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1. INTRODUCTION 
 
This supplementary report is in response to the Interim Comment provided by IACOM 
dated 1 November 2017. 
 
The focus of this supplementary report is to respond to the following core comments 
included in the Interim Comment: 
 
1.1 The V&A Waterfront as a whole, with its own distinctive sense of place, is 

considered to be a heritage resource. 
 
1.2 The further increase in bulk in the precinct, from 93000m2 to 145000m2 is a 

source of concern, including the extent to which this increase in bulk has been 
informed by heritage considerations. 

 
1.3 The introduction of tall buildings within the Waterfront is a source of concern in 

particular the proposed heights of parcels L1 (84m), M (53m) and K (52m). 
 
2. STRUCTURE OF THE RESPONSE TO THE INTERIM COMMENT 
          
            The response is structured in two parts: 

A. This summary statement including conclusions and recommendations, 
B. A Heritage Indicators Response report, compiled by GAPP Urban Design 

to specifically address the comments raised above. 
 
 
 The Heritage Indicators Response Report deals in detail with the following as  
            Identified in the Interim Comment referred to above: 

 The evolution of the development context over the last 25 years and the 
V&AW’s response  

 The background to the V&AW’s planning and development parameters 

 The built form and character of the V&AW  

 The social and economic impacts of V&AW investments over time 
relative to potential heritage impacts 

 The character and built form qualities of the precinct relative to other 
precincts in the V&AW 

 An analysis of the extent to which the precinct plan has responded to the 
heritage indicators identified and approved by HWC 



 The findings of the VIA 

 The conclusions of the Urban Design Report that the visual and heritage 
issues have been addressed and the impacts are acceptable from an 
urban design perspective. 

 
A. SUMMARY STATEMENT 
 

 
A history of the sequence of precinct plans and their related heritage studies 
indicates that the planning process from the mid 1990s has been shaped and 
informed by heritage informants. Precinct based heritage studies have informed 
the planning process and the allocation of bulk. 

 
 The total amount of bulk was allocated to the V&AW in 1990 and this has been 

allocated to date across the various precincts. Heritage informants have been 
central in shaping this allocation. 

 
            It is noted that the total quantum of bulk formed the basis of the price paid for the 

V&AW by the present owners and informs on-going investment in income and 
non-income producing projects.  

 
      It is evident that core and transitional areas can be identified from an urban 

      design and heritage perspective. 
 
 The grain and texture and heritage significance of late nineteenth century 

structures clustered around the Alfred Basin and inner Victorian Basin are fine 
grained in terms of massing and form and have limited ability to absorb further 
development. Precincts located on the fringes of the V&A Waterfront are coarser 
in grain, have different spatial relationships and qualities and are identified as 
having the capacity to absorb further development, provided that identified 
heritage resources are not negatively affected. 

            
            The Canal Precinct has a fundamentally different character to the rest of the  
            V&AW to the north in terms of its built form character, history and visual and  
            functional relationships with the harbour related activities to the north and the  
            central city to the south. 
 
            It is difficult to argue that the precinct is visually and functionally harbour related 

and its incorporation into the V&AW is more a function of an administrative 
cadastral demarcation than its visual and functional relationship with the harbour.  

              
            It is noted that there is no consistent urban or architectural built form typology in 

the V&AW. Its character is hybrid in nature. A range of built form typologies is 
evident. In terms of tall buildings it is noted that a 16-storey building (50m above 
MSL) has been approved by HWC in the Granger Bay precinct. 

 
            At the scale of the Canal precinct, an iterative and interactive heritage analysis  
           and planning and design process has been followed. The emphasis has been on  
            the  primary heritage resource within the precinct, namely the remnant of the  
            Amsterdam Battery and the creation of Amsterdam Battery Park. This heritage  
            analysis has included the identification of additional heritage indicators,  



predominantly related to view corridors. The HIA dated September 2017 
concluded that the precinct plan had addressed the heritage indicators identified 
and that potential impacts would be within acceptable limits. 

             
            A core position of the Interim Comment was that the V&AW as a whole should be  
            considered as a heritage resource and that the built form proposed in the  
             precinct plan could be considered as alien to that character. 
 

The accompanying report compiled by GAPP Urban Design motivates the 
position that there is no one homogenous character for the Waterfront; that 
character is hybrid and diverse in nature, and that there is a broad range of 
heritage resources within the Waterfront as a whole which have various degrees 
of heritage significance. 
 
The Canal precinct is in a transitional zone and is visually distinct from the 
landmark quality of the Elevator building and its associated visual spatial field. 
 
As indicated above It is argued that the Canal precinct has little if any relationship 
to harbour related activities and its inclusion into the V&AW is more a function of 
cadastral delineation rather than urban design and heritage considerations. 
 
The Canal precinct is from a functional and visual spatial point of view considered 
to be more part of the central city than the Waterfront. It is visually and spatially 
separated from the water’s edge and this separation has been severely 
aggravated by the construction of the Yacht Club between the Canal Precinct 
and the harbour. 
 
The VIA has indicated that the proposed higher buildings are considered to be 
part of a family of higher buildings that are emerging in the northern quadrant of 
the city and that the building heights indicated in the current precinct plan would 
not negatively impact on important views between the City and the harbour. 
 
The proposed block layout is integrated with that of the city grid structure. The 
concept of integration has been an enduring component of planning from both 
the City’s and the V&AW’s perspective. The improvement and enhancement of 
the public realm, in particular pedestrian connectivity, has always been a major 
component of this integration. 

 
 
 
B. CONCLUSIONS  
 

The precinct plan has evolved from an iterative heritage analysis and planning 
and design process. The comments made by the City of Cape Town’s Heritage 
Management Branch and the Cape Institute for Architecture have been 
acknowledged and building heights and forms have been adjusted. It is 
concluded that the precinct plan has addressed the heritage indicators that have 
been approved. The precinct plan does not represent the accommodation of bulk 
in the absence of heritage informants. Rather, heritage informants have preceded 
the planning process and have shaped the identification of land parcels and the 
resultant built form. Considerable attempts have been made to address the 



heritage indicators, as is evidenced by the recently completed Waterway House 
building and the Amsterdam Battery Park, currently under construction. The 
substantial investments in the public realm throughout the Waterfront and the 
Canal Precinct are considered to outweigh any potential heritage impacts. 

 
 
C. RECOMMENDATION 

 
 
 
It is recommended that section 38(4) of the NHRA has been fulfilled and that the 
precinct plan should be approved. 
 
 
 

Nicolas Baumann 
27 November 2017 
 


