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1. Introduction 

 

The document under discussion (labelled Preliminary Heritage Statement) comprises an HIA 

component and information pack (prepared by GAPP Architects and Urban Designers) as 

well as a Visual Impact Assessment. This E&HM comment is in reference to the heritage 

aspects of the proposal, to be tabled as a S38 (3) application at HWC’s IACOM. Further 

comment regarding spatial and design aspects will be provided as part of an integrated 

City commenting process in due course. 

 

2. Background  

 

The original 1992 Precinct Plan allocated a bulk of 38 000 m2 to the precinct, later increased 

to 59 000m2. In 2015 a re-conceptualised design provided for the original remnant of the 

Amsterdam Battery to be retained as part of an urban park with surrounding development 

parcels and underground parking with an overall bulk of 93 000m2. Various conditions 

related to this revised Precinct Plan were endorsed by HWC in 2016. It was supported in 

principle by E&HM with the exception of the proposed tall building on Erf 9588. 

 

3. The current proposal 

 

The current proposal (Canal Precinct Urban Design Concept, 1 August 2017) entails the 

development of new multi-storey mixed use buildings (commercial and residential) with 

associated open areas as an amendment of the 2016 Precinct Plan. Although described as 

‘infill’ development, the proposed scale and bulk of these buildings is significantly greater 

than that which currently exist in the context. It is stated in the HIA that that no changes are 

proposed for parcels A and D (as per previous HWC approved Precinct Plan). However, 

what was then parcel D (City Lodge site), now includes a building parcel with a height of 

between 35-52m (41 to 65m above msl). Additional built footprints (H and I) have been 

included to the west of the Battery park. Heights for parcels D&E and F&G also appears to 

be higher than that previously approved (respectively 27m vs 22m and 32m vs 30m). A 

major departure from the previous plan is the re-allocation of bulk to the east of Dock Road 

(new parcels N, M1-3, L1-3 and P), including a tall building of approximately 95m on block 

L1. The total proposed bulk has now been considerably increased to approximately 

145 000m2. 
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4. Analysis  

 

According to the HIA the intention of the proposal is to develop a ‘legible, pedestrian–

friendly and active public environment that is structured around a series of key spaces that 

relates to the precinct’s heritage assets and strategic views’. This objective is certainly 

endorsed and the broad aim of establishing an urban park at the heart of the precinct is of 

great benefit to the area. 

 

Identified heritage issues include the following, which has been addressed to varying 

degrees in the concept: 

 

- The remnant of the Amsterdam Battery and the axis established by the Battery 

- Views of Signal Hill from the proposed park 

- The original coastline 

- Views towards the synchrolift and Silo building 

- Views towards the Queens Hotel and Dock Road remnants 

- Views of the Harbour from Signal Hill 

- The existing heritage buildings (Queens Hotel and Waterfront Theatre School) 

 

5. Assessment of impact 

 

The proposed concept generally satisfies the heritage indicators as set out in the HIA and the 

conclusion of the HIA in this regard is noted. The VIA confirms that the development of the 

precinct will cause a significant visual impact in that there will be noticeable change to the 

character of the site. It is argued that the proposal has evolved in direct response to 

heritage/ visual indicators.  

 

E&HM agrees that the plan includes benefits to the cultural landscape, importantly the 

integration of historical remnants of the Amsterdam Battery as an urban park. The relocation 

of bulk away from the Buitengracht shaft of space and the omission of the tall building on Erf 

9588 is supported. E&HM would however like to note the following concerns regarding the 

revised Precint Plan proposal:  

 

 Heights (and resultant impact on character) 

 

- E&HM previously expressed concern about the location of a tall building on Erf 9588 

and the re-allocation of bulk to the east of Dock Road is therefore supported in 

principle.  

- The substantial increase in bulk and the appropriateness of a series of tall buildings 

(including the very tall building on block L1) along this spine is however questioned. The 

motivation for these buildings is that it will provide ‘a sense of enclosure and spatial 

definition along Dock Road’. This goal is not necessarily a function of increased height; 

the impact of the scale of the buildings could potentially be detrimental to the spatial 

and visual experience along this route. Possible setbacks, with a plinth element 

responding to the heights of blocks A & B (existing Waterway House) across the road, 

could mitigate this impact. 

- It is not clear what the design informants were and how the height of the tall building on 

block L1 was arrived at. 

- The resultant built form will be a major deviation from the existing general V&A scale 

and character and does not make reference to the fine-grained built form and semi-

industrial/ harbour qualities so distinctive of the Waterfront. This precinct is the gateway 

into the V&A and as such should act as the visual and spatial introduction to its unique 

character and identity.  

- The creation of a tall building cluster functions as a seeming continuation of the Cape 

Town CBD skyline and does not allow the precinct to be sufficiently differentiated as a 

distinctive entity.  

- The appropriateness of the height of blocks J&K in the immediate context of the only 

remaining original buildings (respectively the 3A graded Waterfront Theatre School and 



the 3B graded old Queens Hotel) is also questioned. Due to their size and placement, 

these blocks also limit the visual connection to the Amsterdam Battery Park from Dock 

Road and the canal, one of the heritage indicators. 

 

 Interfaces 

 

- The impact of the additional bulk in the precinct on the pedestrian realm requires 

further assessment with regard to the resultant interfaces between the buildings and 

adjacent open spaces. The experiential quality of some of these linkages are potentially 

problematic given their lack of ‘generosity’ in relation to the adjacent tall buildings, for 

example the spaces between blocks F&G and E&D and between blocks I and J&K.  

- Sufficient greening is also required along these linkages, not currently indicated in the 

concept. Gateways into the park and visual connections to it should be enhanced by 

means of greened pedestrian-friendly routes and clear access points. 

- According to Figure 3 (Public Space Network) very few of the secondary NMT routes are 

edged with pedestrian-friendly edges.  

- The spatial impact of the proposed podium parking associated with blocks J&K (as 

indicated in Figure 6: Basement and Podium Parking) is not clear.   

- The interfaces between the new buildings on blocks I, J and K and the existing heritage 

structures needs clarification in terms of proposed land uses, ground floor interfaces and 

architectural treatment in order to assess their impact. 

- It is agreed that the proposed new infill buildings to the west of the park (blocks H&I) will 

contribute to the activation and ‘containment’ of the open space. However, the 

impact of these can only be completely assessed once there is more clarity on their 

design, use and ground floor interfaces.  

 

 View corridors and connections 

 

- An important indicator is the establishment of a strong visual (and symbolic) connection 

between the precinct and the sea and harbour environment. As such the spatial 

response to the axis along the centre of the Battery towards the harbour appears 

insufficient at present. The heritage indicator clearly sets out a requirement for a strong 

axis and unobstructed view lines. The placement of block M3 directly in this corridor 

negates this intent.  

- The heritage indicators further call for some form of recognition or representation of the 

original shoreline. It is not clear how this aspect has been addressed. 

- Little information is provided on the proposed Transit Plaza at the intersection of Dock 

Road and South Arm Road and how this will potentially impact on views towards the 

synchrolift and the character of the area.  

- Pedestrian connections should as far as possible be at grade to enhance pedestrian 

connectivity and user-friendliness throughout the precinct. Further detail is therefore 

required on the proposed pedestrian route below Dock Road at the arrival point. 

- The view of the Queens Hotel from Buitengracht and the nature of Erf 9588 as the point 

of entry into the V&A are important heritage informants. The changed intent for Erf 9588 

in terms of built form is supported, but further detail is required regarding landscape 

upgrades to ensure the meaningful inclusion of the site in the public realm and to act as 

an appropriate forecourt to the Queens Hotel building. 

 

 General 

 

- No uniform indication of heights is provided in the document. (The tall building for 

example is listed variously as 95m, 100m msl or 65m+ msl). This makes it difficult to 

compare heights to surrounding buildings and also to previous approved plans.  

- It would be useful to also assess the proposed heights in relation to those of other 

buildings in adjacent precincts such as the Clock Tower and Marina areas to get an 

indication of contextual fit in terms of the overall V&A character.  

- Ideally include more detailed architectural and built form indicators should be included 

at this stage to ensure the development of buildings and spaces that are 

complementary to the context.  



 

 

 

6. Conclusion 

 

E&HM is in principle supportive of the various development footprints as provided for in the 

revised SDP, subject to the requests for further assessment as set out above. However the 

proposed heights, in particular for buildings of 60m and higher, is of concern as it will 

fundamentally change the character of the precinct and will potentially have a 

detrimental impact on the unique qualities and sense of place of the V&A Waterfront. This 

requires further attention and an integrated City response at a broader level. The proposal 

will furthermore have to satisfy the requirements of the City’s Tall Building Policy amongst 

other policy directives. 

 

  

Yours sincerely 

 

 

 
B. Irrgang 

 


