
promotes social and economic inclusion” (SPluMA 3(b));

 - “promote social inclusion, spatial equity, desirable settlement patterns, 
rural revitalisation, urban regeneration and sustainable development” 
(SPluMA 8(2)(b)).

5.2.2 Draft inclusionary Housing Policy Framework

The objective of the western Cape Government inclusionary Housing Policy 
Framework is to generate “more opportunities for people to live in better 
locations.” (wC Government 2021). it implements policy that will oblige 
property developers to provide affordable housing at prices below those 
targeted by their development and applies where there is strong land value.

A primary objective is to address the spatial inequality that resulted from 
apartheid and attend to the economic exclusion currently impacting the 
availability of low-cost accommodation. This is particularly relevant to 
the social-historic conditions of the site, which bore witness to the land 
dispossession of District Six and the current impact of rising urban land value 
felt by low income families in woodstock.

inclusionary housing can be a mixed market model that involves partnership 
between a Social Housing institution (SHi) and a developer. The SHi is 
responsible for providing high-quality, affordable rental stock in well-located 
areas. An important component, is the creation of  affordable housing that 
is restricted from entering the open market so that it remains accessible to 
low-income people so as to achieve social integration and socio-economic 
spatial justice.

5.2.3 Municipal Spatial Development Framework (MSDF)

Cape Town’s MSDF of April 2018 revisits issues of equity and housing, and notes 
that “Connected, inward growth is the most cost-effective way of reducing the 
social and economic costs of the current inefficient urban form.” (MSDF: xii). 

it rescinds earlier policies focussing development on the city periphery, and 
restates the intent to introduce “affordable housing and social housing in Salt 
River and woodstock as a precursor to a comprehensive inner city housing 
programme” (MSDF: 85). 

Figure 40.  woodstock 10 year average property sales price increase (image: Property 24)
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1790: 
•	Edge of the shore, part of a sandy 

beach, a place for fishing from pre-
history through early ship landings.

•	a site of conflict and contestation well 
into the colonial settlement period

•	Construction of large scale defensive 
infrastructure needed workforce 
of servant and enslaved people 
needing water, food, shelter and 
waste management. 

1818
•� Rapid growth & development 

following British Colonial takeover
•� Wholesale “New market” 

established, high volume ox wagon 
traffic,	workplace	for	enslaved	
people (drivers, wranglers, haulers).

•� New land grants for agriculture 
made on the “buitenkant” - the 
lower slopes above the site.

1862:
•� abolition of slavery 1834/1838, pressure 

for housing: business elite used slave 
compensation funds to build low cost 
rentals - development of Kanaladorp, 
forerunner of District Six

•� 1820 to 1840: quadrupling of arrivals to 
the colony of all classes

•� 1867 railway severed residential 
Woodstock and District Six from the sea.

1900:
•� Intensified	industrialisation,	

expanding  working class 
population in lower Woodstock, 
which merges with City

•� industrially developed: artisans, 
traders and labourers.

•� Family focussed, social 
infrastructure with schools, religious 
institutions and sports facilities

1926:
•� District Six densely built,
•� low income employment at expanded 

railway and port facilities 
•� Fresh vegetables market at Newmarket 

a place of employment and services for 
residents of District Six: afternoon retail 
sales and informal after hours trade. 

1944:
•� Slums act No. 53 of 1934 enforced 

race component of Housing 
act  1920. impact on District Six: 
displaced low income tenants, and 
demolitions

•� military Hospital demolished, 
redoubts demolished for foreshore 
land reclamation

•� lower Woodstock and City merge

graphics adapted from Pistorius et al. 2002

1968:
•� group areas act (1950) and Reservation 

of Separate amenities act (1953) 
entrenched racial segregation and 
forced removals.

•� 1966 declaration of District Six above the 
Boulevard as a White group area.

•� Demolition to allow construction of 
Nelson mandela Boulevard extended 
deeper into the District, gutting the social 
core of the City

1992:
•� District Six south west above/west 

of Nelson mandela Boulevard 
largely demolished

•� Religious institution buildings 
remain

•� good Hope Centre; CPut built
•� lower District Six merges with lower 

Woodstock
•� Hanover Road reconstructed

OvERviEW OF SOCiO-HiStORiC EvOlutiON
See Social History in Annexure G for full study.



Newmarket Social Housing, Woodstock, Erf 14888-0-1 Rennie Scurr Adendorff  16 November 2021 Phase 1 HIA 35

5.3 Site Context: Recent Social History

Erf 14888-0-1 is a brownfield site. Now vacant, it has been the location of 
store rooms and infrastructure owned by the government of the time, since 
the 18th century. it has something of a liminal location: on the edge of the 
original sea shore, just inside the early defences, just outside the city, on the 
edge of District Six, just beyond woodstock, beside the railway, beyond the 
residential, commercial and business blocks. The site, as described by its erf 
boundaries, has no one defining socio-historic role or characteristic.

However, this location provides the perfect opportunity to play a role in 
knitting together the socially fractured precincts that surround it: District Six, 
Albert Road woodstock and the Foreshore.

5.3.1 Apartheid and the Group Areas Act (1950)

The Group Area Act (GAA) affected the dense residential areas of District Six 
and woodstock in dramatically different ways.

The 1950s were a period of intense urban development and change. The 
onset of Modernism in urban planning, which sought to use the organisation of 
the built environment to separate activities—working, dwelling, recreating—
coincided with and served the Grand Apartheid spatial plan of segregation. 

The Foreshore scheme, urban renewal projects and Eastern Boulevard had 
a devastating impact, severing the powerful grid connecting District Six, 
woodstock and the City. This coincided with the 1966 declaration of District 
Six above the Boulevard as a white Group Area. in 1968 demolition, which 
had already cleared a path for the freeway, began to flatten the rest of the 
District, gutting the social core of the City. 

in woodstock, the implementation of the GAA separated the suburb into 
two sectors: upper, declared white Group residential, and lower, which 
comprised the industrial, warehousing and residential row houses. Despite 
being predominately occupied by people then classified coloured, it  became 
a “controlled area”, which allowed it to remain racially mixed (Garside 1994). 
From 1976 to 1978 the area was assessed for declaration for the Coloured 
Group, however, the residents campaigned successfully to keep it mixed. 
This sequence of events was repeated in 1986/1987. However, this caused 
uncertainty for the future and ultimately had the effect of destabilising the 
social structure of the area.

5.3.2 Separate Amenities and Services

The Reservation of Separate Amenities Act (1953) legalised the racial 
segregation of public buildings and premises and affected development 
and use of new infrastructure. 

The Good Hope Centre, started in 1964 on the remainder of the Newmarket 
site, was built to function as a show-piece exhibition hall and conference 
centre, augmenting the city’s urban core of the City Hall, Grand Parade and 
transport hub with the new central station completed 1966/1967. However 
by the time of completion in 1977 its context was vastly changed with 
the destruction and clearing of District Six well underway, and usage was 
impacted by segregation legislation. Despite this, it did function for many 
years as a community centre for events held by former District Six residents, 
until the Athlone Stadium, expanded in 2010, fulfilled that role. it retains strong 
associational value for many and although it is currently under a private 
lease from the City, has the capacity to be integrated into the social facilities 
of the development site’s wider location.

Figure 41.  Group Areas Act working map shows 1965 proclamation of the Foreshore and part 
of District Six as white Area and 1966 proclamation of the majority of District Six. 
walmer Estate and portions of woodstock are marked as proclaimed Coloured 1975; 
woodstock was effectively a Controlled Area. Site area circled in white. (image: CoCT 
Historical Maps Collections)
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Figure 42.  1945 prior to Apartheid, Group Areas legislation and the clearing of District Six, shows the socio-spatial relationships of the site to the immediate residential area and places of 
employment. Newmarket, the railway goods yards, coarse grain of warehouse and workshop buildings along Sir lowry Road, and the Central Business District. (images:  Aerial NGi 
1945_203A_06_00510; photos Jan Greshoff in Greshoff 2021)
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Built from 1979 on land cleared following the forced removals of District Six, 
the Cape Technikon was a dedicated campus for white students, operating 
in terms of the Separate Amenities Act.

 Now called Cape Peninsula university of Technology (CPuT), it is a merger of 
Cape Technikon and the Peninsula Technikon established in the 1960s to cater 
to people classified coloured. For many, the physical structure represents an 
“alien insertion” that has dominated the landscape. its placement shows 
no regard for the historic street pattern of the District (Pistorius et al. 2002). 
However, CPuT has the potential to be integrated as a dynamic core to the 
restructuring and redevelopment of District Six.

5.3.3 Restitution and Redevelopment

Group Areas was abolished in 1991. A population of 30,000 in District Six in the 
1960s was reduced to just 4,000 by 1995, representing a drop in population 
density from 326 people per hectare, to just 54.

The total number of built properties pre-1960s demolition was reduced 
from 3695 to 580 in 1995, a density reduction of 45 dwelling per hectare to 
just 6 (Pistorius et al. 2002). These numbers are represented graphically as 
percentages below.

woodstock suffered 1980s neglect resulting from its uncertain racial status. 
The collapse of the textile industry also impacted residents and businesses. 
vacated and run down property was bought by landlords and developers 
opting to benefit from woodstock’s proximity to the CBD, and a period of 
vulnerability gave way to both the good and bad impacts of gentrification:  
regeneration, but also displacement. Social integration, an essential element 
of woodstock’s cultural and living heritage is under threat and needs to be 

positively addressed in its urban development.

The various comprehensive studies undertaken to inform the redevelopment 
of District Six (Pistorius et al., le Grange, Mammon) have urged that the urban 
principles which first built District Six and woodstock should be observed in 
the reconstruction plans. These are the patterns of city building such as scale, 
texture, grain, access, permeability, variety, transitional spaces, mixed uses, 
that respond to extended family and social networking.

5.4 Social History and living Heritage

5.4.1 National Heritage Resources Act

in its preamble, the NHRA positions itself as a vehicle “to enable and 
encourage communities to nurture and conserve their legacy so that it may 
be bequeathed to future generations.” it identifies heritage as having the 
capacity to facilitate “healing and material and symbolic restitution”. (NHRA 
Preamble)

This is an acknowledgement of the social responsibility of heritage law and 
its implicit role in the redress of dispossession that resulted from colonial 
and apartheid legislation. The social history of the site, and its proposed 
development should therefore be examined with an appreciation of its 
capacity to contribute to a more just future.

5.4.2 Cultural Heritage Strategy 2005 (CHS)

The site, now vacant, has been in use - constructed and occupied - for two 
hundred years. while it has little or no intrinsic social or intangible significance, 
its position in the urban landscape does. 

The CHS, part of the City of Cape Town’s integrated Metropolitan 
Environmental Policy (iMEP), identifies the context of a site as both social 
and spatial, and social memory as an important element of the cultural life 
of a place. Perceptions and experiences of individuals are formed by place, 
and by the wider social context of relationships such as “friendships, kinship, 
employment, debt, power, enmity and passion” (Nasson in Garfield 1994). This 
value - social spatial connections - should be considered by the proposed 
development. 
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5.5 Social History indicators

5.5.1 Social inventory

A social inventory is an assessment of the social heritage qualities of the 
wider location, the resources that engender a supportive environment, and 
conditions that threaten viability.

5.5.2 Social Cohesion

 - Both woodstock and District Six have acquired a rich, now largely lost and 
almost mythic, memory of social and cultural interaction. 

 - The conditions of high urban density contributed to a fertile ground for the 
generation of economic, social and cultural opportunities (Pistorius et al. 
2002). 

 - Both woodstock and District Six were able to support a diverse and complex 
range of activities and services. 

 - Buildings accommodated families, businesses and general amenities 
allowing for a high degree of convenience and accessibility. 

 - These social, economic and cultural networks were shown to be essential 
survival strategies for the working class and contributors to social cohesion.

5.5.3 Sense of Place

 - The sense of place in the role of memory and collective nostalgia  - a 
yearning for a remembered past - is experienced both in woodstock 
and District Six. 

 - Particularly profound in District Six because of its dramatic 
destruction, it is manifest in numerous memoirs, the arts (fiction, 
music, visual art). This creates a strong, place-based community 
identity, social bonds, and a spirit of support and sharing.

 - The physical qualities contributing to sense of place include the 
active use of communal and public space (dwellings being too 
small and crowded for play or gathering).  

 - Active use brings with it some passive surveillance and safety. 
 - Other features contributing to a sense of place include the presence 

of the mountain, and connections to Grand Parade and Trafalgar 
Park.

5.5.4 Community and Restitution

 - The spatial proximity to District Six gives any development on the 

site the opportunity for social engagement with the wider redevelopment 
programme.

 - Redevelopment will return a strong residential quality to the City centre.
 - The reintroduction of a residential society can contribute to the economic 

and cultural vitality of the City.

5.5.5 Current Conditions

 - Shortage of economically accessible and suitable urban housing, in part 
resulting from gentrification and economic exclusion in woodstock, and 
the slow rebuilding of District Six

 - Poor safety and security resulting from the city centre’s shift westwards 
towards Greenpoint and the waterfront, the poor use of PRASA railway 
land, the non-residential nature of the area. 

 - limited social cohesion with not many stable, generational, long-term 
places of dwelling and places of work.

 - limited employment affecting hyper-local economics, particularly following 
the economic impact of Covid-19 on the city centre’s retail, tourism and 
entertainment industries and informal support services.

 - High level of homelessness, food insecurity and the associated negative 
social impacts, affecting the immediate area.
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Figure 43.  Social inventory
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5.6 Social Resources of the Receiving Environment

5.6.1 value of the Receiving Environment

 - Proximity to primary public transport nodes: central train station, bus depot 
and taxi rank.

 - Proximity to a range of commercial facilities: low-price supermarkets, small 
east city businesses, outdoor markets and street traders.

 - Proximity to civic services: Central library, public swimming baths, hospitals 
and clinics.

 - Proximity to religious institutions: mosques, churches of a wide variety of 
denominations.

 - Proximity to schools and tertiary institutions.
 - Access to employment opportunities in business, hospitality, industry, 

proximity to CBD, port, waterfront; densely occupied, financially secure 
City Bowl residential sector.

5.6.2 Opportunities of the Receiving Environment

 - Potential to restore physical, social and visual connection to victoria Road, 
District Six and the CBD

 - Potential to add significant quantity of affordable housing
 - integration of new mixed use facilities with offerings of the wider area
 - Medium (5 storey) to high rise (8 storey) residential accommodation
 - Natural environmental conditions: underground water
 - invert the liminal quality of being “just beyond” the City, D6, woodstock by 

reinforcing the location as a gateway or as a central hub.  

5.6.3 Constraints of the Receiving Environment

 - Somewhat strangled and isolated by road and rail network.
 - Site is located in a car oriented space - a hostile pedestrian environment.
 - Hostile south east wind.
 - Hostile railway and freeway: physical barriers, noise and pollution.
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5.2  Social Resources of the Receiving Environment

5.2.1 Value of the Receiving Environment

 - Proximity to primary public transport nodes: central train station, bus 
depot and taxi rank.

 - Proximity to a range of commercial facilities: low-price supermarkets, 
small east city businesses, outdoor markets and street traders.

 - Proximity to civic services: Central Library, public swimming baths, 
hospitals and clinics.

 - Proximity to religious institutions: mosques, churches of a wide variety of 
denominations.

 - Proximity to schools and tertiary institutions.
 - Access to employment opportunities in business, hospitality, industry, 

proximity to CBD, port, Waterfront; densely occupied, financially secure 
City Bowl residential sector.

5.2.2 Opportunities of the Receiving Environment

 - Potential to restore physical, social and visual connection to Victoria 
Road, District Six and the CBD

 - Potential to add significant quantity of affordable housing
 - Integration of new mixed use facilities with offerings of the wider area
 - Medium (5 storey) to high rise (8 storey) residential accommodation
 - Natural environmental conditions: underground water
 - Invert the liminal quality of being “just beyond” the City, D6, Woodstock 

by reinforcing the location as a gateway or as a central hub.  

5.2.3 Constraints of the Receiving Environment

 - Somewhat strangled and isolated by road and rail network.
 - Site is located in a car oriented space - a hostile pedestrian environment.
 - Hostile south east wind.
 - Hostile railway and freeway: physical barriers, noise and pollution.

Figure 21. Social resources

Figure 44.  Social resources
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5.7  Social indicators to Development 

 - The site lies within the Foreshore precinct in terms of administrative 
boundaries, however, it is spatially embedded in District Six and should be 
viewed in social relationship to that redevelopment. 

 - its position on the potential activity corridor of Albert Road woodstock, 
which is currently socially hostile, should be considered as an important 
social design indicator.

5.7.1 indicators for a Socially Enabling Environment

 - Facilities should be prioritised for multi-generational families and extended 
family groups.

 - Provide for the support network for single working parent families (spaces 
for use as crèche, after school, safe spaces). 

 - work from home and mixed-use facilities to enable residents to provide 
services and develop businesses.

 - Social integration and safety - “know your neighbour”: De-mass the living 
experience with small groups/clusters of dwellings sharing an entry point 
and circulation.

5.7.2 Physical and Spatial indicators

Context: 
 - The site occupies a potential “urban gateway” position and has the 

capacity to be woven into lower woodstock and District Six.
 - Establish accessibility: easy pedestrian access to work, schools, community 

facilities; safe, well-lit connections.
 - Consider modes of movement: baby-carriage, wheelchair, skateboard 

and bicycle.
 - Any development should consider and respond to the redevelopment 

plans for District Six. 
 - it should connect spatially with District Six via Russell Road artery.
 - Proximity to CPuT should be exploited with safe pedestrian access. 
 - Establish strong, safe pedestrian connection along Newmarket/Strand 

Street to access public transport depot and CBD.
 - Establish strong pedestrian connections to Sir lowry Road/victoria Road 

artery. 

Site:  
 - Design in response to conditions of: 

 - noise and air pollution from freeway and railway
 - south east wind
 - mountain views
 - north light
 - port views

 - Respond to the historic street grid with small urban blocks, active “streets”, 
pedestrian scale grid, permeable edges.

 - Resurface buried water course beneath Russell Road; integrate into 
communal garden space.

 - Mixed-use buildings, express different functions on the exterior.
 - variety of spaces: arcades, balconies, recesses and projections. 
 - Articulated/chamfered corner for safer street-level space and gathering 

places.
 - Transitional spaces: private - semi-public/neighbour - social public/block.
 - visual connection between private and public realm to facilitate safe 

contact and interaction.

5.7.3 Accommodation and dwellings:

Create a wide range of accommodation types.
 - Family apartments for extended families.
 - integrated accommodation (linked units) for multi-generational families.
 - Standard size and micro apartments.
 - Group the apartment types to facilitate social interaction and support.
 - Opportunities for small scale economic activity;  shared-use business 

premises with low overhead.

5.7.4 Communal facilities:

 - integrated, shared-use facilities (eg. crèche, after school hub, teen games 
room, pensioner activity room).

 - inter-connected outdoor play spaces catering to: toddlers, teens, families, 
elderly.

 - inner urban furniture to rest: steps, low walls, areas of distinct character.
 - workshop facilities: shared-use/low rental for artisan manufacturing spaces.
 - Storage and lockers: tool/supplies storage facilities for trades people and 

artisans. 
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Figure 45.  Social living: Small dwellings in high density places require well-functioning, safe, comfortable outdoor spaces for play, exercise, socialising, hobbying.

Figure 46.  Social living: High volume urban accommodation needs easy, low cost access to opportunities for transport, work, health, education, social, religious, play activities. 
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6.0 uRBaN DESigN aSSESSmENt

Extract: For full Urban Design Assessment, see Annexure G

6.1 Site Assessment: Cultural landscape of the Site

A site assessment is vital in understanding the role and potential of the site 
within its broader context. it needs to occur at a variety of scales, and the 
information resulting from the site assessment directly informs the key heritage-
based townscape indicators.

unlike a pure urban design analysis, a heritage-based townscape analysis is 
primarily concerned with ensuring contextually-appropriate design responses, 
and does not deal as extensively with issues of urban regeneration and 
“visioning” as a traditional urban design response. The focus is on ensuring 
sufficient urban consistency within the context, ideally framing the townscape 
parameters within which the urban design vision can be realized.

6.2 Site location and Context

The site is located on the edge of Cape Town’s Central Business District (CBD), 
in the inner-city suburb of woodstock. As such, it shows a degree of high 
density and mixed-use that is directly related to its centrality within the wider 
metropolitan area. The site is located close to major transport infrastructure: 
the main railway lines into Cape Town edge the site to the north, and the 
Strand Street on- and off-ramp from Helen Suzman Boulevard define the edge 
of the site to the west. The highway also provides a clear “gateway moment” 
along Stand-Newmarket Street, and defines the transition into and out of the 
central city. Historically, the toll into the city was located at Trafalgar Park. 

Therefore, the site forms part of an interesting threshold precinct, or urban 
“pocket”, between a more modern gateway element (the elevated freeway) 
and a more historical gateway, at the Hollandse Redoubt/bus station site, as 
well as at Trafalgar Park (Figure 47). 

within this “pocket”, the urban fabric is highly ordered by the narrowing 
together of the primary roadways, namely victoria Road, Albert Road/
Newmarket Street and the highway system. Newmarket Street itself functions 
as a primary arterial route within the city (Figure 48).

Major cultural and historical sites within the vicinity of the site include the 
Castle, the Good Hope Centre and District Six. Several historic religious 
buildings, as well as the park itself, add to the civic and historical landscape 
(Figure 49).

in recent years, there has been a revitalization of the immediate area with 
significant new developments, mainly introducing office space. To the east 
of Trafalgar Park, extensive new residential development has occurred. 
The scale and quality of investments in the area have led to it becoming a 
more vibrant and sought-after inner-city area, but is also changing its urban 
character, and sometimes creating difficulty for the receiving community 
(Figure 50).

The immediate site and its surrounds are not defined by residential 
development, either historically or recently. 
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as a primary arterial route within the 
city (Figure 3).

Major cultural and historical sites 
within the vicinity of the site include 
the Castle, the Good Hope Centre 
and District Six.  Several historic 
religious buildings, as well as the park 
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of investments in the area have led 
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also changing its urban character, 
and sometimes creating difficulty for 
the receiving community (Figure 5).

The immediate site and its surrounds 
are not defined by residential 
development, either historically 
or recently.  See section 2.3 for a 
character analysis.
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Figure 2: The site, shown in pink outline, is divided from the 
surrounding urban fabric by highways, railways and Trafalgar Park.  
There are a few “gatway moments” where access to this pocket can be 
obtained from the surrouding fabric,

Figure 47.  The site, shown in pink outline, is divided from the surrounding urban fabric by highways, 
railways and Trafalgar Park. There are a few “gateway moments” where access to this 
pocket can be obtained from the surrounding fabric, (image: Abrahamse 2021: 4)
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Figure 3: The site, shown in pink outline, is located along a major east-
west arterial route - Newmarket and Albert Road.  Victoria Road forms 
a similarly higher-order route, while Chapel Street will perform a local 
east-west connecting role with the development of District Six.

Similarly, Russel Street will become a primary north-south linking street 
once District Six is developed.
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Figure 4: Major cultural/academic sites are shown in black.

RECENT DEVELOPMENT IN THE AREA
1)  The District, 41 Sir Lowry Road.  Office/commerical development, 8 stories.
2)  Tramways, Corner Seale and Victoria Streets.  Office/commerical development, 8 stories.    
3)  Woodstock Quarter, Victoria Road.  Mixed-use residential, 8 stories.
4)  Iron Works, Victoria Road.  Mixed-use residential, 8 stories.
5)  The Woodstock Exchange (WEX) (66-68 Albert Road) mixed use residential development.
6)  1onAlbert: 9 storey mixed use residential development currently under construction.
7)  WEX1 (85 Albert Road) 9 storey mixed use residential development.
8)  The Woodstock (76 Albert Road) mixed use commercial art gallery with an 8-storey apartment block (not yet approved).
9)  WEX2 (80-88 Albert Road) 8 storey mixed use residential development (not yet approved).
10) 08Albert, 7 storey office/commerical development, under construction.
11) 21 Albert Road. 9 storey mixed use residential development (not yet approved).
12) The Woodstock Foundry - studio and retail spaces.
13) The Palms, 8 storey retail and office spaces.
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Figure 48. The site, shown in pink outline, is located along a major eastwest arterial route - 
Newmarket and Albert Road. victoria Road forms a similarly higher-order route, while Chapel 
Street will perform a local east-west connecting role with the development of District Six. Similarly, 
Russel Street will become a primary north-south linking street once District Six is developed. 
(image: Abrahamse 2021: 5)

Figure 49.  Major cultural/academic sites are shown in black. (image: Abrahamse 2021: 6)
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RECENT DEVELOPMENT IN THE AREA
1)  The District, 41 Sir Lowry Road.  Office/commerical development, 8 stories.
2)  Tramways, Corner Seale and Victoria Streets.  Office/commerical development, 8 stories.    
3)  Woodstock Quarter, Victoria Road.  Mixed-use residential, 8 stories.
4)  Iron Works, Victoria Road.  Mixed-use residential, 8 stories.
5)  The Woodstock Exchange (WEX) (66-68 Albert Road) mixed use residential development.
6)  1onAlbert: 9 storey mixed use residential development currently under construction.
7)  WEX1 (85 Albert Road) 9 storey mixed use residential development.
8)  The Woodstock (76 Albert Road) mixed use commercial art gallery with an 8-storey apartment block (not yet approved).
9)  WEX2 (80-88 Albert Road) 8 storey mixed use residential development (not yet approved).
10) 08Albert, 7 storey office/commerical development, under construction.
11) 21 Albert Road. 9 storey mixed use residential development (not yet approved).
12) The Woodstock Foundry - studio and retail spaces.
13) The Palms, 8 storey retail and office spaces.
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Figure 5A: The scale and quality of investments in the area have led to 
it becoming a more vibrant and sought-after inner-city area, but is also 
changing its urban character, and sometimes creating difficulty for the 
receiving community.

Figure 5B: The District Building, opposite the site.
(Source: https://www.commercialspace.co.za/properties/district/).

5E: The Palms redevelopment.
(Source: https://www.
property24.com/to-rent/
woodstock/cape-town/western-
cape/10164/110418799).

5C: The Tramways redevelopment.
(Source: Swish Property Group).

5D: Woodstock Quarter.
(Source: Swish Property Group).
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Figure 5A: The scale and quality of investments in the area have led to 
it becoming a more vibrant and sought-after inner-city area, but is also 
changing its urban character, and sometimes creating difficulty for the 
receiving community.

Figure 5B: The District Building, opposite the site.
(Source: https://www.commercialspace.co.za/properties/district/).

5E: The Palms redevelopment.
(Source: https://www.
property24.com/to-rent/
woodstock/cape-town/western-
cape/10164/110418799).

5C: The Tramways redevelopment.
(Source: Swish Property Group).

5D: Woodstock Quarter.
(Source: Swish Property Group).

Figure 50.  The scale and quality of investments in the area have led to it becoming a more 
vibrant and sought-after inner-city area, but is also changing its urban character, and 
sometimes�creating�difficulty�for�the�receiving�community.�(Image:�Abrahamse�2021:�7)

The District Building, opposite the site.
(Source: https://www.commercialspace.co.za/properties/district/).

The Tramways redevelopment.
(Source: Swish Property Group)

Woodstock�Quarter.
(Source: Swish Property Group).

The Palms redevelopment.
(Source: https://www.
property24.com/to-rent/
w o o d s t o c k / c a p e - t o w n /

westerncape/
10164/110418799).
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2.3 Character of the Context

Although close to the CBD and many notable civic and historical sites, and 
the “pocket” itself constitutes a mature and layered piece of urban fabric, 
the precinct within which the subject site is located has many negative urban 
characteristics.  

- Firstly, the railway lines to the north and elevated freeway that encircles 
the precinct to the west and south create inactive edges and barriers 
that divorce the pocket from surrounding uses and fabric to the north, 
west and south.  

- The precinct and its edges have also seen a substantial amount of 
demolition of historic building fabric, associated with the introduction 
of the freeways and with the demolitions at District Six.  

- Many sites have been consolidated to accommodate industrial uses 
in the 20th century, with long and high walls along the street edges.  
This particularly impacts the narrow laneways that run between Victoria 
Road and Newmarket Street, which are very hostile pedestrian spaces.

- There is no predominant architectural character in the precinct, which 
instead “reads” as a collage of different building types and typologies 
from different eras.  There is a notable and interesting juxtaposition of 
Victorian-era and modernist industrial buildings.

- It is also important to note that Newmarket Street is “one-sided” 
until it passes Gympie Street, on the opposite side of Trafalgar Park/
the Hollandse Redoubt site.  The development of the subject site is 
the only opportunity to introduce built fabric on the seaward side of 
Newmarket Street.

- The industrial nature of many of the buildings means that the response 
to the main “high streets” of Victoria and Newmarket is relatively 
poor, as compared to the area further towards Salt River.  There are 
no pedestrian canopies and few ground-level retail shops within the 
precinct.

All of this results in an urban pocket with fairly poor and hostile edge conditions.

Figure 6A: Highway forms a hostile edge.

Figure 6B: Demolitions in c1960s (UCT Library)Figure 6C: Solid walls create negative edges.

Figure 6D: Industrial edges and fine-grain. Figure 6E: Inactive street edges.

6.2.1 Character of the Context

Although close to the CBD and many notable civic and historical sites, and 
the “pocket” itself constitutes a mature and layered piece of urban fabric, 
the precinct within which the subject site is located has many negative 
urban characteristics.

 - Firstly, the railway lines to the north and elevated freeway that encircles 
the precinct to the west and south create inactive edges and barriers that 
divorce the pocket from surrounding uses and fabric to the north, west 
and south.

 - The precinct and its edges have also seen a substantial amount of 
demolition of historic building fabric, associated with the introduction of 
the freeways and with the demolitions at District Six.

 - Many sites have been consolidated to accommodate industrial uses in 
the 20th century, with long and high walls along the street edges. This 
particularly impacts the narrow laneways that run between victoria Road 
and Newmarket Street, which are very hostile pedestrian spaces.

 - There is no predominant architectural character in the precinct, which 
instead “reads” as a collage of different building types and typologies 
from different eras. There is a notable and interesting juxtaposition of 
victorian-era and modernist industrial buildings.

 - it is also important to note that Newmarket Street is “one-sided” until it 
passes Gympie Street, on the opposite side of Trafalgar Park/ the Hollandse 
Redoubt site. The development of the subject site is the only opportunity 
to introduce built fabric on the seaward side of Newmarket Street.

 - The industrial nature of many of the buildings means that the response to 
the main “high streets” of victoria and Newmarket is relatively poor, as 
compared to the area further towards Salt River. There are no pedestrian 
canopies and few ground-level retail shops within the precinct.

All of this results in an urban pocket with fairly poor and hostile edge 
conditions. 

Despite these challenges, the site and its wider context does display some 
positive characteristics:
 - The site is characterised by many mature trees along its edges and within 

its extent.
 - The site is located close to Trafalgar Park, a significant green space within 

the City.
Figure 51.  Character context. (Abrahamse, 2021: 8)
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 - Although under-developed and bisected by busy vehicular routes, the site 
is edged to the west by a series of green, open “left over” spaces that 
connect to the Civic Centre and the Castle, and represent an opportunity 
for a more pedestrian-orientated space.

 - The site enjoys spectacular views of Devil’s Peak, Table Mountain, lion’s 
Head and Signal Hill. it has good views towards the CBD.

 - The scale, massing and form of buildings in the area is strongly influenced 
by the sloping terrain, with smaller, finer and more residential fabric located 
along the upper slopes, and more bulky, mixed-use and taller development 
located between victoria and Newmarket Street.

 - This indicates that there is scope for intensification on the subject site.
 - The site enjoys excellent access to vehicular, railway and public transport 

infrastructure.
 - Because the area is mature, there are several well-developed public 

facilities in the vicinity, including schools, churches, mosques, clinics, and 
a swimming pool.

6.3 Permitted land uses and Recent Development

One of the defining elements of the area is its mixed-use nature with a good 
mix of commercial, retail, residential and industrial/warehouse uses. in recent 
years, there have been several medium-to-high-rise developments in the 
area, largely comprising offices. However, a taller residential development 
is planned along victoria Road. All these developments have capitalized on 
the excellent mountain and sea views that are achieved with taller structures.  

At present, a 25m height datum is largely adhered to.

To the east of the site, along Albert Road, several new developments have 
been realized in recent years, and largely focus on a residential offering.

The entire pocket, excluding the school, is zoned Mixed use 2, which generally 
permits 8 storeys in height. However, some land parcels on the opposite side 
of the highway (westwards) are zoned Mixed use 3, which allows 11 stories
(Figure 52).

The Harbour Arch development, currently under construction to the north of 
the site, is set to be 24 stories in some areas. Six tower structures are planned.
However, this building is located to the west of the highway, within the bounds 
of the CBD. 

6.4 Heritage Aspects

The site is not graded and does not fall within a Heritage Protection Overlay
Zone, nor is one proposed for this area. The rest of the precinct has been 
extensively surveyed from a heritage perspective, and all falls within an 
existing or proposed Heritage Protection Overlay Zone.

it is important to note that the buildings edging Newmarket Street to the south 
have all been graded, and largely have been found to be “Not Conservation
worthy”. Therefore, as a streetscape, Newmarket Street is of low heritage 

significance. However, on closer 
analysis it does display some clear 
patterns and characteristics that are 
important to consider and reinforce:

1. The three-to-four storey height 
datum: Almost all the structures facing 
the street have a clear podium of 3-4 
storeys, and additional height is set 
back above this.

2. The structures all present narrow 
edges to the street, which results from 
long, narrow plots running between 
victoria and Newmarket Streets. This 
results in a relatively fine grain, with 
a lot of façade variation, despite the 
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2.4 Permitted Land Uses and Recent Development

One of the defining elements of the area is its mixed-use nature with a good 
mix of commercial, retail, residential and industrial/warehouse uses.  In recent 
years, there have been several medium-to-high-rise developments in the 
area, largely comprising offices.  However, a taller residential development is 
planned along Victoria Road.  All these developments have capitalized on the 
excellent mountain and sea views that are achieved with taller structures.  At 
present, a 25m height datum is largely adhered to.

To the east of the site, along Albert Road, several new developments have 
been realized in recent years, and largely focus on a residential offering.

The entire pocket, excluding the school, is zoned Mixed Use 2, which generally 
permits 8 storeys in height.  However, some land parcels on the opposite side 
of the highway (westwards) are zoned Mixed Use 3, which allows 11 stories 
(Figure 7).  

The Harbour Arch development, currently under construction to the north of 
the site, is set to be 24 stories in some areas.  Six tower structures are planned.  
However, this building is located to the west of the highway, within the bounds 
of the CBD.

Figure 7: Zoning and height allowances in 
the vicinity of the site.

Figure 52.  Zoning and height allowances in the 
vicinity of the site. (Abrahamse, 2021: 
10)
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structures being quite tall.

3. The laneways and wider streets create a very clear movement order of 
intersecting streets. These laneways also contribute to the resultant finer 
grain.

4. The architecture is largely masonry/masonry-infill on concrete frame, 
plastered and painted.

5. The overall heights vary, but the general gradient is from 4 storeys close to 
the site, to 7/8 stories closest to the Hollandse Redoubt/Bus Depot site.

6. while the industrial sites tend to incorporate a yard along the street edge, 
the most successful buildings edge the street in a “perimeter block” 
arrangement. This is particularly discernible in the case of the 4 storey brick 
victorian building on the corner of Newmarket and Russel Streets.

Dewar and uytenbogaardt also note the following requirements for buildings
facing the primary high streets within woodstock (1997):
 - urbanity
 - Shelter
 - individuality
 - Responsibility to Public Space and
 - Multifunctionality of Space.

Figure 53.  The site, outlined in red, forms part of the proposed Grade 1 District Six area. 
(Abrahamse, 2021: 13)
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2.5 Heritage Aspects

The site is not graded and does not fall within a Heritage Protection Overlay 
Zone, nor is one proposed for this area.  The rest of the precinct has been 
extensively surveyed from a heritage perspective, and all falls within an existing 
or proposed Heritage Protection Overlay Zone (Figure 8).  

It is important to note that the buildings edging Newmarket Street to the south 
have all been graded, and largely have been found to be “Not Conservation 
Worthy”.  Therefore, as a streetscape, Newmarket Street is of low heritage 
significance.  However, on closer analysis it does display some clear patterns 
and characteristics that are important to consider and reinforce (Fig. 9):

1. The three-to-four storey height datum: Almost all the structures facing 
the street have a clear podium of 3-4 storeys, and additional height is 
set back above this.

2. The structures all present narrow edges to the street, which results from 
long, narrow plots running between Victoria and Newmarket Streets.  
This results in a relatively fine grain, with a lot of façade variation, 
despite the structures being quite tall.

3. The laneways and wider streets create a very clear movement order of 
intersecting streets.  These laneways also contribute to the resultant 
finer grain.

4. The architecture is largely masonry/masonry-infill on concrete frame, 
plastered and painted.

5. The overall heights vary, but the general gradient is from 4 storeys 
close to the site, to 7/8 stories closest to the Hollandse Redoubt/Bus 
Depot site.

6. While the industrial sites tend to incorporate a yard along the street 
edge, the most successful buildings edge the street in a “perimeter 
block” arrangement.  This is particularly discernable in the case of 
the 4 storey brick Victorian building on the corner of Newmarket and 
Russel Streets.
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Figure 9: Prevalent streetscape patterns.
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2.6 Relevant Planning and Urban Design Informants

The subject site is highly accessible within the metropolis, and its adjacency 
to the CBD gives it prominence in the City’s planning and urban design 
frameworks.  Because the precinct has seen demolition in the past, there have 
been large-scale urban design frameworks developed for the areas to the 
south and west of it.  

From a purely heritage perspective, the site falls with the South African 
Heritage Resource Agency’s proposed Grade 1 area for District Six (Fig. 10).  
In addition, the site falls outside the proclaimed Heritage Protection Overlay 
Zone running along Victoria Road (Fig. 11).  However, it is located close to 
existing and proposed HPOZ’s, so it is useful to consider the recommendation 
related to these areas, which are that:

New buildings within heritage areas must:

- Be positioned on the site in a way that follows earlier and existing 
patterns of development. The setbacks from boundaries should 
also be consistent with the older fabric.

- The form, volume, massing, scale and height of new buildings 
should be sympathetic to neighbours and follow the general 
patterns of development within the area.

- The choice of colours and materials should be based on the 
traditional colours and materials used in the area.

- The proportions of windows, doors and facades should be 
sympathetic to the proportions used in existing buildings.

- The roofscapes, boundary treatments, landscaping and 
planting should be carefully considered and should follow the 
original patterns of development in the area.

The Woodstock-Salt River Revitalisation Framework (Nisa Mammon and 
Associates with Du Toit and Perrin, June 2002) largely focusses on the area 
to the east of Trafalgar Park, but a major aspect of this framework was the 
proposal for a green link through the park, to Newmarket Street (Fig. 12).  
This proposal has been carried forward into later planning and landscape 
frameworks (CCDS and Trafalgar Park Landscape Plan, by City Think Space 
and Square1).

Figure 10: The site, outlined in red, forms part of the proposed Grade 1 District Six area.

Figure 11: The site (in red outline) falls outside any proclaimed or proposed HPOZ areas.

SITE

SITE

Figure 54.  Prevalent streetscape patterns. (Abrahamse, 2021: 11)
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6.5 Relevant Planning and urban Design informants

The subject site is highly accessible within the metropolis, and its adjacency 
to the CBD gives it prominence in the City’s planning and urban design 
frameworks. Because the precinct has seen demolition in the past, there 
have been large-scale urban design frameworks developed for the areas to 
the south and west of it.

From a purely heritage perspective, the site falls with the South African 
Heritage Resource Agency’s proposed Grade 1 area for District Six (Fig. 53).
in addition, the site falls outside the proclaimed Heritage Protection Overlay 
Zone running along victoria Road. However, it is located close to existing 
and proposed HPOZs, so it is useful to consider the recommendation related 
to these areas, which are that:

New buildings within heritage areas must:
 - Be positioned on the site in a way that follows earlier and existing patterns 

of development. The setbacks from boundaries should also be consistent 
with the older fabric.

 - The form, volume, massing, scale and height of new buildings should be 
sympathetic to neighbours and follow the general patterns of development 
within the area.

 - The choice of colours and materials should be based on the traditional 
colours and materials used in the area.

 - The proportions of windows, doors and facades should be sympathetic to 
the proportions used in existing buildings.

 - The roofscapes, boundary treatments, landscaping and planting should 
be carefully considered and should follow the original patterns of 
development in the area.

The woodstock-Salt River Revitalisation Framework (Nisa Mammon and 
Associates with Du Toit and Perrin, June 2002) largely focusses on the area 
to the east of Trafalgar Park, but a major aspect of this framework was the 
proposal for a green link through the park, to Newmarket Street (Fig. 55). 
This proposal has been carried forward into later planning and landscape 
frameworks (CCDS and Trafalgar Park landscape Plan, by City Think Space  
and Square1). 

The Cape Town Central City Development Strategy, 2009 (City Think Space 
and others) remains an important underpinning document as it seeks to 
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The Cape Town Central City Development Strategy, 2009 (City Think Space 
and others) remains an important underpinning document as it seeks to co-
ordinate public and private sector development within the central city, and 
focuses on improving the quality of public space in the city.  It also sought to 
provide and update the tools for development management and for dealing 
with increased development pressure within the central city. 

The CCDS identifies the site as being located in an area with course-grained 
industrial, warehousing and workshops.  It recommends that the band along 
Newmarket Street is intensified with fabric of medium height – 8 to 10 storeys 
(Fig. 13).  In terms of character, the CCDS identifies the site as falling within a 
mixed-use corridor with commercial and industrial behind, and has very clear 
guidelines for development in this zone (Fig. 14):

- Encourage residential provision to ensure optimum missed use 
qualities and a range of housing options.

- Bulk Factor can be increased to 5.5 and permit an additional; 30% bulk 
for residential use.

- Retain historical street grid and frequent side road intersections.  No 
road closures permitted.  Limit large-scale consolidations for this 
reason.

- Retain continuity of street façade: no setbacks to front and side 
boundaries, step down to residential, and identify build-to lines rather 
than building lines.  For Mixed Use zonings, the CCDS recommends a 
4.5m setback above 10m height.

- Promote active street frontages along major public transportation 
routes.  Discourage blank facades on street elevations on ground and 
first floor, no parking on ground or first floor, and high walls (above 
1.5m)/service yards in the main street façade.

The Urban Design Framework for District Six (Nisa Mammon and Associates, 
2012) deals with future development to the south of the site, the Urban Design 
Framework for “The Fringe” in the East City (Guy Briggs, April 2012), deals 
with the sliver of fabric between District Six and the Castle.

Both of these urban design frameworks proposed medium-rise development 
(6-8 storeys – see Fig. 15 and 16A) in the areas around the Castle, and a key 
proposal of the District Six development framework is the re-introduction of 
the historic urban grid, in particular with the reinforcement of Russel Street as 

Figure 12: Urban Design Framework for Trafalgar Park, Woodstock-Salt River Revitalisation 
Framework (Nisa Mammon and Associates with Du Toit and Perrin).

Figure 55.  urban Design Framework for Trafalgar Park, woodstock-Salt River Revitalisation 
Framework (Nisa Mammon and Associates with Du Toit and Perrin in Abrahamse, 2021: 
14)
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coordinate public and private sector development within the central city, 
and focuses on improving the quality of public space in the city. it also 
sought to provide and update the tools for development management and 
for dealing with increased development pressure within the central city.

The CCDS identifies the site as being located in an area with course-grained 
industrial, warehousing and workshops. it recommends that the band along 
Newmarket Street is intensified with fabric of medium height – 8 to 10 storeys
(Fig. 56). in terms of character, the CCDS identifies the site as falling within 
a mixed-use corridor with commercial and industrial behind, and has very 
clear guidelines for development in this zone (Fig. 57):

 - Encourage residential provision to ensure optimum missed use qualities and 
a range of housing options.

 - Bulk Factor can be increased to 5.5 and permit an additional; 30% bulk for 
residential use.

 - Retain historical street grid and frequent side road intersections. No road 
closures permitted. limit large-scale consolidations for this reason.

 - Retain continuity of street façade: no setbacks to front and side boundaries, 
step down to residential, and identify build-to lines rather than building lines. For 
Mixed use zonings, the CCDS recommends a 4.5m setback above 10m height.

 - Promote active street frontages along major public transportation routes. 
Discourage blank facades on street elevations on ground and first floor, no 
parking on ground or first floor, and high walls (above 1.5m)/service yards 
in the main street façade.

The urban Design Framework for District Six (Nisa Mammon and Associates, 
2012) deals with future development to the south of the site, the urban Design 
Framework for “The Fringe” in the East City (Guy Briggs, April 2012), deals with 
the sliver of fabric between District Six and the Castle.

Both of these urban design frameworks proposed medium-rise development 
(6-8 storeys – see Fig. 58 and 59) in the areas around the Castle, and a key 
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Figure 13: CCDS showing that the subject site (circled in pink) falls withn a zone for intensified 
development of 8 - 10 stories.

Figure 14: The CCDS identifies the site as being part of a mix-use movement corridor largely 
defined by industrial and commerical uses.  Residential development is encouraged here.
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Figure 13: CCDS showing that the subject site (circled in pink) falls withn a zone for intensified 
development of 8 - 10 stories.

Figure 14: The CCDS identifies the site as being part of a mix-use movement corridor largely 
defined by industrial and commerical uses.  Residential development is encouraged here.

Figure 56. �CCDS�showing�that�the�subject�site�(circled�in�pink)�falls�withn�a�zone�for�intensified�
development of 8 - 10 stories. Abrahamse, 2021: 14)

Figure 57. �The�CCDS�identifies�the�site�as�being�part�of�a�mix-use�movement�corridor�largely�
defined�by�industrial�and�commerical�uses.�Residential�development�is�encouraged�
here. Abrahamse, 2021: 14)
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proposal of the District Six development framework is the re-introduction of 
the historic urban grid, in particular with the reinforcement of Russel Street as 
a key north-south linking street between District Six and the subject precinct 
(Figure 60).

Finally, the City of Cape Town has recently proposed five sites for the 
development of affordable housing in woodstock-Salt River, and the subject 
site comprises one of the five.

in her analysis of the subject site and high-level approach to possible 
affordable housing designs, Rawoot (2017) notes that: 

“The New Market Street site is wedged between a highway, major road 
and railway lines, creating multiple spatial challenges for the 0.8ha site. 
It is currently zoned Public Open Space 2 and used as a parking lot for 

surrounding offices. The site is an isolated developable pocket of land to 
the north of New Market. The south of New Market Street is characterised 
by multi storey mixed use development, predominantly offices with some 
light industry and retail function.
There are numerous public primary and high schools within a 2 kilometre 
radius and easily accessible via public transport. Some of these schools 
include Chapel Street Primary (0,6km), Walmer Estate Primary (1,2km), 
Trafalgar High (0,9km) and Harold Cressy High (1,4km). The site is a 15 
minute walk to the Cape Town train and taxi stations.
The New Market Street site is a long linear site that runs parallel to the railway 
line. The design proposal creates a street edge with building facades facing 
New Market Street and the inner linear, tree-lined courtyard. This creates 
passive surveillance with eyes on the street for the ground floor street 
edge as well as the inner semi-public spaces. There is only one entrance 
off New Market Street, as a result of the site’s constrained edges. The site is 
appropriate for medium-high rise development, by nature of its adjacent 
coarse grained infrastructure. The building heights range from eight storeys 
along New Market Street and five storeys along the railway line to allow 
north light on the southern building facade and into the courtyard.”
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SITE

Figure 15: Briggs’ urban design framework for the East City proposes medium height infill 
development between Buitenkant Street and the Good Hope Centre.

Figure 16A: District 6 Spatial Framework also proposed intensified height between 
the Castle and the elevated freeway, as well as around the site (8 stories).

Figure 16B: District 6 Spatial Framework identifies a zone of intensification of 
use around the subject site, outlined in red.

SITE

SITE
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SITE

Figure 15: Briggs’ urban design framework for the East City proposes medium height infill 
development between Buitenkant Street and the Good Hope Centre.

Figure 16A: District 6 Spatial Framework also proposed intensified height between 
the Castle and the elevated freeway, as well as around the site (8 stories).

Figure 16B: District 6 Spatial Framework identifies a zone of intensification of 
use around the subject site, outlined in red.

SITE

SITE

Figure 58. �Briggs’�urban�design�framework�for�the�East�City�proposes�medium�height�infill�development�
between Buitenkant Street and the Good Hope Centre. (Abrahamse, 2021: 16)

Figure 59. �District�6�Spatial�Framework�also�proposed�intensified�height�between�the�Castle�and�
the elevated freeway, as well as around the site (8 stories). (Abrahamse, 2021: 16)
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SITE

Figure 17B: Rawoot’s analysis of the major surrounding urban informants to the site.

Figure 17C: Rawoot’s proposed design for the site locates built fabric on the edges of the site, with a couryard within.
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SITE

Figure 15: Briggs’ urban design framework for the East City proposes medium height infill 
development between Buitenkant Street and the Good Hope Centre.

Figure 16A: District 6 Spatial Framework also proposed intensified height between 
the Castle and the elevated freeway, as well as around the site (8 stories).

Figure 16B: District 6 Spatial Framework identifies a zone of intensification of 
use around the subject site, outlined in red.

SITE

SITE
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a key north-south linking street between District Six and the subject precinct 
(Figure 16B).

Finally, the City of Cape Town has recently proposed five sites for the 
development of affordable housing in Woodstock-Salt River, and the subject 
site comprises one of the five.

In her analysis of the subject site and high-level approach to possible affordable 
housing designs, Rawoot (2017) notes that “The New Market Street site is 
wedged between a highway, major road and railway lines, creating multiple 
spatial challenges for the 0.8ha site. It is currently zoned Public Open Space 
2 and used as a parking lot for surrounding offices. The site is an isolated 
developable pocket of land to the north of New Market. The south of New 
Market Street is characterised by multi storey mixed use development, 
predominantly offices with some light industry and retail function. 

There are numerous public primary and high schools within a 2 kilometre 
radius and easily accessible via public transport. Some of these schools include 
Chapel Street Primary (0,6km), Walmer Estate Primary (1,2km), Trafalgar High 
(0,9km) and Harold Cressy High (1,4km). The site is a 15 minute walk to the 
Cape Town train and taxi stations.

The New Market Street site is a long linear site that runs parallel to the railway 
line. The design proposal (Fig. 17C) creates a street edge with building 
facades facing New Market Street and the inner linear, tree-lined courtyard. 
This creates passive surveillance with eyes on the street for the ground floor 
street edge as well as the inner semi-public spaces. There is only one entrance 
off New Market Street, as a result of the site’s constrained edges. The site 
is appropriate for medium-high rise development, by nature of its adjacent 
coarse grained infrastructure. The building heights range from eight storeys 
along New Market Street and five storeys along the railway line to allow north 
light on the southern building facade and into the courtyard.”

Figure 17A: The site forms one of 5 locations identified for the development of affordable housing in the area.  (Source: 
http://ourfuturecities.co/2017/11/5-design-proposals-for-the-woodstock-and-salt-river-affordable-housing-sites/)
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SITE

Figure 17B: Rawoot’s analysis of the major surrounding urban informants to the site.

Figure 17C: Rawoot’s proposed design for the site locates built fabric on the edges of the site, with a couryard within.

Figure 60. �District�6�Spatial�Framework�identifies�a�zone�of�intensification�of�use�around�the�subject�
site, outlined in red. (Abrahamse, 2021: 16)

Figure 61.  Rawoot’s analysis of 
the major surrounding 
urban informants to the 
site; Rawoot’s proposed 
design for the site 
locates built fabric on 
the edges of the site, 
with a courtyard within. 
(Abrahamse, 2021: 18)

Figure 62. �The�site�forms�one�of�5�locations�identified�
for the development of affordable housing 
in the area. (Source: http://ourfuturecities.
co/2017/11/5-design-proposals-for-the-
woodstock-and-salt-river-affordable-
housing-sites in Abrahamse, 2021: 17)
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6.6 urban Design - Heritage-Based indicators 

From a townscape/urban design perspective, the following indicators should 
be integrated into the design proposal to ensure a heritage-sensitive response:

1.   The three-to-four storey height datum: Almost all the structures facing 
the street have a clear podium of 3-4 storeys, and additional height is set 
back above this (Figure 63).

Figure 63.  indicator 1 and 7 - Creation of a plinth along the street edge, and height limitations and responses to surrounding fabric (Abrahamse, 2021: 19)
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2.   The structures all present narrow edges to the street, which results from 
long, narrow plots running between victoria and Newmarket Streets. This 
results in a relatively fine grain, with a lot of façade variation, despite 
the structures being quite tall. The new development must respond to 
the prevailing grain through fragmentation of building form, and façade 
treatment.

3.   Russel Street is a key future north-south link to District Six, and the built 
response on the site must be appropriate to its higher-order role as a 

linking street. it should be extended into the site as an internal street 
(note – not a road, it must primarily be a pedestrian-orientated space).

4.   The laneways and wider streets create a very clear movement order of 
intersecting streets. These laneways also contribute to the resultant finer 
grain. The placement of new building on the site must respond to the 
historic street grid, and must ensure positive street-like edges where they 
are extended into the site itself.

Figure 64.  indicator 2 - Response to grain and fragmentation (Abrahamse, 2021: 18) Figure 65.  indicator 3 - Extension of Russel Street into the site (Abrahamse, 2021: 18)

Figure 66.  indicator 4 & 9 - Response to laneways and streets for entrances, active street-facing 
edges (dashed line) (Abrahamse, 2021: 20)

Figure 67.  indicator 5 & 8 - Perimeter block arrangement preferred(Abrahamse, 2021: 20)
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5.   Retain continuity of the street façade: no setbacks to the street boundary: 
the Newmarket Street boundary is consideed a “build-to” line. A perimeter 
block arrangement of building form is encouraged, in order to retain trees 
and respond to older patterns of building within the “pocket” (Figure 61).

6.   The surrounding architecture is largely masonry/masonry-infill on 
concrete frame, plastered and painted. At street level, and certainly up 
to the 4 storey “plinth” datum, a masonry architectural response must be 
integrated.

7.   The overall heights vary, but the general gradient is from 4 storeys close 
to the site, to 7/8 stories closest to the Hollandse Redoubt/Bus Depot site. 
The subject site must predominantly respond to the 25m/8 storey datum. 
limited areas are permissible at 34m (which responds to the width of 
Newmarket Street - See Figure 63).

8.   while the surrounding industrial sites tend to incorporate a yard along the 

street edge, the most successful buildings edge the street in a “perimeter 
block” arrangement. This is particularly discernible in the case of the 
4-storey brick victorian building on the corner of Newmarket and Russel 
Streets, and a similar response must be integrated for the subject building.

9.   An active street edge must be integrated for 2/3rds of the Newmarket 
Street edge, and no parking is permitted within the first three storeys of 
the street-facing structures, and within 10m of the street boundary.

10.  Boundary treatments, landscaping and planting should be carefully 
considered and should follow and reinforce the original patterns of 
development in the area. Mature trees must be retained as far as possible. 
A positive response to the green space below the freeway on-ramp is 
encouraged, so a future connection to the planned Cultural Precinct of 
the Good Hope Centre, Castle and Parade is made possible.

Figure 68.  indicator 10 - The design proposal must be cognisant of the potentials to link westwards, via green and pedestrian-orientated spaces, to the cultural precinct formed by the Good Hope Centre, 
Castle and Parade.(Abrahamse, 2021: 22)
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Figure 69.  Diagrammatic 3D representation of the diagrams above (Abrahamse, 2021: 23)
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7.0 viSual imPaCt aNalySiS

Extract: For full Visual Impact Study, see Annexure H

7.1 Receiving Environment: Site Characteristics

The site is located in the Cape Town suburb of woodstock, in the low-lying area 
between the docks of Table Bay and the lower slopes of Devil’s Peak (formally 
the historic shoreline of the City), and is roughly 1km east of Cape Town’s 
CBD. The site is located in close proximity to both the PRASA owned Cape 
Town Railway Station (approx. 700m) and the railway lines that connects the 
Cape Town CBD to a number of outlying areas including the Cape Flats, the 
Northern Suburbs and the Southern Suburbs. it is also located in close proximity 
to Sir lowry Road, a slightly denser urban environment which has developed 
along the M4 Metropolitan Route. The site itself is currently vacant, and is 
leased to surrounding offices for use as parking. while the topography of 
the site is largely flat, the topography of the area rises steeply towards Devils 
Peak to the south with Table Mountain providing a striking visual backdrop to 
the south and south west of the site.

The site has been significantly transformed and no 
remnants of indigenous plant species remain, however, 
there are a number of trees found on the site, both 
indigenous and exotic. There are no natural drainage 
lines or watercourses associated with the site. Access 
to the site from Newmarket Street (R102) is via an 
entrance at the south eastern corner of the fenced 
portion of the site. The entire fenced portion of the 
site is currently being used as a paid-for parking lot 
and as such is completely paved. The site is bounded 
to the north by multiple railway lines and to the west 
by the N2 National Route on-ramp of Nelson Mandela 
Boulevard. To the south is Newmarket Street (R102) 
and to the east is a separate vacant portion of Erf 
14888-0-1 that is partially fenced and has a lawn and 
asphalt surface.

A number of trees are associated with the site, 
including the prominent and mature Ficus species that 
are positioned sporadically within the sites perimeter 
boundary. Additionally, there are a number of trees 
planted along the site perimeter. There are multiple 

Ficus trees along the Newmarket Street boundary that are being used to 
screen the southern border from the R102 as well as numerous trees along the 
northern boundary of the site to screen the railway lines. 

7.2 Settlement Patterns/landscape Character

The site is located at the interface between the Cape Town CBD and 
woodstock and as such the surrounding land use is mixed, including medium 
density light industrial and office and residential space located in multi-storey 
buildings of three to six storeys. The residential areas to the south (approx. 
220m) are characterized by predominantly single storey buildings that have 
been declared part of the Chapel Street Heritage Protection Overlay Zone 
(HPOZ). (RSA; 2020). The commercial areas to the south of the proposed 
development site (approx. 30m) range from 3 to 6 storeys and are located 
predominantly along the victoria Road HPOZ of Sir lowry Road (M4). To the 
west of proposed development site, land use is coarse-grained and dominated 
by several large, public buildings including the Cape Town Railway Station, 
the Good Hope Centre and the Castle of Good Hope. (RSA; 2020). The site is 

Figure 70.  Site location in relation to adjacent areas (Square One, 2021: 4)
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therefore located in a transition zone between medium density and higher 
density development.

7.3 viewshed Analysis

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

Three visibility scenarios were mapped, based on assumed heights of 4 
storey, 8 storey and 13 storey buildings respectively (see Figure 72 and Figure 
73). The viewshed area (shown in colour) indicates areas from which certain 
components of the proposed development could potentially be visible, 
while the view shadow area (clear areas) indicates areas from which certain 
components of the proposed development are unlikely to be visible. 

The actual visibility of the proposed development from 
various viewpoints is largely dependent on the presence 
and positions of screening elements, including vegetation, 
urban development and infrastructure and the location 
of the site in the receptor’s Field of view (FOv). visibility 
decreases exponentially with the apparent decrease in size 
of the proposed development within the receptor’s FOv, 
and as contextual information increases. The development 
would therefore be more clearly visible in close proximity 
and less perceivable at greater distances.

The local viewshed mapping (1km radius) indicates that 
visual receptors along Newmarket St, Nelson Mandela Blvd 
(N2) and the suburb of Zonnebloem (District Six) would 
be most affected by the proposed development with 
visual impacts/viewshed areas increasing exponentially 
as the proposed development increases in height. The 
development would also become increasingly visible from 
the adjacent railway lines, the foreshore area (including 
the N1 highway and the Port of Cape Town) as well as from 
the Cape Town CBD as the buildings increase in height. As 
a result of the limited screening elements on the northern 
side of the proposed development site, the building would 

likely be clearly visible from a number of existing buildings within the CBD 
including the Cape Town Civic Centre. while the proposed development 
would not be visible from the entire length of major routes such as the N2, N1, 
M4, M3 and R102 (due to the screening effects of existing buildings, vegetation 
and topography), portions of the larger scale proposals may be visible from 
greater distances covering a larger viewshed area. Additionally, due to the 
sites position in relation to Newmarket St (R102), the building will be centrally 
aligned with the road for roughly 800m when travelling in a westerly direction 
into Cape Town CBD. 

The proposed development is likely to screen portions of signal hill with 
greater screening being experienced with the larger scale proposals. The 
development is likely to be clearly visible from Nelson Mandela Blvd (N2) when 
travelling in a south bound direction as a result of limited screening elements. 
Each of the different viewshed scenarios is described in more detail below 
each of the viewshed mapping scenarios.

Figure 71.  Site in relation to District 6 (Square One, 2021: 5)



58 Newmarket Social Housing, Woodstock, Erf 14888-0-1 Rennie Scurr Adendorff  16 November 2021 Phase 1 HIA

Figure 72 (below left) illustrates that the four storey building scenario will be 
mostly visible from the eastern portion of Newmarket St leading up to Albert 
Rd, as well as from the railway lines and industrial portion of the foreshore area 
to the north and north-east. The proposed development would also be visible 
from portions of Zonnebloem (District Six), although receptors in these areas 
would be located at greater distances from the site and the development 
would be largely screened from view by existing buildings and the elevated 
N2 highway. Only portions of the upper storeys of the building would therefore 
be noticeable from these areas, whereas larger portions of the building would 
be visible from Newmarket Street. Portions of the development may also be 
visible from greater distances of up to 1km from the site as a result of the 
limited screening elements to the north of the site.

Figure 72 (below right) illustrates the visibility of the proposed development 
at a height of 8 storeys. in addition to the viewshed area experienced in 
Figure 4.1.1, and as a direct result of the height increase of the proposed 
development, the viewshed area has increased in size covering a larger 
impact area. The largest increases are experienced in areas that have limited 
screening, such as the industrial area to the north and north east of the railway 
lines and portions of the N1 highway. Additionally, there is a notable increase 
experienced Zonnebloem (District Six) due to the limited screening elements 
in the area. The viewshed mapping also indicates that the 8 storey building 
would become more visible to receptors to the west of the site, particularly to 
buildings on the edge of the CBD and in the open spaces associated with the 
railway line and Grand Parade. The building, would not, however obstruct 
any prominent views from this location, as the proposed development site is 
located in a low-lying area and views towards the Cape Peninsula Mountain 
Range would be located to the east. Portions of the development would also 
be visible from a wider area than the four storey scenario. 

Figure 72.  viewshed and view shadow areas for the 
proposed development at a height of 4 storeys 
(left), 8 storeys (right) (Square One, 2021: 24-25)



Newmarket Social Housing, Woodstock, Erf 14888-0-1 Rennie Scurr Adendorff  16 November 2021 Phase 1 HIA 59

Figure 73 (below left) illustrates the 13 storey building scenario. The visibility 
of the 13 storey building will increase significantly in the areas immediately 
surrounding the site (1km radius), particularly along Nelson Mandela Blvd 
(N2), the N1 highway, the Zonnebloem area and the industrial portion of the 
Foreshore area including the Port of Cape Town. The building would likely be 
visible from multiple existing buildings within the CBD as well as from prominent 
roads such as Herzog Blvd. The viewshed area would be larger than the 
viewshed areas associated with the 8 storey and 4 storey scenarios and the 
number of potential visual receptors would increase. The building would be 
a clearly visible to receptors from prominent locations such as Grand Parade 
due to the scale of the building and the lack of existing buildings of similar 
proportion within the Zonnebloem and woodstock area. Additionally, at 13 
storeys the building is likely to be clearly visible to receptors driving along 
Philip kgosana Drive as the building would protrude above the existing fabric 
of the woodstock area.

The metropolitan scale viewshed map (below) illustrates the visibility of the 
13 storey building within the context of the greater Cape Town area and as 
a result extends beyond the 1km radius of the local scale viewshed analysis. 

As seen in Figure 73 (below right), the visibility of the 13 storey building will 
extend to prominent areas such as Devil’s Peak, Table Mountain and Signal 
Hill. while the proposed building would be smaller within the receptors Fov 
as a result of the increased distance, it is anticipated that due to the scale 
of the building and the typology of the existing buildings within the receiving 
environment, the building would be clearly noticeable as it would likely 
protrude far above the existing fabric of the woodstock area. in addition 
to the above, a notable visual impact can be expected on a number of 
buildings within the outling Chester/ Coronation Heritage Protection Overlay 
Zone as well as on Cape Town CBD’s Central City HPOZ. 

Figure 73.  viewshed and view shadow areas for the proposed development at a height of 13 storeys (left), and at Metropolitan 
scale (above) (Square One, 2021: 24-26)
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4.3. Townscape Analysis

A number of birds-eye views were created to illustrate the proposed building 
within its surrounding context using Google Earth technology. The location of 
the building is shown with a yellow marker in each of the images.

it should be noted that these views are for illustrative purposes only and do not 
accurately depict the experience of the receptor at ground level. However, 
they do provide a useful tool to examine the scale of the proposed building 
in the context of its surroundings, at the townscape level. These perspective 
images illustrate that the building is located outside the Cape Town CBD and 
that the scale of the proposed building, at 13 storeys, is not in keeping with its 
immediate surroundings.

The urban fabric in this area consists of a contrasting coarse and fine grain, 
where coarser fabric is found flanking Sir lowry Road and other major arterial 
routes. Prominent buildings such as The District and Buchanan Square are 
located adjacent and in close proximity to the site. Fine urban fabric of the 
historical Chapel Street is located just two streets behind Newmarket street, 
where the majority of the buildings are single-storey victorian row houses with 
significant heritage value.

The District building that is opposite the proposed development site, and 
Buchanan Square, form prominent features on the visual horizon of the 
townscape in this portion of the City. At 13 storeys, the building would protrude 
significantly above its surroundings as it would be flanked by open space to 
the north and lower buildings associated along the woodstock urban corridor.

At 13 storeys the proposed building has not been designed to be of similar 
proportion as the adjacent existing buildings and would protrude above the 
existing urban fabric. it is therefore anticipated to form a prominent feature 
along the skyline of this portion of the City and would not blend into its 
surroundings to a large degree.

Figure 74.  Birds-eye view of 13 storey proposal from Nelson Mandela Boulevard looking towards 
the CBD and Cape Town harbour. (Square One, 2021: 38)

Figure 75.  Birds-eye view of 13 storey proposal from District 6 looking towards woodstock, railways 
and harbour beyond. (Square One, 2021: 38)
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8.0 iDENtiFiED HERitagE RESOuRCES

8.1 Pre-colonial remains

while pre-colonial remains are possible on site, the long period of utilisation 
of the property, and the sturdy build and large footprint of the building that 
occupied it for much of that time - namely the Powder Magazine - and the 
extensive reworking of the site in the C20th, prior to its clearing in the 1960s 
militates against any such finds being significant. while close to the shore, 
the site was not under beach sand, and pre-colonial burials are deemed 
unlikely.

8.2 Shipwrecks

The historic woodstock coastline is considered to be extremely important by 
maritime archaeologists, with many wrecks presumed to have been covered 
over by the land reclamation project, and remain more or less in situ along 
the old shore. it is not anticipated, however, that wrecks will be located on 
this property as it was not along the shoreline, nor on reclaimed land. 

8.3 Sea lines and Batteries

The Sea lines and Batteries, if not Fort knokke itself, were subject to repeated 
repairs almost from their first construction. Proximity to the beach and 
sea meant that they were at risk of damage and erosion from the mid-
C19th already. little of these fortification remains, having become largely 
obsolete by 1827, when it was recommended that any not built of masonry 
be dismantled. The railway line breached the French lines east of Fort 
knokke and the fort itself was demolished to accommodate the railway 
in 1926. Remnants of several of these installations are still visible, including 
the Centre Redoubt in Trafalgar Park, woodstock, and the Amsterdam and  
Chavonnes Batteries at the v&A waterfront.

Any sub-surface remains pertaining to these features would hold very 
high age, technological and associational significance, as well as rarity 
and representivity value. Any remains identified would, however, likely be 
fragmentary and / or incomplete, making mitigation of their discovery likely 
a complex undertaking with significant cost and time implications (cf Hart 
2015; Hart et al., 2018).

8.4 Military Hospital and Cemetery

The hospital lasted into the C20th, and was likely demolition to allow the 
expansion of the railways and foreshore. The hospital cemetery was exhumed 
in 1928, although human remains were discovered in the vicinity in 1953. 
These later discoveries pre-dated the hospital and its cemetery, and point to 
the possibility of burials being uncovered along the historic seashore.

Any structural remains pertaining to the hospital and its cemetery would 
have moderate age and very high associational significance due to their 
association with the South African war, but these are not expected to occur 
on site due to the distance from Erf 14888 relative to those structures. 

Historic burials, either associated with the hospital prior to the construction 
of a cemetery, overflow from the cemetery, or from early shipwrecks, are not 
anticipated as the site fell within the edge of the shoreline, not along the 
beach edge where informal burials could be more easily interred in the sand. 
 
8.5 Railways

The location and alignment of the railways hold moderate age and scientific 
significance and landmark status, although consecutive upgrades, alterations 
and expansions to the lines through time mean such significance is invested 
in the railway system as a whole, rather than the fabric or features comprising 
it. Any related infrastructure on Erf 14888 would relate to the use of the site in 
the C20th, and hold low significance.

8.6 Powder Magazine and Government Store

The woodstock powder magazine likely dates to the early C19th. Although 
it has not been possible to determine much of the history of the building, 
it is likely it was of sturdy construction, given its function and contents. The 
structure appears to have been demolished at some point in the late 1890s, 
but given its likely sturdy construction, footings for the building could remain 
intact on the site. The significance of the structure is chiefly archaeological, 
and relates to its age and technical aspects of its construction as a powder 
magazine.

The Government Store site is demarcated in the early C19th maps that show 
the expansion of the City eastwards, and the courtyard form of the building 
on that block is evident from at least 1862. while it is not known whether the 
structure was purpose built, or when it operated as the Government Store, 
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it endured into the 1950s, with the wall alignments that were mapped in 
1878, 1895 and photographed in 1926, still present at the southern edge of 
Erf 14888 in the c.1957 City survey diagram (Figure 33). Having been levelled 
during the mid-C20th, it is quite likely that remains exist below current surface 
levels. Given the origins of this structure as a civic building of some age, any 
such remains would hold some archaeological significance.

8.7 woodstock and District Six

This site was largely under the Powder Magazine / Government Store 
throughout much of the history of the development of woodstock, and 
passed from government control into the hands of the railway companies. 
As such, its associations with the suburb of woodstock are indirect, having 
never been developed for residential purposes, or included in the civic life 
of the neighbourhood. Further to this, as the erf was not part of the historic 
woodstock Beach, nor the land reclamations of the foreshore development, 
the drastic changes to the coastal portions of woodstock had little impact 
on the site, which was buffered by its location south of the railway lines.

The site is included in the boundaries of District Six in some mapping exercises, 
but, as with woodstock, it did not contribute meaningfully to community life, 
and its inclusion does not indicate an active role for the site in the history of 
that neighbourhood. 

The history and development of the site as provided in this report shows that 
it can be considered part of the history and development of the City more 
widely, and the railways, rather than part of the social history and urban 
development of District Six or woodstock.

8.8 Socio-Historic Significance

The site has been the location of storage infrastructure owned by the 
government of the day since the 18th century and would have been the 
workplace of soldiers, government employees and labourers. it is located in 
a historic sector of town, with many nearby buildings and groups of structures 
identified as having heritage significance (predominantly architectural). 
However, the site itself has no apparent socio-historic characteristics of 
importance, and there is no indication of social memory or significance 
associated with it.

in the wider context, however, both woodstock and District Six have acquired 
a rich, now largely lost and almost mythic, memory of social and cultural 

interaction. The historic conditions of high urban density created a fertile 
ground for the generation of economic, social and cultural networks. Both 
woodstock and District Six were able to support a diverse and complex range 
of activities and services. Buildings accommodated families, businesses and 
general amenities allowing for a high degree of convenience and accessibility. 
These social, economic and cultural networks were shown to be essential 
survival strategies for the working class and contributors to social cohesion.

The physical qualities contributing to sense of place include the active use 
of communal and public space (dwellings being too small and crowded for 
play or gathering). This active use brought with it some passive surveillance 
and safety.

The sense of place in the role of memory and collective nostalgia is experienced 
both in woodstock and, particularly, in District Six because of its dramatic 
destruction. it is manifest in numerous memoirs, the arts (fiction, music, visual 
art) and creates a strong, place-based community identity. These speak of 
social bonds, and of support and sharing as suggested by the early name 
kanaladorp possibly in reference to the spirit of social support known as 
kanala/kanalah (to give help with pleasure). 

The living heritage values of a self-identifying group of people engaged in 
shared social, spatial practice is an essential element of woodstock’s cultural 
and living heritage. it remains core to the memory of District Six, kept alive 
through active community engagement projects such as the District Six 
museum.

8.9 Significant Sites

Situated in a historic part of the city, the site is near to a number of places 
recognised for their heritage significance: 

 - Castle of Good Hope (Grade i), Grand Parade (Grade ii), City Hall (Grade 
ii), Central library/volunteer Drill Hall (Grade ii),  Trafalgar Park (iiiA), Cape 
Town Stations/Original Jetty/Foreshore (Grade iiiB), Good Hope Centre 
(iiiB) and Castle Mews directly opposite (iiiB). 

 - The Chapel Street HPOZ is protected as the last remaining portion of District 
Six residential buildings.

 - victoria Rd HPOZ is protected for its architectural coherence and 
significance in the early commercial/industrial development of town.
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8.10 Statement of Significance

Archaeologically, the site is of moderate significance related to the variety of 
historically significant resources that have occupied the vicinity throughout 
its history, including the highly significant Sea lines and associated defensive 
works, the moderately significant Powder Magazine and the less significant 
Government Store.

The site holds no intrinsic socio-historic significance, but does, nonetheless, hold 
contextual significance by virtue of its liminal position between woodstock 
and District Six, areas themselves rich in socio-cultural and living heritage.

8.11 Grading

The site itself is not graded, which stands to reason given its current vacant 
status. However, it is surrounded by several graded buildings and sites that 
lend significance to, and characterise the area within which it is located 
(Figure 76).

The site is located across Newmarket Street from the victoria Street Heritage 
Protection Overlay Zone, in close proximity to both the Chapel Street and 
Albert Road HPOZ to the east, and the Central City HPOZ to the west (Figure 
77). The site lies across Newmarket Street from the Extended woodstock 
Proposed Heritage Area (O’Donoghue, 2009).

victoria Street HPOZ (Gazette 5231, Feb 20 1998) recognises the “exemplary 
streetscape of later 19th and early 20th century commercial buildings, 
demonstrating the expansion of Cape Town along a historical route towards 
both the south and the hinterland. later commercial buildings from art deco 
and modernist period offer an interesting counterpoint to the colonnaded 
victorian and Edwardian buildings. Colonnades, shop fronts, parapet walls 
and the fine grain of the area are critical components of the streetscape.”

The Chapel Street HPOZ (Gazette 5231, Feb 20 1998) recognises the “last 
remaining portion of District Six. An area of dense working class housing in 
generally authentic state. Small row houses with wooden fretwork verandah’s 
and corrugated iron roofs. interspersed with institutional buildings and 
workshops. Stark treeless area with little room for vegetation.”

The Albert Road HPOZ (Gazette 5231, Feb 20 1998) reiterates the description 
of the victoria Street HPOZ, and goes on to state that the  “continued 
improvement of the streetscape through maintenance and restoration 

promises to anchor Albert Road as an important small business hub.”

As such, it can be seen that, while the site itself is not graded, it is located 
within a wider area that is not only highly significant in itself, but stands to 
benefit from considered, appropriate insertions, while the opposite would 
detract from the liminal significance of the surrounding buildings. Any new 
insertions in this area should then carry a responsibility not to erode or damage 
the wider significance and cohesion of the surrounding townscape. This is 
particularly true given the high visibility of the site and its location at the 
edge of, and on an important arterial route into, the City

its proximity to the Sea lines and associated forts, and the Military Hospital 
and Cemetery, as well as the possibility of finding fairly intact remnant 
elements of the old Powder Magazine below current surface levels lends 
the site moderately high grading in terms of archaeological significance. 
The grading of these features would depend on their condition and extent, 
should they be encountered on site. 

Figure 78.  Declared Heritage Protection Overlay Zones (CoCT; 2021 in Square One, 2021: 27)
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9.0 HERitagE iNDiCatORS aND guiDEliNES FOR DEvElOPmENt

9.1 Summary of Design informants: Specialist Studies

All studies concluded that the site is suitable for development and appropriate 
for Social Housing.  

 - There are sensitivities regarding maximum developable height along the street 
edge and north boundary, as well as overall height limitations for visual impact 
reasons.

 - Building to, and activating, the Newmarket Street edge is considered essential.
 - Retention (where possible) of mature trees is recommended, as is the 

introduction of green spaces.
 - The mixed use model is preferred both for urban design and social reasons. 

introduction of a commercial component increases local employment 
opportunities, and stabilises day-time to night-time activity.

 - Reactivating the spatial, movement and social integration of the site with the 
CBD, District Six (in redevelopment) and lower woodstock is strongly motivated. 

9.2 Consolidated Heritage Design indicators

9.2.1 Context scale

 - Activate pedestrian arteries (also for bicycle, skateboard, baby carriage) from 
Newmarket site to lower woodstock, City and District Six.

 - Activate Russel Road arterial connection to victoria Road and District Six
 - introduce outdoor landscaped play/recreation park area, possibly with 

connection to proposed greenspace of the CBD Cultural Precinct corridor.

9.2.2 Site scale

Site placement, orientation and site coverage:
 - Align to/extend urban street grid.
 - Build to the edge of the building line.
 - Respond to prevailing fine grain.
 - Extend Russel street as primary site artery.
 - Respond to laneways for movement order.
 - introduce a variety of semi-public spaces with visual connections.
 - use internal “streets’ and movement routes.
 - Avoid the use of pilotis - keep activity at street level.
 - Heirachy of spaces; passive surveillance; transitional zones public/private
 - Careful placement of vehicle access to avoid hostile pedestrian environment.
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Figure 3: The site, shown in pink outline, is located along a major east-
west arterial route - Newmarket and Albert Road.  Victoria Road forms 
a similarly higher-order route, while Chapel Street will perform a local 
east-west connecting role with the development of District Six.

Similarly, Russel Street will become a primary north-south linking street 
once District Six is developed.

Context scale & site scale: urban connections 
(Abrahamse 2021: 5)

Site scale: 
•� social connections
•� transitional spaces 
•� passive surveillance
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Height:
 - 3-4 storey (10m) street-edge datum with step-back (4,5m) above. 
 - Recommended maximum 7-storey on railway perimeter (6 storeys preferred).
 - Recommended maximum height 8 storey/25m (the townscape study 

suggested limited areas of the site could accommodate 11 storey/34m  
subject to detailed analysis. However, this is not supported by the visual 
impact study (excessive visual impact), the traffic study (excessive volume 
of traffic), or the social history study (compromised light and quality of 
outdoor communal space).

Massing:
 - Street edge podium to allow human scale street experience and subtle 

height transition to neighbouring buildings.
 - Podium level massing should be broken up by recessed forms to create 

elevational modulation.
 -  Express the individual dwelling units in the facade treatment to convey  

finer grain in the massing.
 - Consider upper level step back to improve the height to street-width ratio 

and to allow sunlight to reach lower and street level.
 - upper level single massed form of uniform height and facade treatment 

could be considered if it provides a simple, uninterrupted backdrop.
 - Concentrate massing to centre and City side of site.
 - Perimeter block arrangement can be considered.

Street interface:
 - Build to line of Newmarket and Russel Street extension.
 - Activate with street edge commercial component.
 - Covered/sheltered pedestrian walkway.
 - No parking on first 3-floors at street edge.
 - Human/domestic residential scale street edge condition; avoid 

exaggerated, tall or over-scaled elements.
 - Relationship between the street facade and street-edge.

Architectural language:
 - Podium height sympathetic to context: human scale, fine grain, masonry/

concrete frame masonry infill, painted, plastered; vertical format punched 
openings (avoid large glazed expanses).

 - upper level light weight, frame and glazing, with possible fragmented 
skyline.

Landscape and private/semi-public spaces: 
 - Raised “terraces”, internal “streets” and courtyards for safe public space. 
 - Character areas, variety spaces, street furniture.
 - Retain mature trees where possible (eg. Ficus).
 - Retain vegetation screening along north boundary as a green barrier/filter.
 - utilise and landscape greenspace beneath freeway.
 - Possible reintroduction of canalised water.

4.5m step back 
8-10m plinth 
(no parking on street edge)

6-7 storey height on railway perimeter

green screening
retain existing mature trees

active street interface

8 storey height limit

internal streets

build to line

Figure 79.  Consolidated site indicators (section diagram)



68 Newmarket Social Housing, Woodstock, Erf 14888-0-1 Rennie Scurr Adendorff  16 November 2021 Phase 1 HIA

Figure 80.  Consolidated site indicators (plan diagram)
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9.3 Diagrammatic Guidelines for Development

The diagrammatic guidelines apply to a mixed-use commercial/residential 
development with a commercial street edge component. 

various options can be considered and explored for site placement, height 
and massing, for example:
1. Park placement (as shown in proposal)
2. Perimeter block (as shown in urban design analysis)
3. Extension of the urban grid
4. lateral step-back 
5. Podium building

The studies on the following pages explore these site placement options, with 
each example demonstrating the opportunities and constraints presented. 
Some examples lend themselves positively to the specific requirements 
of the development project such as overall capacity, low visual impact, 
quality social environment, and marketability. However, other factors may 
be compromised.

Constraints: 
 - Shape of the site: long and relatively narrow; sensitive edge conditions on 

long sides (street interface, railway line)
 - Recommended overall height limit of 8-9 stories (+/-25 to 28m). 
 - urban qualities of the historical context.
 - Currently liminal location.

Note: 
The heritage-based townscape analysis, which has informed examples 2 
and 3, is primarily concerned with ensuring contextually-appropriate design 
responses. The focus is on ensuring sufficient urban consistency within 
the context, framing the townscape parameters within which the urban 
regeneration and “visioning” - as a traditional urban design response - can 
be realised.

 1. PaRK PlaCEmENt

2. PERimEtER BlOCK

3. ExtENDED gRiD

4. StEP BaCK

5. PODium BuilDiNg
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1. PaRK PlaCEmENt

Strengths:
•�Activated Newmarket Street edge
•�Open green spaces
•� Reinforces Russel Street axis
•� Responds to urban grid
•�Maximises access to light 
•� Maximises sea and mountain views
•� Some protection from South East wind

Weaknesses:
•� Height of structures along Newmarket Street edge could overwhelm street experience

communal gardenscommercial street edge/
ground	floor
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2. PERimEtER BlOCK

Strengths:
•�Activated Newmarket Street edge
•� Responds to urban grid
•� Reinforces Russel Street axis
•�Maximises site usage 
•� Step back height on Newmarket Street edge

Weaknesses:
•�Dense development of site with proportionately little communal outdoor space 
•�Courtyard spaces (limited light) - compromised quality of life

with additional height  (11 storeys) on west end:
•�Heigh fabric on north side reduces light, captures wind
•� Visual�impact�from�Strand�Street�(west)�and�Nelson�Mandela�Boulevard�flyover

25m (8 storey)
34m  
(possible 11 
storey)

21m

plinth height 10m
covered walkway
commercial use area, activated 2-3 storey

commercial
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3. ExtENDED gRiD

Strengths: 
•�Activated Newmarket Street edge
•�Open green spaces respond to grid
•� Reinforces Russel Street axis
•� Responds to urban grid

Weaknesses:
•� limited outdoor space, mostly shaded
•� Poor use of available space

15m

15m

25m

20m

25m

commercial
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4. StEP BaCK

Strengths:
•�Activated street edge
•� Step backs give relief to Newmarket Street experience
•� Sensitive response to railway edge, allows gardens and plantings
•� Elevated semi-public terraces/communal balcony spaces (for social housing component)
•�Maximum light and views to all accommodation
•�Appropriate scale at street interface
•� Responds to Russel Street artery
•�Height impact concentrated to centre of site

Weaknesses:
•�Massing of long blocks with step-backs less suited to/foreign to the context
•� Reduced developed capacity on site (albeit with increased height, 28-30m, in central upper 

level)

commercial social/communal
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5. PODium

Strengths:
•�Activated Newmarket Street edge
•� Sensitive scale street interface with height set-back from street edge
•� Reinforces Russel Street axis
•� Elevated semi-public courtyard/green terrace spaces (for social housing component) 

benefit�from�light�and�security
•�Opportunity to integrated gardens with extended Good Hope Centre/Strand Street cultural 

precinct

Weaknesses:
•�Massing of long, narrow blocks, podium structure less suited to/foreign to the context

commercial	&	ground	floor	parking
communal/social

height reduction to north

south block 
wind “barrier”

gardens & skate park

podium level 
communal outdoor space
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9.4  Precedent

9.4.1 urban Context Precedent

 - Plastered, painted masonry podium at street level
 - Fragmented skyline
 - Above ground communal areas (roof terraces, “streets for play”)

9.4.2 Social Housing Precedent

The global need for high density urban social housing has spawned many 
useful studies. The mixed use is much championed as an appropriate for 
model for urban social housing. Certain qualities characterise examples that 
have created stable, liveable social environments. These include:

lower-rise higher density:
 - High density housing is not automatically high-rise. lower-rise structures  

provide a liveable scale with some qualities of suburban living.
 - lower-rise avoids potentially alienating tower blocks.
 - large structures can be broken up into sub-blocks, clusters and small groups 

sharing communal and circulation space: more “neighbourly”, better safety 
and social support.

Mix of typologies:
 - Mix of block height and size, apartment size, and appearance within the 

site helps to scale and individualise dwellings.
 - Allows architectural legibility: identification of accommodation type.

Mixed use commercial/residential:
 - Appropriate for urban social housing: combines residential, retail, live-work units. 
 - Shared community facilities: multi-use rooms, workshops.

Courtyard arrangement:
 - Courtyards provides safe outdoor spaces that can be well surveilled. 
 - Provides respite from urban noise and environmental impacts. 
 - Structures built around courtyard space(s) can be shallower, allowing  

more natural light: contributes to quality of life and security.
 - Form maintains the street grid and allows for pedestrian pathways.
 - Allows a variety of communal outdoor spaces.

46 Social Houses, Sevilla, Spain 
By gabriel verd
•�Maximum use of small plot
•�Organised around a courtyard
•�Apartments have visual access to street and 

inner spaces
•� Balconies for safe outside space

Brickfields and legea gardens, Johannesburg
•� Mixed use: residential, retail units, live-work 

units and community facilities
•� Mixed building typologies 
•� Arranged around communal outdoor space 
•� Balconies for safe outside space 
•� visual access to courtyard 
•� Access, circulation individual to each cluster

Social Housing, athis-mons, France (atelier vongDC)
•� Front� facade:� busy� street� -� ground� floor� small�

business/commercial
•� Rear facade: communal courtyard
•�Mix�of�apartment� typologies� reflected� in� varied�

facade treatment
•�variety for scaling device and individuality
•� Balconies extend living space
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•� Step backs for variety of spaces
•� Raised communal play spaces
•� Semi public/private spaces

Paris Housing (Comte + vollenweider) urban Primary School (AY Archietects) Dunboyne Road social housing scheme (Neave Brown)

•�mixed use commercial/residential
•� Facade articulation
•� Space between for light and greenery
•� Street edge podium

Generic image from “Design guidelines for residential mixed-use projects” (2014); Alexan webster (kTYG Architecture)
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10.0 DEvElOPmENt CONCEPt

Two schemes have been explored: 

 - Social Housing Residential
 - Commercial and Social Housing Development 

10.1 Social Housing Residential Scheme

A cluster of low-rise 4-storey buildings placed on 
the site in a park like arrangement. No basement.

NEW MARKET
S O C I A L  
H O U S I N G

3

GRO UND  FLO O R LAYO UT

40% 1 BED : 32% 2 BED : 28% 3 BED
TOTAL NUMBER OF PARKING: 77 (1 P/BAY FOR EVERY 3 UNITS)
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Figure 82. �Architect’s�Exploratory�Four�Storey�Social�Housing�Residential�Scheme,�floor�layout�
(MDk, 2021)

Figure 81.  Architect’s Exploratory Four Storey Social Housing Residential Scheme, 3D (MDk, 2021)
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10.2  Commercial and Social Housing 
Development

A cluster of structures that extend to the maximum 
development potential. includes a ground floor 
retail anchor and line stores, 4-storeys of social 
housing rental units, with above, 7-storeys of market 
value apartments. Basement parking.

NEW MARKET
S O C I A L  
H O U S I N G
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TYP ICAL  F LO O R LAYO UT

40% 1 BED : 32% 2 BED : 28% 3 BED
TOTAL NUMBER OF PARKING: 77 (1 P/BAY FOR EVERY 3 UNITS)
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40% 1 BED : 32% 2 BED : 28% 3 BED
TOTAL NUMBER OF PARKING: 77 (1 P/BAY FOR EVERY 3 UNITS)
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H O U S I N G

3

NEW MARKET
S O C I A L  
H O U S I N G

3

NEW MARKET
S O C I A L  
H O U S I N G

3
Figure 83.  Architect’s exploration of extended height mixed-use�commercial�and�residential�scheme:�floor�layout�and�3D�models�(MDK,�2021)
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APARTMENTS

SOCIAL 
HOUSING

BASEMENTS
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Figure 84.  Architect’s Exploratory Extended Height 
Commercial and Residential Scheme, 
section (MDk, 2021)

Figure 85.  3D Model, view to north east (MDk, 2021) Figure 86.  3D Model, model in context (MDk, 2021)
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11.0 HERitagE imPaCt CONSiDERatiONS

11.1 introduction

it should be remembered that this application pertains only to securing the 
basket of rights for the site, and does not constitute a design proposal. As 
such, impacts are considered in this section only at a high level to provide 
guidance to the ensuing design phase, and highlight any red flag issues.

Any design phase that ensues will be subject to a Phase 2 HiA that will consider 
alternative proposals, refine the indicators provided here, and provide 
comprehensive and specific consideration of the impacts likely to arise from 
the design put forward at that stage.

11.2 Archaeological impacts

The development poses high risk to subsurface heritage remains that may 
endure on the site, and date from pre-colonial times to various periods 
throughout the historic past. 

impacts to pre-colonial sites and or features are not anticipated to be likely, 
and such remains as might occur on site are not anticipated to be significant.

it is not anticipated that any shipwrecks, or associated maritime remains 
will occur on the site, and this has been confirmed in communication with 
the SAHRA Maritime and underwater Cultural Heritage unit (B williams 2021, 
personal communication, 23 August).

The uncovering of building footings is highly likely, and, where these intersect 
with foundations required for the construction of multi-storey apartments, 
impacts could include the complete destruction and removal of intact 
historic features.

it is not anticipated that burials will occur on this property, but the possibility 
of this cannot be entirely discounted. Again should burials occur on site, and 
be uncovered as part of trenching for the development, impacts will be very 
high.

11.2.1 Archaeological Mitigation

Monitoring of all trenching activity should be undertaken to test for the 
presence of subsurface remains. The layout of historic features, where these 
are known from contemporary maps and plans, should be provided to the 

construction crew as overlays on their site plans.

where remains are identified as pertaining to the old Powder Magazine, these 
should be recorded in situ through measured drawings and photographs. 
Once adequately recorded, their destruction could be permitted.

where features are suspected to pertain to the early fortifications, all work in 
that area should be ceased until further investigation of the extent, alignment 
and composition of the remains can be assessed. This will likely be achieved 
through excavation of an area of site. Depending on the outcomes of that 
investigation, a decision should be reached, with HwC, as to the appropriate 
way forward. This decision will be influenced by the degree of preservation, 
condition, location and extent, and an assessment of the significance of the 
remains. if feasible, the retention of a portion of these features should be 
considered, but whole scale retention would not be envisaged.

Should burials be encountered, all work on site would need to stop, the area 
of the burial cordoned off and designated a no-go area, and HwC would 
need to be notified of the discovery.

11.3 Social History impacts

The site is well suited to the proposed social housing development, which 
presents the opportunity to consolidate with the somewhat fractured 
redevelopment precincts of District Six and Albert Road woodstock to re-
invigorate the lower East City with cultural and economic vibrancy. 

However, if poorly integrated into the wider area, it risks becoming a social 
island. Studies undertaken to inform the redevelopment of District Six equally 
apply to the proposed development. These call for patterns of city building 
that respond to the needs of extended families and social empowerment, 
such as human scale environment, fine texture and grain, easy access, 
permeability, variety, transitional spaces, and mixed uses.

11.4 urban Design impacts

in terms of townscape/urban design considerations, the subject site should 
predominantly respond to the 25m/8 storey datum, while, from a townscape 
point of view only, limited areas might be permissible at 34m, in response to 
the width of Newmarket Street.

Further to this, the urban design analysis indicates that fully 2/3rds of the 
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Newmarket Street edge should provide an active street edge with no street 
boundary setbacks, and no parking within the first three storeys of the street-
facing structures, or within 10m of the street boundary.

in terms of design indicators, the urban design analysis indicates that the 
new development must respond to its surroundings which display relatively 
fine grain with a lot of facade variation despite the height of the buildings. 
As such the prevailing grain should be reflected through fragmentation of 
building form, and façade treatment. A 3-4 storey podium should be created 
reflecting the surrounding forms. Any additional height is to be set back above 
this, and at street level and up to the plinth datum, a masonry architectural 
response must be integrated.

in terms of site layout, the layout should respect and continue the alignment 
of Russel Street into the site as an internal, pedestrian-orientated street. The 
placement of new building on the site must respond to the historic street 
grid, and must ensure positive street-like edges where they are extended 
into the site itself, and the development must retain the continuity of the 
street facade; to achieve this, a perimeter block arrangement of building 
form is encouraged, in order to retain trees and respond to older patterns of 
building within the “pocket”.

Failure to adhere to these guidelines would render the bulk, form and massing 
of the development unsuitable and inappropriate to the area, while failure to 
activate the street interface and create positive pedestrian oriented spaces 
would negatively impact on the success of the development in any of its 
guises, i.e. as a social housing, general residential or commercial space.

11.5 visual impacts

visual impacts will be greater with increased building heights, and so impacts 
are assessed below relative to the various scales of the proposed schemes.

The urban fabric in this area consists of a contrasting coarse and fine grain, 
where coarser fabric is found flanking Sir lowry Road and other major arterial 
routes. Prominent buildings such as The District and Buchanan Square are 
located adjacent and in close proximity to the site. Fine urban fabric of the 
historical Chapel Street is located just two streets behind Newmarket street, 
where the majority of the buildings are single-storey victorian row houses 
with significant heritage value.

The District building that is opposite the proposed development site, and 
Buchanan Square, form prominent features on the visual horizon of the 
townscape in this portion of the City. At 13 storeys, the building would protrude 
significantly above its surroundings as it would be flanked by open space to 
the north and lower buildings associated along the woodstock urban corridor.

At 13 storeys any proposed building would be out of proportion to the adjacent 
existing buildings and would protrude above the existing urban fabric. it would 
therefore form a prominent feature along the skyline of this portion of the 
City and would not blend into its surroundings to a large degree. in addition 
to the above, the 13 storey proposal would have a far more significant visual 
impact on heritage resources within the area as well as on major vehicular 
transportation routes such as Nelson Mandela Blvd (N2), Fw De klerk Blvd 
(N1) and Philip kgosana Drive (M3).

At 8 storeys, the development is likely to have a more significant visual impact 
on important heritage resources such as The Castle of Good Hope, Good 
Hope Centre, Cape Town Train Station and the victoria Street and Chapel 
Street Heritage Protection Overlay Zones. However, this scale of building is 
not unprecedented within the area and so would not be seen as a unique 
feature protruding substantially above the existing urban fabric. it should, 
however, be noted that at 8 stories the development would be visible from 
a wider area than that of the four storey scenario. Mitigatory screening 
measures should be considered along the northern border of the site.
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12.0 PuBliC CONSultatiON

Public consultation will be undertaken in line with the HwC regulated 
requirements for Public Participation. Any comments arising from this process 
will be responded to in the HiA and provided in full as an appendix. 

Conservation Bodies, i&APs and authorities who will be provided with copies 
of this report for commenting as part of this process include:

•�CiBRA
•�CiFA Heritage Committee
•�City of Cape Town Environmental and Heritage Management
•�District Six Museum
•�District Six Reference Group
•�Reclaim The City
•�Ndifuna ukwazi
•� SAHRA

13.0 CONCluSiON aND RECOmmENDatiONS

The property could potentially hold archaeological material from pre-Colonial 
times, although it is unlikely that these will be of much significance, given the 
longevity of development on the site which would have caused substantial 
disturbance to any such remains. Historic period remains, including breastwork, 
batteries and forts of the Sea lines, the Military Hospital and Cemetery, the 
Old Powder Magazine and the Government Store, could occur on site, and 
these features are of moderate to very high significance. 

There is a slight chance that the site could contain human remains, given 
that burials are known to be associated with the Military Hospital Cemetery, 
although these are likely to have been confined to the cemetery, which was 
exhumed in the 1920s. Any informal burials, or any pre-colonial burials, are 
more likely to be located within the sand of the historic woodstock beach 
which was north of the railway lines.

Archaeology:

As such, the following is recommended in terms of archaeological mitigation:
1. Monitoring is recommended for trenching on site;
2.  An overlay of the location, orientation and alignment of the Powder 

Magazine is to be provided to construction team to appraise them of the 
likely intersects with historic structures;

3.  where historic features are encountered in situ, work in that area of site 
should be halted until HwC has been consulted, and the way forward 
has been established. This could include excavation and recording by an 
archaeologist. 

 a.   Any remains of the Old Powder Magazine and Government Store 
should be recorded and mapped in situ; it is recommended that these 
remains, once recorded, should be considered for demolition;

 b.   Any remains pre-dating the Powder Magazine, and related to the C18th 
fortifications and related structures, should be recorded and mapped 
in situ; it is recommended that some portion of these remains should 
be considered for retention and incorporation in the development, if 
feasible;

4.  Should any human remains be encountered, all work on site should be 
halted, the area of exposed remains should be cordoned off as a no-go 
area, and HwC should be notified immediately of the discovery in order to 
determine the appropriate course of action.
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Social history: 

Recommendations from the social history study are that the Newmarket Street 
site is well suited to a social housing development. it has the capacity to 
bind the fractured precincts of District Six and Albert Road woodstock and 
consolidate an area of accessible social infrastructure. However, if poorly 
integrated into the wider area, it risks becoming a social island. 

The social components include:
 - Social cohesion; sense of place; community and restitution; current 

vulnerabilities.

Opportunities to exploit include:
 - Central  location; access to facilities for employment, education, health, 

religion and recreation.
 - Opportunity to re-invigorate the lower East City and knit it together with 

woodstock and District Six for cultural and economic vibrancy.

Constraints to be mitigated include: 
 - Hostile pedestrian environment; hostile wind;  freeway and railway noise.

Recommendations for an enabling environment  that  allows low income 
families to thrive. 

1. Facilities for multi-generational families and extended family groups.

2. Support network for single working parent families. 

3.  Easy, low-cost access to work, health facilities, education, recreation.

4.  low-rent, small scale, work from home and mixed-use facilities.

5.  Communal multi-purpose facilities, outdoor safe, social, sport and play  
 spaces.

6.  Small scale, neighbourly clusters for safety and social integration. 

Visual impacts:

The visual Statement concludes that, with the proper implementation of 
development guidelines and recommendations, development at the site 
may not result in severe adverse visual impacts on heritage resources in the 
area. The project could potentially be considered acceptable from a visual 
perspective, with the incorporation of the recommended mitigation into 
the project design and implementation. The visual Statement notes that a 

building height of six storeys would be preferred to limit visual impacts.

Recommendations pertaining to visual impacts are as follows:

1. A building height of up to six storeys is preferred

2. A level 5 visual impact Assessment be conducted for any building   
 scenario that exceeds 4 storeys. 

3.  in an effort to ensure reduced potential visual impacts associated with 
the development, it is recommended that development guidelines be 
produced to ensure that visual considerations and heritage resources are 
taken into consideration during the design phase.

4.  Building heights be restricted to a maximum of 8 storeys along Newmarket 
Street, and should it be required, that building heights are permitted up to 
a maximum of 7 storeys along the site’s perimeter with the railway line.

Urban design:

The townscape/urban design analysis recommends the following:

1.  The three-to-four storey height datum: Almost all the structures facing the 
street have a clear podium of 3-4 storeys, and additional height is set back 
above this.

2.  The structures all present narrow edges to the street, which results from long, 
narrow plots running between victoria and Newmarket Streets. This results in 
a relatively fine grain, with a lot of façade variation, despite the structures 
being quite tall. The new development must respond to the prevailing grain 
through fragmentation of building form, and façade treatment.

3.  Russel Street is a key future north-south link to District Six, and the built 
response on the site must be appropriate to its higher-order role as a linking 
street. it should be extended into the site as an internal street (note – not a 
road, it must primarily be a pedestrian-orientated space).

4.  The laneways and wider streets create a very clear movement order of 
intersecting streets. These laneways also contribute to the resultant finer 
grain. The placement of new building on the site must respond to the 
historic street grid, and must ensure positive street-like edges where they 
are extended into the site itself.

5.  Retain continuity of the street façade: no setbacks to the street boundary: 
the Newmarket Street boundary is considered a “build-to” line. A perimeter 
block arrangement of building form is encouraged, in order to retain trees 
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and respond to older patterns of building within the “pocket”.

6.  The surrounding architecture is largely masonry/masonry-infill on concrete 
frame, plastered and painted. At street level, and certainly up to the 4 storey 
“plinth” datum, a masonry architectural response must be integrated.

7.  The overall heights vary, but the general gradient is from 4 storeys close to 
the site, to 7/8 stories closest to the Hollandse Redoubt/Bus Depot site. The 
subject site must predominantly respond to the 25m/8 storey datum. limited 
areas are permissible at 34m (which responds to the width of Newmarket 
Street).

8.  while the surrounding industrial sites tend to incorporate a yard along the 
street edge, the most successful buildings edge the street in a “perimeter 
block” arrangement. This is particularly discernible in the case of the 
4-storey brick victorian building on the corner of Newmarket and Russel 
Streets, and a similar response must be integrated for the subject building.

9.  An active street edge must be integrated for 2/3rds of the Newmarket 
Street edge, and no parking is permitted within the first three storeys of the 
street-facing structures, and within 10m of the street boundary.

10.  Boundary treatments, landscaping and planting should be carefully 
considered and should follow and reinforce the original patterns of 
development in the area. Mature trees must be retained as far as possible. 
A positive response to the green space below the freeway on-ramp is 
encouraged, so a future connection to the planned Cultural Precinct of 
the Good Hope Centre, Castle and Parade is made possible.

The Phase 1 recommends that the consolidated heritage indicators and 
guidelines as per Section 9 of this report form the basis of the further design 
development work.

These consolidated recommendations are informed by both the visual study 
and the urban design and townscape recommendations, along with the 
underpinning socio-historic study and the findings of the AiA.
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liSt OF FiguRES

Figure 1.  locality Map (RSA, 2020).
Figure 2.  Detail of proposed development area, Erf 14888 (RSA, 2020).
Figure 3.  view across site (RSA, 2020).
Figure 4.  Erf 14448-0-1 Newmarket Street (images: Google Earth 2021)
Figure 5.  Castle Mews (c1900) across Newmarket from the northern extent of 

Erf 14888, view to south (RSA, 2020).
Figure 6.  Zoning map for the area surrounding the proposed development 

site. (CoCT; 2021 in Square One, 2021: 6).
Figure 7.  Conceptual residential 4-storey social housing design (MDk 

Architects)
Figure 8.  Conceptual mixed use residential/commercial (MDk Architects)
Figure 9.  1646 depiction of conflict in Table Bay between sailors and khoe, 

with a European encampment in the general area of the site. (image 
Figure 10.  Map showing approximate locations of known shipwrecks relative 

to the project area (SAHRA MuCH unit, 2021)
Figure 11.  Plan of 1767 showing the Sea lines extending from the Castle to 

Fort knokke. The development site is indicated in red, south of a 
structure indicated as a ‘guardhouse’ on the map in yellow; this 
structure occupies the location of the later Military Hospital. (CoCT 
EHRM Maps, 2020).

Figure 12.  An overlay of Eleman’s Plan of 1818 showing the Sea lines, and the 
French lines. The development site, indicated in red, is occupied 
by a constructed city block at west and the Powder Magazine 
at right; the structure to north correlates with the location of the 
guardhouse in Figure 11 but could be the lines hospital (CoCT 
EHRM Maps, 2020).

Figure 13.  1900 New Fruit and vegetable Market at Newmarket site with 
many empty horse wagons with drivers, possibly waiting to haul 
sold goods. Mostly men standing waiting, some women seated, 
beside sacks. (Mayor’s Minutes, CoCT EHRiC)

Figure 14.  The 1926 aerial shows Corporations Early Morning Market and the 
Fruit and vegetable Market at Newmarket. The Market neighbours 
the site which is just visible at top right of image (NGi, 2021)

Figure 15.  Thomas Bowler painting, 1844, of the beach near the Military 
Hospital, with fishermen in the foreground (Cape Archives, AG13)

Figure 16.  Turn of the 20th Century image of the Military Hospital (Cape 
Archives, AG3420)

Figure 17.  Snow’s plan of 1862 showing the Military Hospital and the area east 
as far as Fort knokke, but does not depict the Military Cemetery 

(RSA, 2020).
Figure 18.  Thom’s plan of 1895 indicates the Hospital and Cemetery, near 

Fort knokke (RSA, 2020)
Figure 19.  The 1926 aerial showing the Hospital and Cemetery (RSA, 2020)
Figure 20.  The 1945 aerial shows the locations of the Hospital and Cemetery, 

indicated in green, now under railway infrastructure (RSA, 2020).
Figure 21.  view over railway yard (date unknown). (item PB0671_002, SAR 

Publicity and Travel Department archive).
Figure 22.  Series of plans showing the development of the railway lines from 

the 1860s to the 1930s, with the site location indicated in red. Note 
the site is indicated as vacant in 1865, but occupied by the”Old 
Magazine” by 1895. in the 1930s it is indicated as occupied by 
market sheds related to the railways, and the “Government Store”

Figure 23.  Table Bay in 1854 prior to the construction of harbour facilities; 
note the jetties in use at the time (maritimesa.org, 2015 after w.J. 
& A.M. Talbot).

Figure 24.  Cape town harbour in 1898 showing the Alfred Basin in the  
foreground, and victoria Basin under construction beyond 
(maritimesa.org, 2015 from library of Parliament).

Figure 25.  Series of maps depicting the expansion and development of the 
foreshore through time (RSA, 2021).

Figure 26.  Photograph of horse-drawn carts and bathing huts on wheels on 
woodstock Beach; date unknown (Cape Archives, AG3504.)

Figure 27.  Photograph of families on woodstock Beach in the 1940s (Cape 
Archives, AG3504.)

Figure 28.  The extent of District Six, indicated in orange, in 1926 (top) and 2020 
(below), showing the enduring legacy of the forced removals; the 
study site is indicated in red (RSA, 2020).

Figure�29.� �Old� Commissioner� and�Ordnance�Officers� Quarters� and� Powder�
Magazine between the Castle and old Military Hospital, Cape 
Town (Cape Archives, E1913).

Figure 30.  Powder Magazine, dock area, Cape Town, early C.20th (Cape 
Archives, E3548).

Figure 31.  Plans of a powder magazine drawn up in 1860, intended to replace 
the East Magazine, at as an yet undetermined location; it is not 
known whether this magazine was built, but its form corresponds 
well with both the Papendorp Magazine (Figure 27) and dock area 
magazine (Figure 28) (Cape Archives M1/861)

Figure 32.  The Goad insurance Plan of Cape Town from 1895 showing the “Old 
Magazine” and the block occupied by the Government Store, the 
New Market, and the Military Hospital (RSA, 2020).
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Figure 33.  Erf 14888 as illustrated in the 1947 Cape Foreshore Plan (uCT Digital 
library, 2021: islandora:29961).

Figure 34.  The development of the site through time, showing Snow’s plan of 
1862 (top left), wilson’s plan of 1878 (bottom left), Thom’s plan of 
1895 (top right) and the 1926 aerial (bottom right). Note that the 
Government Store develops through time, and remains intact into 
the C20th, while the Magazine exhibits no development until its 
destruction in the late C19th/early C20th (RSA, 2020).

Figure 35.  Detail of the development of the site through time, showing the 
demolition of the Powder Magazine in c.1895. The Government 
Store is demolished by 1957 to allow for the expansion of the 
railways and associated infrastructure; the alignment of remnant 
elements of the Government Store still extant in 1957 are indicated 
in yellow on the 1957 plan (RSA, 2021).

Figure 36.  Plan of 1767 showing the development site indicated in red, south 
of a structure indicated as a ‘guardhouse’ in yellow. The Sea lines 
extend from the Castle and include, left to right, the Elizabeth, 
Helena and Tulbagh Batteries, and Fort knokke. (CoCT EHRM Maps, 
2020).

Figure 37.  The Elemans Map of 1818 showing the Powder Magazine at east 
of the development site already constructed, and the city block 
at the west, where the Government Store was to be located, 
delinieated, but without detail (RSA, 2021).

Figure�38.� �Old� Commissioner� and�Ordnance�Officers� Quarters� and� Powder�
Magazine between the Castle and old Military Hospital, Cape 
Town (Cape Archives, E1913).

Figure 39.  Site: 14448-0-1 Newmarket Street (image: Google Earth)
Figure 40.  woodstock 10 year average property sales price increase (image: 

Property 24)
Figure 41.  Group Areas Act working map shows 1965 proclamation of 

the Foreshore and part of District Six as white Area and 1966 
proclamation of the majority of District Six. walmer Estate and 
portions of woodstock are marked as proclaimed Coloured 1975; 
woodstock was effectively a Controlled Area. Site area circled in 
white. (image: CoCT Historical Maps Collections)

Figure 42.  1945 prior to Apartheid, Group Areas legislation and the clearing 
of District Six, shows the socio-spatial relationships of the site to 
the immediate residential area and places of employment. 
Newmarket, the railway goods yards, coarse grain of warehouse 
and workshop buildings along Sir lowry Road, and the Central 
Business District. (images:  Aerial NGi 1945_203A_06_00510; photos 

Jan Greshoff in Greshoff 2021)
Figure 43.  Social inventory
Figure 44.  Social resources
Figure 45.  Social living: Small dwellings in high density places require well-

functioning, safe, comfortable outdoor spaces for play, exercise, 
socialising, hobbying.

Figure 46.  Social living: High volume urban accommodation needs easy, low 
cost access to opportunities for transport, work, health, education, 
social, religious, play activities. 

Figure 47.  The site, shown in pink outline, is divided from the surrounding 
urban fabric by highways, railways and Trafalgar Park. There are 
a few “gateway moments” where access to this pocket can be 
obtained from the surrounding fabric, (image: Abrahamse 2021: 4)

Figure 48. The site, shown in pink outline, is located along a major eastwest 
arterial route - Newmarket and Albert Road. victoria Road forms a similarly 
higher-order route, while Chapel Street will perform a local east-west 
connecting role with the development of District Six. Similarly, Russel Street 
will become a primary north-south linking street once District Six is developed. 
(image: Abrahamse 2021: 5)
Figure 49.  Major cultural/academic sites are shown in black. (image: 

Abrahamse 2021: 6)
Figure 50.  The scale and quality of investments in the area have led to it 

becoming a more vibrant and sought-after inner-city area, but 
is also changing its urban character, and sometimes creating 
difficulty for the receiving community. (image: Abrahamse 2021: 
7)

Figure 51.  Character context. (Abrahamse, 2021: 8)
Figure 52.  Zoning and height allowances in the vicinity of the site. (Abrahamse, 

2021: 10)
Figure 53.  The site, outlined in red, forms part of the proposed Grade 1 District 

Six area. (Abrahamse, 2021: 13)
Figure 54.  Prevalent streetscape patterns. (Abrahamse, 2021: 11)
Figure 55.  urban Design Framework for Trafalgar Park, woodstock-Salt River 

Revitalisation Framework (Nisa Mammon and Associates with Du 
Toit and Perrin in Abrahamse, 2021: 14)

Figure 56.  CCDS showing that the subject site (circled in pink) falls withn 
a zone for intensified development of 8 - 10 stories. Abrahamse, 
2021: 14)

Figure 57.  The CCDS identifies the site as being part of a mix-use movement 
corridor largely defined by industrial and commerical uses. 
Residential development is encouraged here. Abrahamse, 2021: 
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14)
Figure 58.  Briggs’ urban design framework for the East City proposes medium 

height infill development between Buitenkant Street and the Good 
Hope Centre. (Abrahamse, 2021: 16)

Figure 59.  District 6 Spatial Framework also proposed intensified height 
between the Castle and the elevated freeway, as well as around 
the site (8 stories). (Abrahamse, 2021: 16)

Figure 60.  District 6 Spatial Framework identifies a zone of intensification of 
use around the subject site, outlined in red. (Abrahamse, 2021: 16)

Figure 61.  Rawoot’s analysis of the major surrounding urban informants to the 
site; Rawoot’s proposed design for the site locates built fabric on 
the edges of the site, with a courtyard within. (Abrahamse, 2021: 
18)

Figure 62.  The site forms one of 5 locations identified for the development 
of affordable housing in the area. (Source: http://ourfuturecities.
co/2017/11/5-design-proposals-for-the-woodstock-and-salt-river-
affordable-housing-sites in Abrahamse, 2021: 17)

Figure 63.  indicator 1 and 7 - Creation of a plinth along the street edge, and 
height limitations and responses to surrounding fabric (Abrahamse, 
2021: 19)

Figure 64.  indicator 2 - Response to grain and fragmentation (Abrahamse, 
2021: 18)

Figure 66.  indicator 4 & 9 - Response to laneways and streets for entrances, 
active street-facing edges (dashed line) (Abrahamse, 2021: 20)

Figure 65.  indicator 3 - Extension of Russel Street into the site (Abrahamse, 
2021: 18)

Figure 67.  indicator 5 & 8 - Perimeter block arrangement preferred(Abrahamse, 
2021: 20)

Figure 68.  indicator 10 - The design proposal must be cognisant of the 
potentials to link westwards, via green and pedestrian-orientated 
spaces, to the cultural precinct formed by the Good Hope Centre, 
Castle and Parade.(Abrahamse, 2021: 22)

Figure 69.  Diagrammatic 3D representation of the diagrams above 
(Abrahamse, 2021: 23)

Figure 70.  Site location in relation to adjacent areas (Square One, 2021: 4)
Figure 71.  Site in relation to District 6 (Square One, 2021: 5)
Figure 72.  viewshed and view shadow areas for the proposed development 

at a height of 4 storeys (left), 8 storeys (right) (Square One, 2021: 
24-25)

Figure 73.  viewshed and view shadow areas for the proposed development 
at a height of 13 storeys (left), and at Metropolitan scale (above) 

(Square One, 2021: 24-26)
Figure 74.  Birds-eye view of 13 storey proposal from Nelson Mandela Boulevard 

looking towards the CBD and Cape Town harbour. (Square One, 
2021: 38)

Figure 75.  Birds-eye view of 13 storey proposal from District 6 looking towards 
woodstock, railways and harbour beyond. (Square One, 2021: 38)

Figure 76.  Heritage Grading Map (CoCT, 2018).
Figure 77.  Heritage Overlay Map, showing the victoria Street (1), Chapel 

Street (2), Albert Road (3) and Central City (4) HPOZs, and the 
woodstock Proposed HA (5) (CoCT, 2018).

Figure 78.  Declared Heritage Protection Overlay Zones (CoCT; 2021 in Square 
One, 2021: 27)

Figure 79.  Consolidated site indicators (section diagram)
Figure 80.  Consolidated site indicators (plan diagram)
Figure 82.  Architect’s Exploratory Four Storey Social Housing Residential 

Scheme, floor layout (MDk, 2021)
Figure 81.  Architect’s Exploratory Four Storey Social Housing Residential 

Scheme, 3D (MDk, 2021)
Figure 83.   Architect’s exploration of extended height mixed-use commercial 

and residential scheme: floor layout and 3D models (MDk, 2021)
Figure 84.  3D Model, view to north east (MDk, 2021)
Figure 85.  Architect’s Exploratory Extended Height Commercial and 

Residential Scheme, section (MDk, 2021)
Figure 86.  3D Model, model in context (MDk, 2021)
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PAGE 1 of 2 
Our Ref:  HM/CAPE TOWN METROPOLITAN/WOODSTOCK/ERF 14888 
Case No.:  20112613KB1126E 
Enquiries:  Khanyisile Bonile 
E-mail:   khanyisile. Bonile@westerncape.gov.za 
Tel:   021 483 5959 
Date:      18 December 2020 
 

 
Katie Smuts 
75 Morningside Road 
Ndabeni 
7405 
 
 
 
 
 
NOTIFICATION OF INTENT TO DEVELOP: PROPOSED HOUSING DEVELOPMENT ON ERF 14888 
NEWMARKET STREET WOODSTOCK SUBMITTED IN TERMS OF SECTION 38(1) OF THE NATIONAL HERITAGE 
RESOURCES ACT (ACT 25 OF 1999) 
 
CASE NUMBER:  20112613KB1126E 
 
The matter above has reference. 
 
Heritage Western Cape is in receipt of your application for the above matter received on 30th November 
2020. This matter was discussed at the Heritage Officers Meeting held on the 7th of December 2020. 
 
You are hereby notified that, since there is reason to believe that the proposed housing development on 
Erf 14888 Newmarket street Woodstock will impact on heritage resources, HWC requires that a Heritage 
Impact Assessment (HIA) that satisfies the provisions of Section 38(3) of the NHRA be submitted. Section 
38(3) of the NHRA provides 
 
      (3) The responsible heritage resources authority must specify the information to be 

provided in a report required in terms of subsection (2)(a): Provided that the following 
must be included:                                                                 

      (a)  The identification and mapping of all heritage resources in the area affected; 
      (b)  an assessment of the significance of such resources in terms of the heritage 
          assessment criteria set out in section 6(2) or prescribed under section 7; 
      (c)   an assessment of the impact of the development on such heritage resources; 
      (d)  an evaluation of the impact of the development on heritage resources relative   
         to the sustainable social and economic benefits to be derived from the 
         development; 
      (e)  the results of consultation with communities affected by the proposed 

       development and other interested parties regarding the impact of the 
          development on heritage resources;                                        
      (f)    if heritage resources will be adversely affected by the proposed development, 
           The consideration of alternatives; and 
      (g)  plans for mitigation of any adverse effects during and after the completion of 

       the proposed development. 
 
This HIA must in addition have specific reference to the following: 
 
Socio-historic study, an archaeological impact assessment, and a townscape analysis. Comments from 
the I&APs to include comments from MUCH Unit from SAHRA.  
 
The HIA must have an overall assessment of the impacts to heritage resources which are not limited to 
the specific studies referenced above.  

 
 
 
 

RESPONSE TO NOTIFICATION OF INTENT TO DEVELOP: HIA REQUIRED 
In terms of Section 38(4) of the National Heritage Resources Act (Act 25 of 1999) and the Western Cape 

Provincial Gazette 6061, Notice 298 of 2003 
 

 

  

MPBL - LUM 02

Amended on:  24/06/2019

Rezoning of land, including rezoning to subdivisional area overlay zoning

Permanent departure

Temporary departure

Subdivision of land

Implementation of a subdivision approval in phases

Consolidation of land

Consent or approval in terms of, or the relaxation of, a restrictive condition in a title deed where the restriction relates to use, 
subdivision, development rules or design criteria

Consent, approval or any other permission or requirement in terms of the development management scheme

Amendment, deletion or addition of conditions in respect of an existing approval granted or deemed to be granted in terms of 
this By-Law

Extension of the period of validity of an approval

Amendment or cancellation of an approved plan of subdivision or general plan

Permission required in terms of the conditions of approval of an application

Determination of a zoning, a non-conforming use right or any other matter which the City may determine in terms of this By-Law

Correction of a zoning map

Alteration or amendment of a street name or number

Determination of an administrative penalty as contemplated in section 129(1) (LUM016 form)

To exempt a subdivision from the need for approval in terms of this By-Law as contemplated in section 67(3)

Permission for the reconstitution of a building or a substantial part of it within the envelope of a non-conforming use as 
contemplated in section 37(6)

Any other application which the City Manager may prescribe in terms of this By-Law

Amendment, suspension or deletion of a restrictive condition

I/we, the registered owner(s)/applicant

registered owner(s) of the following property(ies) 

wish to certify that authority is hereby granted to the following agent / consultant

in terms of the enclosed resolutions* (applicable if land owner is a registered company/closed corporation, trust or other juristic person) 
to submit the following application types (*tick appropriate box.)

in respect of the afore-mentioned property(ies), to enable it to be developed/utilised for the following purpose(s):

The undersigned therefore nominates, constitutes and appoints the above party with power of substitution to be the registered owner’s 
legal representative/agent and to act in the name, place and stead of the registered owner(s) in the above regard.  Accordingly, power of 
attorney is hereby also granted to the agent to sign and receive all correspondence in respect of the matter referred to above during the 
applicable process.

D M Y Y Y YMDDate Registered owner’s signature

Owner’s name

Erf 14888-0-1

Katie Smuts (of Rennie Scurr Adendorff cc)

✔

Print Form

Submission of documents for consideration by Heritage Western Cape in terms of S. 31 of the National Heritage

Resources Act (No. 25 of 1999) pertaining to the proposed development of Erf 14888-0-1

2 5 1 1 2 0 2 0

Pogiso Molapo Pogiso
Molapo

Digitally signed by Pogiso 
Molapo
Date: 2020.11.25 15:30:38 
+02'00'

annexure B: RNiD, 18 December 2020 annexure C:  Power of Attorney
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WinDeed Database Deeds Office Property 
 

 
CAPE TOWN, 14888, 0 (REMAINING EXTENT)  (CAPE TOWN) 

GENERAL INFORMATION
Deeds Office CAPE TOWN 

 

Date Requested 2020/11/29 11:19 

Information Source WINDEED DATABASE 

Reference - 

 
PROPERTY INFORMATION
Property Type ERF Diagram Deed T24630/1987 

Erf Number 14888 Extent 6.9004H 

Portion Number 0 (REMAINING EXTENT) Local Authority CITY OF CAPE TOWN 

Township CAPE TOWN Province WESTERN CAPE 

Registration Division CAPE RD Previous Description PTN OF 10256 

LPI Code C01600070001488800000 

 
OWNER INFORMATION
OWNER 1 OF 2 

Type LOCAL AUTHORITY Title Deed T24630/1987 

Name CITY OF CAPE TOWN Microfilm 1999 0736 3059 

ID / Reg. Number - Purchase Price (R) 2 

Multiple Owners NO Purchase Date - 

Multiple Properties NO Registration Date 1987/06/10 

Share 0.00 

OWNER 2 OF 2 

Type LOCAL AUTHORITY Title Deed T95992/1999 

Name CITY OF CAPE TOWN Microfilm 1999 0736 2988 

ID / Reg. Number - Purchase Price (R) TRANSFER BY ENDORSEMENT 

Multiple Owners NO Purchase Date - 

Multiple Properties NO Registration Date 1999/12/01 

Share 0.00 

 
ENDORSEMENTS (3)

# Document Institution Amount (R) Microfilm

1 K347/1987S - UNKNOWN 1991 1853 0935 

2 NOW SUBDIVISION TOWN CAPE TOWN ,ERF 117785 ,PRTN 0 UNKNOWN - 

3 NOW SUBDIVISION TOWN CAPE TOWN ,ERF 158148 ,PRTN 0 UNKNOWN - 

 
HISTORIC DOCUMENTS (2)

# Document Owner Amount (R) Microfilm

1 T3937/1953 S A VERVOERDIENSTE UNKNOWN 2008 0764 4450 

2 T24630/1987 MUN CAPE TOWN 2 1999 0736 3059 

 
DISCLAIMER: This report contains information gathered from the WinDeed database and we do not make any representations about the accuracy of the data displayed nor do we accept

responsibility for inaccurate data. LexisNexis will not be liable for any damage caused by reliance on this report and for legal purposes encourage validation on ownership details with the

Deeds Office. This report is subject to the terms and conditions of the  WinDeed End User Licence Agreement (EULA). 

 

annexure D:  Title Deed
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annexure F:  Social History Study (RSA, 2021)annexure E:  AiA (RSA, 2021)
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annexure H:  visual Statement (Square One, 2021)annexure g:  Townscape / urban Design Assessment (Abrahamse, 2021)


