
 
 
 
 
 
 
 
 
 

 
APPENDIX G3 

 

HERITAGE IMPACT ASSESSMENT REPORT  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 



Proposed subdivision and development of Lot 177476,
104 Boyes Drive, St James, Cape Town.

Heritage Impact Assessment prepared in terms of Section 38(3) of the 
National Heritage Resources Act (Act no 25 of 1999).

Heritage Western Cape case no 17090415

Prof. Em.WALTER PETERS, Architect & Heritage Practitioner
Revision of 28 January 2021

View of the declivity from 104 Boyes Drive to Main Rd, St James, with ravine and seasonal stream on the north-eastern boundary
(left) and battered gabion retaining walls of the platform for the proposed residence at the top of Lot 177476 (right).

View of the declivity from 104 Boyes Drive to Main Rd, St James, with ravine and seasonal stream on the north-eastern boundary
(left) and battered gabion retaining walls of the platform for the proposed residence at the top of Lot 177476 (right).
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Executive summary
The argument advanced herein is that the character of the inherited
environment of the St James enclave provides the context for any design
intervention.  For this reason, the process first engages with the historical
development of the enclave, before considerations for any interventions can 
be articulated. 

It finds that Lot 177476 lies in an identity area of coarser grain, different from
the rest of St James, and that any development therein should, consistently, also
be subjected to nuanced criteria derived therefrom, while respecting the 
primacy of the ravine environment.  
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1)  BACKGROUND INFORMATION ON THE PROJECT 
Plans for a residence at the top of the site on 104 Boyes Drive were approved by the City of Cape Town
on 13 June 2017.  These included an access road along the south-western boundary, which begins and
terminates with a hairpin bend before connecting with Faringdon Steps, a proclaimed road, skewed as it
meets Lot 177476.

The intent of the current project is to develop Lot 177476 with three sub-divisions. Portion3 would
be that at the top for which the building plans have already been approved; Portion 2 would include the
bottom half of the second hairpin bend of the access road referred to above, for which building plans 
have been prepared; and Portion 1, which is as yet without a client to call a design into being, would be
accessed by way of the panhandle of the site reaching to Main Rd, between street numbers 38 and 36

(Stonehenge).
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Fig 1. Site Development Plan, Lot 177476

(Slee Architects).

Stonehenge (PHS),
36 Main Rd. 
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2)  DESCRIPTION OF THE PROPERTY AND
AFFECTED ENVIRONMENT 

Lot 177476 is one of the few undeveloped sites in St James.  
It consists of a tract of steep terrain measuring 8344sqm in
extent, which falls from Boyes Drive on the north-west before
narrowing and meeting with Main Road on the south-east.
The south-western boundary adjoins residential lots, mostly
vacant, while the north-eastern is marked by a ravine with a
seasonal water course, across which are residences of
more recent date. The affected environment is
naturally greened with shrubs including
fynbos and a few trees, loose sandstone
scree and some boulders, characteristic
of the steep peninsula mountain slope. 

It should be noted that the short side of Lot
177476 abuts the highest altitude of Boyes Drive, 85m
above MSL, which is where the undulating road
suddenly makes a sharp and short V-turn to cross the
seasonal stream. To accommodate this indent, the road
engineers made use of an arch wall, battered in profile,
and built of locally sourced stone with flush mortar
joints, which resulted in a particularly high retaining
wall, probably the highest embankment of the entire
7km-length of Boyes Drive. 

Fig 2a. Location map. (HPOZ 35)

Lot 177476, St James

Right. The battered arch
wall of Boyes Drive (right),

which elevates access to Lot
177476 well above natural

ground level. The upper
hairpin bend of the access

road to Lot 177476 is
cantilevered (centre), and the

supporting structure has since
construction partially

greened naturally.
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Boyes Drive, which traces the mountains inland of False
Bay, was built 1923-26, and was declared a scenic drive in 1947

(Walker & Stuart-Findlay: 2011, 106).  While offering
spectacular views over St James and across the Bay, on its inland
or mountain side on the north-west, Boyes Drive borders Table
Mountain National Park, parts of which form the core of the
World Heritage Site (including Cape Floristic Kingdom with
endangered vegetation).  

Lot 177476 lies within the Muizenberg-St James-Kalk Bay
Heritage Protection Overlay Zone (HPOZ) (Fig. 2a).  Despite
this declaration, the ‘External Map Viewer’ of the City of Cape
Town reveals that except for the properties abutting on the
south-east, which line Main Rd, the area in which Lot 177476

is located is deemed ‘not conservation-worthy’ (Fig. 2b). 
A Provincial Heritage Site (PHS) lies at the foot of Lot

177476, Stonehenge, 36 Main Rd, which status its immediate
neighbour northward shares, Cavanmore, 32 Main Rd (Fig. 2b).
These two PHS properties are bookended by two local

heritage sites, 38 and 40 Main Rd, southward, respectively Rocklands and Blencathra on the corner of
Heytor Rd, and two northward, 30 Main Rd, Quinmatro, and 28 Main Rd, and all four of these sites are
graded 3b.  It should also be noted that all the buildings that line MainRd face False Bay and in
acknowledging this aspect, effectively turn their backs on the steep natural background. 

Lower hairpin bend of the access road on 
Lot 177476. 

42
40 38

36   
32  30

28
26 22

Lot 177476

Fig 2b. Identification
and mapping of all
heritage resources in the
area affected, with key
(City of Cape Town
External Map Viewer). 
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Left: 40 & 38 Main Rd, set well back from the road. Center: No.36, Stonehenge, at the foot of Lot 177476, the declared PHS.   
Right: Its immediate neighbour northward, also a PHS, Cavanmore, 32 Main Rd.

View from Main Rd north-eastward.  The abutting heritage resources of Lot 177476 lie at the foot of the incline (right), 
38 & 40 Main Rd set back from the road, on the corner with Heytor Rd, and Stonehenge, the declared PHS at 36 Main Rd,
identifiable by the mature tree at extreme right.  The terrace created for the construction of the approved residence on Portion 3 of 
Lot 177476, on 104 Boyes Drive, can be seen at top left.  The residences proposed for Portions 1 and 2 would be, roughly, equally spaced 
and unlikely in any way to affect the declared local and provincial heritage resources along Main Rd.  
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3)  DESCRIPTION OF METHODOLOGY 
The approach taken is based on an urban morphological study, which seeks to understand the
underlying decisions that shaped the spatial structure and character of the inherited environment. It
analyses the physical form of the enclave of St James and its component parts, road patterns and their
transformations, and property lots and building characteristics, which can be referred to collectively as
the urban grain. 

This is done in a search for establishing criteria for appropriate development on Lot 177476, with
buildings that will at least fit comfortably, but preferably energetically, and enhance the environment to be
conserved. The process should allow for creativity in contemporary design that acknowledges or is
inspired by aspects particular to the enclave including the ravine on the property in question, which
dissects or fractures the immediate context. 

4)  HISTORY AND EVOLUTION OF THE ST JAMES ENCLAVE 
Today the St James enclave is signposted along a 1.2km stretch of Main Road.  There is Kimberley Rd in
the south-west and Carisbrooke Steps in the north-east, with Main Road skirting False Bay on the 
south-east, and Boyes Drive running parallel on the north-west overlooking the spit-of-land from a
higher altitude of some 65-70m. This form can be described as a steeply tilted, elongated rectangle of
about 200m width lining False Bay.  

St James is part of a continuum stretching from Muizenberg to Kalk Bay (Fig 2 ), which in 1882 and
1883 respectively could be reached by railway from Cape Town. To accommodate the line, the place of
worship of St James RC church, the only mainline church within the enclave then and now, and from
which the name of the settlement was derived, was demolished and a substitute built opposite at 74 Main
Rd two decades later, 1900-01.  But, with the enclave of St James located between the two coastal towns,
this too had to wait the two decades before a dedicated railway stop was agreed to and a station built,
contemporaneously with the substitute place of worship. 

Although individual fishermen’s cottages and a few holiday houses were scattered along the coast,
develop ment of the St James enclave only commenced from this time when the attraction of railway
conveyance and a tidal pool with change or bathing boxes prompted a significant influx (Fransen,
2012: 156). 

4.1. The surveyor’s obtuse triangle  
The first cadastral map that could be sourced is dated 1897 (Fig. 3).  This shows the outline of an obtuse
triangle with uneven baseline along the length of Main Rd, and property segments or sub-divisions of
different widths parallel to the altitude line, which falls between the railway station and St James RC
church.  However, it should be noted that this piece of cartography would have served the registration of
farms and sub-divisions and was not intended as a basis for a settlement plan.  
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Fig 3. Cadastral map
of 1897 (Walker &
Stuart-Findlay, 2011:

170 ).

Fig 4. Cadastral map
of 1900 (City of
Cape Town).
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Development within the triangulated tract of land can be seen in the surveyor’s drawing of 1900

(Fig. 4 ) in which segments of land reaching from either side of the obtuse triangle to Main Road were
prepared for road access and parcelling of property lots.  Of these, the six roads of Heytor (Road no. 1),
St James (road), Jacob’s Ladder, Ley (Road no. 2), Hillrise (Road no. 3), and Leighton (Road no. 4) lie
perpendicular to Main Rd, against the contours, and each shows smaller lots lying astride. The steepness
would have determined the character of the buildings, because to prevent erosion and potential structural
collapse, retaining walls, and hence the buildings too, had to be observe the contours of the landscape. 
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The six original roads have differing widths, St James and Ley are 30ft (9.144m) wide, the bookends
Heytor and Leighton 20ft (6.096m), and Jacob’s Ladder and Hillside 15ft (4.572 m), which would have
had a bearing on the possibilities for parcelling lots within the segments of land. The lots along Heytor
are large and without pattern, those on St James, Ley, Hillrise and Leighton are rectangular with narrower
fronts and those on Jacob’s Ladder are square. The last would most likely have been a case of
accommodating the customary minimum lot sizes astride a road of minimum width, 15’ (4.572 m), within
the narrow segment of the surveyor’s obtuse triangle. 

Along Main Rd lie larger buildings, at the foot of long segments of land, which on a more gentle
gradient are mostly set back from the road in an interrupted band in the direction of Kalk Bay.  The only
intervention parallel to Main Rd is Braemar Rd, the centreline of which coincides with the extension of
the line of sub-division on the north-eastern end of the obtuse triangle.  This allowed for the creation of
parcels of lots within two blocks, facing either of the parallel road frontages on Main or Braemar �ds.  

Following the topographically sensible approach to subdivision on Braemer Rd, one can also identify
vestiges on the map for a possible NE-SW linkage across the roads perpendicular to Main Rd, at mid-
segment of the afore mentioned triangle.  This is evident at High Level Road, the crossing to Ley �d,
which projection toward Heytor Rd could have coincided with the original termination of the staircase
within Jacob’s Ladder, and is bent as it crosses Heytor Rd (as Faringdon Steps) (see (Fig. 4), to align with
the already referred to line of sub-division of the north-eastern-most portion of the obtuse triangle.  
A similar attempt might be surmised at Sorrento Rd, at right angles to Hillrise Rd, which at 20’ width,
interestingly, is wider than Hillside at 15’. But the realisation of any linking road cutting across the
perpendicular fingers, or at mid-segment of the triangle, was put paid to with the construction of Boyes
Drive, 1923-26.

In subsequent developments other streets perpendicular to Main Road were inserted (Fig. 6), Westway
Rd between Heytor and St James Roads, Sandhurst Rd between St James Rd and Jacob’s Ladder, and
Capri Rd between Jacob’s Ladder and Ley Roads.  Also Pentrich Rd between Ley and Hillrise. 

Fig 5. Cadastral map
of 1902 (City of Cape
Town). Main
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Fig 7. St James cadastral layout of today (Western Cape Government).

Fig 6. Insertion of the remaining streets identified (City of Cape Town).
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4.2. Stairs as a public means of ascent    
The perpendicular roads off Main Road were probably
considered as passages for draught animals or for conveyance
by horse and cart; vehicular traffic is unlikely to have been
seriously considered in 1900, let alone for that steepness of
gradient.  Whatever the consideration, the challenge for
coping with lots on the steep slopes was passed on to
buyers. 

All of these roads transform to become pedestrian paths
once the topographical incline becomes too steep, generally,
at 15-20m MSL, and depending on street width, stairs or
ramps in various configuration or combination are available
as the means of ascent, a characteristic particular to St James. 

Although St James Rd is closest to the railway station,
interestingly, the map of 1902, also prepared during during
the Anglo-Boer war, shows most development on Jacob’s
Ladder, halfway up, but none or little elsewhere.  Perhaps
this was prompted by the smaller property lots, or existing
buildings that were incorporated in the layout, some across
two lots, but with the dense settlement there, the adjoining
property owners took it upon themselves to commence
with the building of a staircase in 1905 (Walker, 2011: 100).  

Below: Jacob’s Ladder realised as a path of ramped stairs to which adjoining properties encroach.

Fig 8. Superimposed contour lines of St James. Note the indented contours of the ravine within the generally parallel series.
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This was conceived as a cadenced
climb in stages, in the form of a centrally
placed staircase with landings or ramps,
which in 1912 became known as Jacob’s
Ladder (Walker, 2011: 103), a name
derived from the biblical ladder to
heaven, mentioned in Genesis 28:12. The
top portion of the 141-riser staircase was
funded by the municipality and built in
1928, and as Walker informs, the adjoining
properties encroach upon the unbuilt
space to either side (2011: 103).

Similar processes were followed with
steps in St James Rd (1926), Capri Rd
(1931), Ley Rd (1934), Pentrich Rd
(1922) and Hillrise �d (1932) (Walker,
2011: 94-97). However, due to St James
Rd being twice the width of Jacob’s
Ladder, this street transforms to become a
ramped serpentine path which is less
strenuous on pedestrians. 

4.3. Filling-in the north-eastern
portion of the obtuse triangle  
As has been established, neither a
township plan nor an orthogonal or grid
layout was ever prepared for St James.
Rather, segments of the surveyor general’s
original obtuse triangle, prepared for the
purposes of land registration, were filled
in by a piecemeal accumulation of minor additions, with individual surveyors making intuitive and
expedient adjustments to reticulate city-form to the steeply tilted terrain. 

While subsequently inserted roads perpendicular to Main Rd generally followed the precedent of
having the narrow sides of rectangular lots front the road with the long sides stretching along the
contours, this precept changed with the development of Westway Steps. From here northward, 
Faringdon Steps, the vestige of a possible internal north-south linking road, which obliquely cuts across
Heytor Rd possibly to meet with Braemar Rd, was laid out with  lots which long sides cross the
contours. Much of this portion of St James remains underdeveloped, no doubt because of its
inaccessibility by motor vehicle, which instead has prompted various property owners to invest in
funicular access while parking in, for example, garages on the inland side of Boyes Drive.

Top: St James Road transforms to become a ramped serpentine path.

Above: Ley Road transformed as a staircase.
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Fig. 9. Cadastral layout of the north-eastern portion of the
surveyor’s obtuse triangle. The area has a ‘variation in character’
different from the rest of the enclave of St James, referred to
herein as the ravine interface identity area.

Below: Fig.10. Drone shot of development in the north-eastern
portion of the original surveyor's obtuse triangle.  The
residences proposed for Portions 1 and 2 of Lot 177476 are
inserted to assist in gauging their fit within the ravine interface
identity area (Slee Architects).
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The advent and spread of vehicular ownership and the demand for comfortable access, has impacted
upon the townscape of St James.  Vehicles are either parked in the open along the sides of driveable
gradients of roads, in garages as already referred to, in dedicated sets of parking garages like the one on
Capri Road, or creep in along what appear to be private serpentine-shaped routes across adjacent or
contiguous properties, one of which follows.  

Having cited the arm of the T-shape to Braemar Rd as a topographically sensible intervention, the
geometries of some subsequent property lots between Braemar Rd and Boyes Drive have deferred from
the historical pattern of segmental sub-division of the original obtuse triangle, particularly those fronting
Boyes Drive (Fig. 9). 

These property lots are larger than most, are polygonal in form, and probably because of the near
impossibility of gaining vehicular access off Boyes Drive, Lot 175139 (abutting the north-eastern
boundary of the Lot in question) is accessible by a serpentine-shaped road across contiguous properties, a
situation no different in principle to the 1905 decision by adjoining owners to take upon themselves the
construction of the stairs of Jacob’s Ladder.  

One house in this grouping cuts across the contours, but the majority are elongated in form, both to
capture the view and to follow the contours, and although the orientations of individual houses are varied
by nuance, the irregular or dispersed positioning should allow for a better capturing of favourable
northern sun. 

What unites this group is the common residential scale – different from the older surrounding
houses, – retaining walls of stone, some of substantial height and left exposed, and stone terracing, and the
whole of the assembly of 2-3 storey-high buildings is of more recent date and therefor style, replete with
roofs of flat or low pitch, at a wider interspacing but embedded in greenery, which in time should
become denser yet.  In urban morphological terms, this area is of coarser grain.   

5)  WHAT SHOULD BE CONSERVED?  
In 1993, twenty-seven years ago, the City of Cape Town realised the special character of the stretch of
Kalk Bay, St James and Muizenberg and commissioned the practice of Revel Fox & Partners with a
conservation study, carried out under the authorship of Dr N Baumann.   

Along the stretch, the report detected “variations in character”, which to understand was regarded as
an “important starting point”, and an “essential precondition” for making effective conservation
proposals. Hence identity areas were designated based on their “physical boundaries” and “the elements
which distinguish them from other areas” seen as an “amalgam of topographical, architectural and
historic”. Sub-areas within the main identity areas were also recognised, and for each of these in turn
were pin-pointed form-giving elements or characteristics (Fox, 1993: 44 ), see Fig 11.

Among the ‘identity areas’ was ‘D. St James Village’, which contained as sub-areas ‘D1. Main Road
spine’, and ‘D2. St James steps’ (Fox, 1993: Fig 27), the name given the tilted portion of the strip of
St James containing the various roads that transform as stairs. 

Having chosen “physical boundaries” to geographically define areas, the ravine of the site here in
question, Lot 177476, lies just outside the area of ‘D’, and only its lowest portion might be contained in
the adjacent identity area ‘E: Historic Coastline’, the name given the stretch along Main Rd from Heytor
Rd to Post Huys (182 Main Rd, Muizenberg), termed ‘E.1. Rust en Vrede / Stonehenge area’.
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Nevertheless, in ‘D. St James village’, the Study pointed to the character being “more suburban” and
having “generally larger plots and houses and [being] more treed” (Fox, 1993: 49). In the sub-areas, 
‘Main �oad Spine’ had “generally larger sub-divisions which resulted in larger dwellings”; in ‘St James
Steps’ area “[t]he plan form that evolve[d] and the topography combine[d] to form a distinctive character”
(1993:50), and ‘�ust en Vrede/Stonehenge Area’ was characterised by the high number of quality homes”
(1993: 51).

The ‘Nature of significance’ assigned these three ‘identity areas’ had in common an abundance of
mature vegetation, the use of trees, and a consistent use of local stone, and, interestingly, in the ‘St James
Steps’ area the Study recommended that “design opportunity created by the number of mountain streams
should be exploited” (Fox, 1993: 50).  

The Study concluded with recommendations including (2) that “areas which have retained their
historic character be proclaimed as Conservation Areas”; that “specific guidelines relating to aesthetic
control” be formulated; and that particular attention be paid to the retention and use of stone in new
developments (Fox, 1993: 69).  

Since the release of the Conservation Study, the brochure Guidelines for work in St. James & Kalk

Bay heritage area was prepared by the City of Cape Town (2007 ), and the whole of the stretch,
Muizenberg-St James-Kalk Bay, enjoys the status of HPOZ 35. 

But of particular relevance to this Impact Assessment is Fig 30 of the Conservation Study, which
“summarise[d] buildings, elements and areas regarded as conservation worthy” (1993: 69).  This map is at
larger scale and is therefore presented in sections along the stretch of the Study but is of poor quality and
barely reproducible. Nevertheless, consistent with its Fig 27 (Fig 11 herein), the filling-in of the north-
eastern portion of the surveyor-general’s original obtuse triangle had in 1993 only just begun, and that
this portion of St James was not considered conservation worthy. 

Fig 11. Designation of identity areas along the western
coast line of False Bay (Fox, 1993: Fig 27 ). Note that
the ravine in question separates identity areas D and E. 

The immediate local context of the subject
property, Lot 177476, is highlighted in the circle
superimposed on the centre of the map.
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6)  THE INHERITED CULTURAL AND NATURAL LANDSCAPE 
These are observations of the character of St James which beside the City’s Guidelines for work in

St James & Kalk Bay Heritage Area are proffered as considerations for interventions.

6.1. Which buildings are significant to the character of St James?   
Most of the buildings within St James are over 60 years of age. Unusually many appear to be architect-
designed and reflect changing fashions in design, of construction and use of materials, including natural
stone quarried locally.   

Given this considerable heritage Muizenberg Historical Conservation Society commissioned the late
art historian, Dr Hans Fransen, to prepare the document ‘Lakeside, Muizenberg & St James.  A heritage
survey of the built environment’ (2012). 

This inventory of qualifying buildings
concludes with ‘best concentrations’, which
according to the survey, in the enclave of St
James fall around Star of the Sea convent,
church of St James, St James retirement hotel,
station and tidal pool as well as several cross
streets, St James, Ley and Capri Roads and
Jacob’s Ladder, which it terms the “jewel of St
James”.

With this finding one cannot disagree, but it
is submitted that unlike most towns, villages
and urban areas of South Africa, neither
outstanding buildings, declared Provincial
Heritage Sites, ’best concentrations’ nor any
landmarks can be considered ‘jewels’ in the way
that the general townscape of St James is. 

This phenomenon could be down to the
physiognomy of the buildings, terraced by
topography, unified in scale, form, material and
texture, and to boot, the generally good
condition. That there are few more distinctive
individual buildings among the totality is a
distinguishing cachet. Even the St James’s RC
church with its modest spire does not
overpower.  

The conclusion here is neither for
advancing a self-effacing architecture nor for
one hogging the limelight but for one that
reveals an understanding of the surrounding townscape character and responds accordingly. 

6.2. Topography versus orientation      
Most houses in St James have their long facades facing False Bay i.e. south-east, because the view would
have been a priority of the owners.  These houses are elongated and follow the contours of the
topography, which is a sound economic basis for any design, and has resulted in a terraced townscape in
the original parts of St James, akin to the seats of a theatre, but south-east orientation is far from ideal.   

St James Roman Catholic church with Star of the Sea convent. 

St James retirement hotel.
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If the priority of house owners is for a year-
round comfortable or well-tempered interior
environment, at least for the habitable spaces,
the house would have to be orientated north.
While somewhat difficult on the steep incline
of St James with Table Mountain in the
background to cut off insolation, at least a
measure of beneficence can be aimed for.
However, the desire for a comfortable interior
by passive means should not exclude enjoying
the view; both can be achieved but that
requires design skills.

Houses such as 18 Main Rd, corner
Leighton Rd, and 11Pentrich Rd are east-west
aligned, and these would very likely have been
so designed to have a long elevation face north.
Others such as 42 Boyes Drive are wing-shaped
to fit in with the topography, enjoy the
panoramic view and the orientation, while
‘lying low’. 

Point is, the physiognomy of St James
contains and does allow for alternative
orientations. It depends on how done, and
whether the character of the context is
acknowledged (see also 6.3 below), but best if
the design is also responsive topographically. 

Across the contours with one long side facing north. 18 Main Rd cnr
Leighton Rd.

North-facing house opening to a terraced garden. 11 Pentrich Rd.

Wing-shaped to
enjoying the best of

view and orientation
while ‘lying low’. York

House, 42 Boyes
Drive.
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6.3. The character of the buildings of St James   
This is a summary of aspects of buildings that have contributed to the physiognomy of St James.    

Scale involves function, and it is the function of the building that in the first instance creates the scale.
With few exceptions, all buildings in St James are residential, mostly detached or villas, with some multi-
residential, but the basic unit of scale is derived from the residential function, which unifies. 

Materials are one of the most important factors in determining the character of a place, and forms and
proportions are largely derived from materials.  

Stone is to be found in boundary, terrace and retaining walls, plinths and wall claddings, and in St James
is also used as a road surface. Using stone can permit shapes that might otherwise seem incongruous, and
due to the local procurement, surfaces should weather well and look less obtrusive in time. In addition,
the use of stone can give the appearance of a building rising out of the mountainside and create a sense
of congruence between built form and nature. 

Hard landscaping. The dramatic natural landscape plays an important role in shaping this enclave.  
To prevent erosion and potential structural collapse, terracing and retaining walls follow contours, and
the best examples become moulded to the contours of the landscape.  As the retaining walls support
mainly residential properties, they are unified by the general residential scale. Many display a more recent
addition in the form of an additional layer to add height, which is usually plastered and painted, and
thereby scales the visual impact. Others are covered in greenery. 

Soft landscaping including land cover of hardy, water-wise indigenous vegetation is what binds the
built environment of St James, often punctured with trees. 

7) CONCLUSIONS WITH HERITAGE INDICATORS AND INFORMANTS 
FOR DESIGN   

This study has shown that the infilling and development of the north-eastern portion of the original
surveyor’s obtuse triangle of 1897 resulted in a townscape newer and rather different from that in the
centre of St James.  This finding accords with the approach taken in the Conservation Study of 1993,
which on detecting “variations in character” along the stretch it was to study, advised that as an
“important starting point”, and as an “essential precondition” for making [new or additional]
conservation proposals, the immediate, local context needed first be understood.  

Using “physical boundaries” the Study found that the ravine with the seasonal stream on Lot 177476

lay at the interface of two ‘identity areas’ it had detected, see Fig 11.  Additionally, as a conservation
objective the Study recommended that “[t]he design opportunity created by the number of mountain
streams should be exploited” (Fox, 1993: 50 ).  

The ravine in question impacted not only on the passage of Boyes Drive with a sudden indent, it
made access impossible for the property immediately abutting, Lot 175139 ( see Fig 9), but most
important, the ravine with seasonal stream originating from Nellie’s Pool within Table Mountain
National Park needs acknowledgement in the townscape and its conservation should be guaranteed. 
The primacy of the ravine environment and its precipitous land calls for acceptance without
compromising its rural or natural context.

As has been established, in this ravine interface ‘identity area’ the properties are larger and polygonal
in form, and the grain is coarser, with which concepts the 3 sub-divisions proposed for Lot 177476 are 
in accord.  The division between Portion3 (top) and 2 (middle) follows the centreline of the skewed road,
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which historically was proclaimed to cross Heytor Rd, Faringdon Steps, before bending to meet with the
north-eastern boundary of Lot 177476 perpendicularly.  The division between Portions 2 and 1 ( lowest) is
gridded, the most common form of a property geometry, and chosen usually for ease of parcelling. 

As the ravine and seasonal water course diagonally inflect the already closely spaced contour intervals
across half of the length of the site, this is not the place for architecture to violate natural contours but to
fortify these with topographically sensitive designs. Consequently, the buildings should, preferably, be read
as a downward cascade nestled in greenery.  

8)  ASSESSMENT OF THE DESIGNS PROPOSED FOR LOT 177476  

An inherent problem of road access to Lot 177476 is inflicted by the battered arch wall of Boyes Drive,
which elevates the point of entry to well above natural ground level.  To overcome this, unlike all other
vehicular access points along Boyes Drive, arriving vehicles submit to entry by way of a hairpin bend.
However, not just this access point is shared, the whole of the access road built along the south-western
boundary of Lot 177476 is shared to unlock sites on Faringdon Steps in addition to the proposed middle
sub-division to the Lot itself. This collaborative approach is established practice in St James, whether by
way of stairs or access roads.  

As to date there exists no design for Portion1, the lowest proposed sub-division on Lot 177476, no
comment is possible, but any development should take cognisance of the considerations articulated in this
assessment. 

The design for the residence proposed for Portion 2 meets with the criteria herein deduced. It is
submitted that the concept is observant of the detailed Guidelines of the City of Cape Town but with
justification gives priority to the character of its immediate local context outside central St James and

Impression of the proposed
residence at the top of Lot 177476

(Portion 3 ) as seen from the indent
on Boyes Drive looking southward
with indigenous greenery reaching
to the walls clad in natural stone.

The roof of the residence
proposed for Portion 2 can be seen
lower at left (Slee Architects).
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acknowledges the ravine; that it is cleverly planned for enjoying best
views and orientation, and that as a rarity the architecture of the interior
and of the exterior aim to interpenetrate. 

The terrace for the already approved residential design for Portion3,
the topmost on Lot 177476, is indeed a scar on locale, mainly because of
its scale and the piles of excavated rock stored for construction, but it is
respectfully submitted that this condition is temporary.  Trees are to be
planted at the foot of the high gabion retaining walls, themselves
awaiting indigenous greening as too is the support to the cantilevered
hairpin bend, while the architecture and the proposed landscaping fit
with the character of developments along Boyes Drive and the ravine
interface identity area. 

It is put forward that once established, the total development of Lot
177476 should not only match but enhance the venerable character of
St James and particularly the area of its intervention, while the ravine as
the most important natural heritage resource in the area is respected and
remains unimpacted upon. 

View up the acclivity
of Lot 177476. In the
foreground, the
proposed design for the
residence on Portion 2;
in the background, the
approved design for the
residence on Portion3
abutting Boyes Drive
(Slee Architects).

References

City of Cape Town Heritage advice

pamphlet (2007) Guidelines for work in

St. James & Kalk Bay heritage area.

March.  

Fox, R & Partners (1993) Kalk Bay, St

James and Muizenberg. Conservation

Study. Cape Town City Council.

Fransen, H (2004) The Old buildings of

the Cape. Johannesburg: Jonathan Ball.   

Fransen, H (2012) Lakeside,

Muizenberg & St James. A heritage

survey of the built environment.

Muizenberg Historical Conservation

Society.  

Kalk Bay Historical Association (n.d.)

Kalk Bay. An historical walk.

Kalk Bay Historical Association (n.d.)

Historical walk. Muizenberg/St. James. 

Kalk Bay Historical Association (n.d.)

Simon’s Town. The historical mile walk. 

Walker, M & Stuart-Findlay, D (2011)

St James. A place of dreams.

Bicentenary edition 1810-2010. The

Kalk Bay Historical Association.   

Walker, M (2002) Kalk Bay. A place of

character. Kalk Bay Historical

Association.



Prof. Em. Walter Peters © Heritage impact Assessment: St James  Lot 177476                                                                                        21

9. Recommendations 

It is respectfully requested that Heritage Western Cape endorses this
Heritage Impact Assessment as having met with the requirements of
Section 38(3) of the National Heritage Resources Act, and supports: 

1.    the sub-division of Lot 177476 into three portions as
conforming with the cadastral character of its ‘identity area’; 

2.   the landscaping proposals for visually mitigating the impact of
the stone retaining walls of the platform for the residence
proposed for Portion 3 ( to plans approved by the City of Cape
Town on 13th June 2017) as serving to soften, recede and
cohere with the townscape of St James to an acceptable degree; 

3.   endorse the topographically-sensitive design for the proposed
residence on Portion 2 (Appendix B) as being appropriate for
development of the site abutting the natural environment with
ravine and seasonal stream, and that in terms of Section
38(4)(a) consent is given for the development to proceed; and
that

4.   any development for Portion 1 be subjected to the prescribed
approval processes in its time.  

Cape Town, 26 January 2021

Prof. Em. Walter Peters
Architect & Heritage Practitioner

walterpeters71@gmail.com
2 Myrtle Rd, Rondebosch, Cape Town 7701
Mobile 084-510-8747
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Proposed subdivision & development of Lot 177476, 104 Boyes Drive, St James, Cape Town

Appendix A: 
COMMENTS TO EARLIER SUBMISSIONS WITH RESPONSES

1)  HERITAGE WESTERN CAPE ‘INTERIM COMMENT’ dated 28 June 2019

1.1. The Committee deemed both the HIA and VIA to be
inaccurate, and has not properly assessed the impact of the
development on heritage resources.
Response: A ‘scar’ is always at its most extreme when construction
begins. Space is required for temporary access routes and provision
must be made for the various stages of construction, the
accommodation of batches of stone and overflow areas etc.  

This HIA, dated January 2021, represents a true reflection of the
current situation and, together with dated photographs, demonstrates
that nature has already reclaimed much of its territory.  Construction
of the residence on Portion 3 (Approved by CoCT on 13 June 2017)
is unlikely to require more space than the extent of the completed
platform (Fig 12). 

It is surmised from the minutes of IACom dated 12th June 2019

(item 16.1) and substantiated in its Annexure S12, ibid, that the
origins of what is deemed a “serious negative impact on the cultural
landscape, and St James” might well lie in the HWC-approved NID. Given that possibility, the current
HIA has taken cognisance of all clauses of NHRA s38(3), see 1.2 below, and believes that the concerns
raised in Annexure S12

have been addressed, see
Sections 7 & 8 of this
HIA.  

It is respectfully put
that the impacts of the
proposed development on
heritage resources have
been diligently and
accurately assessed, and
that the current
appearance will, with
mitigation as set out in
(c), below, successfully
cohere with place and
time.

Fig 12. Site plan of the
residence on Portion 3, approved
by City of Cape Town, 13 June
2017 (Slee Architects).
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1.2. The HIA does not comply with the provisions of s38(3) of the NHR Act, and both the
HIA and VIA must be updated and revised to address the concerns raised by the
Committee, and to accurately show the proposed development on the proposed subdivided
portions within its context.
Response: The following are the sub-clauses of s38(3), the provisions of which the HIA has addressed,
and the proposed development can be accurately seen in Fig 1.      

(a) The identification and mapping of all heritage resources in the area affected. 
Response: See Figs 2a and 2b.

(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 [of NHRA, Act 25 of 1999].
Response: Lot 177476 lies within the Muizenberg-St James-Kalk Bay Heritage Protection Overlay
Zone (HPOZ) (Fig. 2a).  Despite this status, the ‘External Map Viewer’ of the City of Cape Town
reveals that, except for the properties, which line Main Rd, i.e. with street numbers 22-42, the area
higher up and lining Boyes Drive, in which all but the panhandle entry of Lot 177476 is situated, is
deemed ‘not conservation-worthy’ (Fig. 2b), a status already determined in 1993, see Fig 11. 

Nevertheless, the following properties are declared heritage resources; their status is marked in
parenthesis and all addresses can be cross-referenced to Fig. 2b.  These include Provincial Heritage Sites
(PHS) declared in terms of Section 27 of NHRA, or local heritage sites, graded 3a, 3b or 3c, in terms
of Section 31. 

22 Main Rd cnr Braemar Rd, Colwyn (PHS) (Ref: Walker & Stuart-Findley, 2011: 11 ).
26 Main Rd (Gr 3a), originally part of Arderne’s cottage (Walker & Stuart-Findley, 2011: 12).
28 Main Rd (Gr 3b), ditto (Walker & Stuart-Findley, 2011: 13).
30 Main Rd, Quinmatro (Gr 3b).  
Opposite 32 Main Rd: an historic milestone (Gr 3a) on the seaward side of Main Rd. 
32 Main Rd, Cavanmore (PHS) (Walker & Stuart-Findley, 2011: 13).
36 Main Rd, Stonehenge (PHS) (Walker & Stuart-Findley, 2011: 15).
38 & 40 Main Rd (Gr 3c).
42 Main Rd cnr Heytor Rd, Coolarty (Gr 3a). 

It is submitted that the significances of this continuum of heritage resources lying at the foot of Lot
177476 is unaffected by the proposed sub-division and development distanced behind and higher lying,
see Fig. 10.  

(c) An assessment of the impact of the development on such heritage resources. 
Response: The string of heritage resources that line Main Road lie on the lowest contours of St James.
Without exception, these properties were designed to face False Bay, and this emphasis was met with
commensurate architectural articulation while leaving the rear elevations bland by comparison. 

The proposed higher lying development at the back, detached and nestled in dense greenery is
unlikely in any way to impact on the resources lining Main Road. However, the ‘identity area’ in which
Lot 177476 lies is disrupted by the ravine with a seasonal stream, which natural environment the
proposed development fully respects (see Section 5 & Fig 11).  

It is conceded that the extent and scale of the retaining walls of the platform for the residence on
Portion 3, for which the City approved the plans on 13 June 2017, do require mitigation in the cultural
landscape of St James. For these, the appointed landscape consultants (DDS Projects) have specified the
planting of indigenous ‘climbers’ (Rhoicissus digitata, Rhoicissus tomentosa, Asparagus falcatus), species
chosen for their ability to blend with the surrounds.  See also the detailed Site and Landscape Plan,
Fig 13.
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Fig 13. Site and landscape plan
(DDS Projects & Slee Architects).
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(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.  
Response: Sustainability should balance economic, social, and environmental factors. Building on vacant
land has inherent economic benefits for St James (e.g. rates), and in this case more so as the driveway
along the south-western boundary of the site (approved by the City in June 2017) unlocks development
for properties along Faringdon Steps, which should also yield social benefits.   

The dramatic natural landscape plays an important role in shaping this heritage area and should in turn
inform how to build in the environment, one example being the development proposed for Portion 2 of
Lot 177476 (Appendix B), which is directly influenced by the ravine with seasonal stream.

(e) Consultation with communities.  
Response: This important process is being conducted by SLR Consulting. 

(f) If heritage resources will be adversely affected by the proposed development, the
consideration of alternatives.   
Response: Because of their siting at the foot of the proposed development, the declared heritage
resources are unlikely in any way to be affected by the development. With the new buildings fitting into
the character of the ‘identity area’ there should be no adverse effects of any kind, and therefore no need
for any consideration of alternatives, except the greening of the retaining walls to the residence approved
for Portion 3, see (c) above.    

However, as shown in the conclusion of this Appendix, it is respectfully put that the design proposed
for Portion 2 is a “meaningful exploration of alternatives as required by Section 38(3)(f) of the NHRA”. 
It is put that literally adhering to the Guidelines for work in St James & Kalk Bay heritage area (City of Cape
Town, 2007), with a “building as [a] simple narrow rectangle with attached verandahs or stoeps” and a
siting “parallel to the boundaries” would in this situation adversely affect the most important natural
heritage resource of the tilted terrain of St James, the ravine, as well as the character of the ‘identity area’
in which Portion 2 is located.

(g) Plans for mitigation of any adverse effects during and after the completion of the
proposed development.  
Response: If it is assumed that Portion 1 is impossible to build on without considerable earthworks to
provide platforms ( IACom, 12th June 2019, item 16.1), the example of the design for Portion 2

(Appendix B) might modify the assumption.    
No adverse effects are predicted for requiring mitigation, except the greening of the retaining walls

approved for the platform already prepared on Portion 3, and in each of the proposed sub-divided
portions of Lot 177476 natural vegetation is to be reinstated all around after completion of construction.

However, building in the tilted terrain of St James enclave is inconceivable without some resort to
terracing or retaining walls. 
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2)  CITY OF CAPE TOWN
Memo dated 5th February 2019, headed ‘DRAFT Comment on the Draft HIA, 
prepared by Aikman Associates’ [dated November 2018]

2.1. Site Development plan:

2.1.1  The response to the Notification of Intent to Develop,
(NID) requested a detailed site development plan (SDP). The
submitted SDP only indicates the proposed subdivision lines
and although these are generally in keeping with the pattern
of subdivision in the immediate surrounds, it does not
indicate proposed building platforms, proposed access roads
or existing mature trees to be retained. 
Response: Agreed, the sub-divisional lines conform with the coarse
pattern of the immediate surrounds.  

As Portion1 is without a client to call a design into being no
development can be shown. But, following on from criteria developed
in the current HIA, its general positioning would be high up on the
site and clear of the ravine and seasonal stream. The footprint of the
residence proposed for Portion 2 is accurately presented on Fig 1, the
site development plan. The plans for the residence on Portion 3
including the access road were approved by the City in June 2017, see
Fig 12. 

No greenery is indicated on Fig 1, but it is respectfully submitted
that Lot 177476 is not endowed with any distinctive mature trees.
Nevertheless, a Cypress tree marks the centre of the lower hairpin
bend of the access road, and two of the same species are retained in
front of the residence designed for Portion 2, specifically to “soften the
facades facing the sea” (Slee Architects). 

The lone Cypress tree
marks the centre of the
lower hairpin bend.
The two of the same
species immediately
behind are retained to
“soften the facades
facing the sea‘’ of the
residence designed for
Portion 2.
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2.1.2  New building platforms should follow the existing pattern of development to
mitigate the impact of the new buildings in a currently undeveloped landscape. 
Response: The design for Portion 2 is moulded to the contours, without any platform.  The development
follows the precedents of the ‘identity area’ in which Lot 1777476 is located, in scale and form, see
Section 4.3.

Besides, the Conservation Report by Fox recommended that “design opportunity created by the
number of mountain streams should be exploited” (1993: 50). This advice the proposed development
observes without compromise to the primacy of the ravine, the seasonal stream and its rural or natural
context, and is the underlying determinant for the topographically sensitive design of the residence
proposed for Portion 2. 

2.1.3  Most erven in the Heritage Area are rectangular in shape.  This is derived from the
historic grid-iron pattern of sub-division. The predominant building form is a simple
narrow rectangle with attached verandahs or stoeps.  The houses are almost always situated
parallel to the boundaries.
Response: As per the research carried out in Sections 4 and 6, whatever grid-pattern or sub-divisions for
central St James various land surveyors might have aimed for, the parcelling of properties in the ‘identity
area’ in which Lot 177476 is situated is different in character, see Figs. 9 & 10. This property cadastre
consists of generously sized sub-divisions, many of polygonal or irregular rectangles, and the buildings are
newer, larger, more nuanced in articulation and orientation, and nestled in greenery.  

The residential design for Portion 2 (Appendix B) consists of an oblong rectangle with a short,
rectangular wing obliquely placed on the eastern side, not dissimilar in scale and articulation to other
buildings in the ‘identity area’. The ravine running along the width of half the site is a natural
phenomenon that buildings here must accommodate, and should, like the steps of St James, integrate
designs with topography, as is proposed for the residence on Portion 2. 

The placing of buildings parallel to the boundaries is a characteristic less pronounced in this newer
sub-area of St James deemed “more suburban” (Fox, 1993: 49). The principle is, nevertheless, partly
observed in the design for Portion 2, along the south-western boundary and along the north-western,
cranked boundary line, i.e. the public front, see Fig 1. 

2.2  Design indicators in HIA 
Heritage Resources Section (HRS) agrees in principle with the following design indicators
in the HIA: 

2.2.1  The subdivision should complement the overall gridiron pattern of the area. 
Response: An orthogonal geometry is more commonly applied in situations with predominantly flat
land.  Due to the topography of Boyes Drive and the ravine, much of this area of St James is characterised
by sub-divisions different from the “overall gridiron pattern” of St James, see Fig 9. The variegation
proposed for the three Portions to Lot 177476 is not in discordance with size and form of properties in
this sub-area, see also Section 7. 

2.2.2  New buildings to be made up of simple rectangular forms parallel to the boundaries.
Response: The placing of buildings parallel to the boundaries is answered in 2.1.3, above.

The design for the residence on Portion 2 is composed of ‘simple rectangular forms’ that rest on a
semi-basement to exploit the natural fall of the ground, for which reason too the short bedroom wing is
angled (See Appendix B). 
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It was topography that conditioned the stepped townscape particular to St James. The passages of
public staircases and the concomitant architecture were determined by topographical dictates, a principle
here again followed in designing for the natural setting and conforming to land contours. 

It is submitted that through this kind of architectural intervention the landscape will not be disrupted
but enriched and will match the substance of the surrounds with materials and finishes relating to the
sub-area. Beyond the individual building, the environment created and moulded by humans is the
environment that creates character.  See also 3.5., the conclusion to this Appendix.  

2.2.3  New buildings to be visually recessive with landscaping the dominant element. The use
of sandstone is recommended together with plastered masonry painted with neutral recessive
colours.
Response: The natural landscape is a precious heritage resource that architecture can and should enhance
while protecting. It is submitted that topographic sensitive design is by nature recessive, particularly when
matching the substance of the landscape with materials and construction techniques relating to the place.
Consequently, certain walls of the residence proposed for Portion 2 are clad in natural stone while others
are plastered and finished with textured paint, the colour of which would be muted.  

2.2.4  Large areas of glass/windows to be situated in shadow by pergolas and/or verandas. 
Response: The glazed areas on the ground floor of the south elevation of the residence proposed for
Portion 2 are set back from the line of the eaves, less at the living room corner facing east but deeper at
the dining area which opens to the veranda recessed from the building mass, and in shade from late
morning. In the semi-basement, glazing is recessed a metre from the line of the ground floor over. In the
bedroom wing, which faces east, the fenestration consists of vertical cut outs, set back under the ground
floor slab over (see Appendix B).  

This house has no attached veranda, stoep or pergola. Instead, a deeply recessed ‘braai patio’
exemplarily integrates inside and out on grade to the pool deck on the north, the most favourable
orientation, while offering a panoramic view over False Bay on the south through the ‘living area’.   

2.2.5  HRS also draws the developer’s attention to the already established design guidelines
for the St James/Kalk Bay Heritage Protection Overlay Zone (HPOZ), which should be
included as a condition of approval to any proposed subdivision.  These guidelines are
currently used as the establishment of ‘best-practice’ for all new developments in the
St James and Kalk Bay HPOZ and are available on the City’s Website:
http://resource.capetown.gov.za/documentcentre/Documents/Graphics%20and%20
educational%20material/HAP12_StJamesKalkBay.pdf 
Response: The Guidelines available by the City are a most helpful resource, but with respect, refer
primarily to central St James, and having been prepared in 2007 are now 14 years old.  This ‘identity area’
is of coarser grain, evolved more recently and lies astride the ravine, which calls for topographically
sensitive designs, see Section 4.3.

However, guidelines intended as suggested procedures could over time evolve into strict rules, and
where this happens become stifling and potentially prohibit better results.  Ideally the objective should be
an explication of a variety of approaches that encourage creative design to suit the identity of individual
places.  That is what the design for Portion 2 has aimed at, given the different character of this part of
St James.
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2.3  HOA and design guidelines 

2.3.1  Given that the site falls within the HPOZ, HRS already comments on all applications
in order to obtain approval to do work in the HPOZ. Currently, HRS strongly advises
applicants to obtain HRS support during the design phase as well as input from the local
conservation body prior to formal submission. The Design guidelines suggest that the
proposed Home Owners Association (HOA) would scrutinise plans prior to submission to
the CoCT, which may cause undue conflict with applications that meet the HOA’s
requirements but not the City’s. This needs to be reviewed and all applications need to be in
accordance with the existing design guidelines for the area.  
Response: A HOA is no longer proposed.

2.3.2  Although HRS is not averse to architectural guidelines that are more restrictive than
the current design guidelines for the St James/Kalk Bay HPO, any guidelines that are in
contradiction to the established guidelines need to be reviewed and are not supported. HRS
will review the guidelines in detail during the subsequent commenting period on the final
BAR as well as in HRS comment to HWC on the HIA.  
Response: As the proposal for a Homeowner’s Association has been superseded there is no need for any
consideration of separate guidelines.
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3)  CITY OF CAPE TOWN,  
Internal Memorandum dated 31st July 2020

3.0  Reference is made to the Basic Assessment Report
(BAR) dated February 2020 (SLR Consulting) as well as the
Supplementary Heritage Impact Assessment (HIA) dated
February 2020 (Aikman Associates) and Visual Impact
Assessment (VIA) dated January 2020 (Karen Hansen)
prepared in order to assess the impact of the proposed
subdivision and development of erf 177476 St James.  

The HIA incorrectly states that the Heritage Resources
Section (HRS) of the City did not provide comment on the
previously advertised HIA. Attached is our Branch’s previous
comment, dated 5 February 2019, submitted to Mr Aikman
on 11 February 2019 after receiving the HIA through the
BAR process on 15 January 2019. Previous comments raised
remain relevant. 

Heritage Western Cape (HWC) issued an interim
comment (dated 28 June 2019) deeming the HIA and VIA to
be inaccurate and not properly assessing the impact of the
development on heritage resources. HWC required the
studies to be updated to address concerns raised and
accurately show the proposed development on the proposed
subdivided portions within its context. 

HRS has reviewed the Supplementary HIA and VIA and
does not believe these impacts have been adequately
assessed. 
Response: The comments by CoCT dated 5th February 2019 as well
as those by HWC dated 28th June 2019 are both addressed, above,
and are presented within the findings of an historical investigation of
the urban development of St James, see the concomitant HIA dated
January 2021.  

3.1  Site Development Plan  

3.1.1  Despite the architects having already designed the
dwelling proposed for portion 2 and submitting this to the
City, the HIA states that the dwelling has not yet been
designed. The architects stated in April 2020 (correspondence
attached) that the subdivision application was withdrawn
and only two dwellings were proposed for the site, despite
this BAR and HIA indicating all three dwellings.  This is
very concerning as it appears that this was an attempt to
have the second dwelling approved by the City without
responding to HWC’s requirements and avoiding obtaining
heritage authorisation.  
Response: None.
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3.1.2.  The HIA and VIA have not included the designs for the dwellings intended for the
proposed subdivided portions 1 and 2 and have thus not assessed their impacts. Despite
HWC noting the very steep ravine along the side of the site that would require considerable
earthworks and platforms to develop (particularly portion 1) no information has been
provided on these earthworks or the required retaining structures. HRS notes that the
proposed large building footprints for both proposed portions 1 and 2 extend into the steep
ravine and into the riparian zone.   
Response: As only Portion 2 is with client and building design, only this proposal can be assessed, and the
design is attached, see Appendix B.  No part of the building is to reach to the ravine, which enjoys
primacy.  

3.1.3.  Cross sections must be provided through the site in order to determine the retaining
walls that would be required and thereby accurately assess their impact. 
Response: The design for the residence on Portion 2 has taken great care to be topographically sensitive
and minimise the use of retaining walls.  A low L-shaped gabion wall marks the southern corner of
Portion 2, which with the approval of the City, was built to facilitate the reticulation of services running
along the south-western boundary of Lot 177476, see Appendix B. 

3.1.4.  This is particularly important considering the existing recently constructed driveway
has not been constructed according to the plans approved by the City in 2017, as the
driveway currently cantilevers over the water course despite being shown as constructed with
a solid base in the original plans. 
Response: While unable to speak for the engineer, it is a professional obligation to ensure that in the
execution of any structure the most appropriate founding is assured, which is usually only ascertainable
once a site is cleared and the contractor on site. 

The vertical supporting element of the cantilevered hairpin bend is to be appropriately greened. At
present it is already partially covered with vegetation and natural bush, but the planned greening foresees
a mesh of steel yachting cable upon which Rhoicissus digitata, Rhoicissus tomentosa and Asparagus falcatus

will climb.

Stonehenge (PHS), 
30 Main Rd.

X

Fig 14. Section
through the Lot
177476 from Boyes
Drive, top left, to the
panhandle entrance on
Main Rd, bottom right
(Slee Architects).

This section
corresponds with the
Site Development
Plan, Fig 1. 
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3.2. Design indicators in HIA: 

3.2.1  The design indicators state that new buildings must be single storey but the design
guidelines state that buildings may have more than two levels. The dwelling that has been
designed for portion 2 is more than one storey, contrary to this indicator.  
Response: The design for the residence on Portion 2 accords with the City’s Guidelines and with the
characteristics of its location as argued in the current HIA, see especially Section 7. The design comprises
a semi-basement and a ground floor.

3.2.2  The design indicators state that buildings must be simple rectangular forms parallel to
boundaries but the dwelling that has been designed for portion 2 is split into two wings that
are angled to follow the contours not the property boundaries, contrary to this indicator.  
Response: The placing of the building parallel to its boundaries is addressed in 2.1.3., above.

To prevent erosion and potential structural collapse, the retaining walls and buildings of St James have
historically observed the contours of the landscape. Consistently, in designing for the context of Portion2,
topography and the ravine environment predominate; forcing a building’s footprint to violate the
contours cannot be encouraged.  

The buildings in the ‘identity area’ astride the ravine are newer, larger, more nuanced in articulation
than “simple rectangular forms” and nestled in greenery. 

With topographic sensitivity as the central concern, the building proposed for Portion 2 exploits the
natural fall of the land with an oblong rectangle and a short, rectangular wing angled to follow the
contours, not dissimilar in scale and form to other buildings in the ‘identity area’. It is submitted that this
approach should result in a good level of mutual complementation in the receiving environment. 

3.2.3  The HIA proposes that the assessment of compliance with the heritage indicators and
design guidelines be done at a later stage, presumably by the HOA or their architect. HRS
does not support this and believes the impact of the proposed subdivision can only be
accurately assessed if details of the dwellings proposed for the subdivided portions are
provided at this point in time and included in the assessment of the HIA.  
Response: There is to be no HOA. This is an application for sub-dividing Lot 177476. Once Portion 1

has a client, like Portion 2 and any other site, proposals for development will have to submit to the normal
processes for approval. 

3.3. Design indicators in HIA: 

3.3.1  As mentioned above, HRS believes the proposed additional new dwellings on the site
must be assessed as part of the HIA which would render the guidelines largely irrelevant,
however, a number of the currently proposed design guidelines do not seem to have been
developed taking into account the surrounding HPOZ context: 

4.2.2    buildings may not be smaller than 200m² – smaller buildings would have less impact so

requiring buildings to be larger than 200m² clearly has no heritage benefit 

4.3.4   buildings may have more than two levels – in conflict with design indicator for buildings

to be single storey and in conflict with two storey height limit of the HPOZ 

4.5.3   Clearvue fencing recommended – not sympathetic in heritage context 

5.1.3     Not permitting slate or clay tiles for roofing material – these are common roofing

materials in the HPOZ 

5.1.5   Roof pitch to be as low as possible – many hipped, tiled roofs in the area with up to 25
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degree pitches and other gabled roofs have 45 degree roof pitch. Roofscape can be a successful

unifying element when inserting new development in an established context. 

5.1.6   Not permitting eaves – these are common roof features in the HPOZ 

5.3.4   Lintels must not be less than 2650mm – despite standard height being 2,1m which allows

the total height of a building to be reduced thus reducing its impact 

5.6.4   No single garage doors permitted 
5.10.1  Permitting frameless glass balustrades but not allowing cast iron balustrades

Response to all points above: There is to be neither a Home-Owners Association nor any concomitant
design code. 

3.4. VIA

3.4.1  The VIA is prefaced by stating that the existing house and retaining walls are already
authorised so are excluded from the VIA, despite HWC quite clearly and correctly noting
how critical mitigation measures are required for the scar that the existing development has
created on the landscape.
Response: The residence for Portion 3 with retaining walls and access way was indeed approved by
CoCT on 13 June 2017, see Fig 12, and the concerns expressed by HWC in June 2019, while
construction was underway, noted and addressed.   

Although nature has since reclaimed much of its territory, visually integrating the high battered gabion
retaining walls is the task of the landscape consultants, DDS Projects. 

These consultants have advised that gabion baskets create an ideal grid for plants to trail on, and that
the rugged and battered surfaces will be planted with indigenous climbers, Rhocissus digitata, Rhoicissus

tomentosa and Asparagus falcatus, which will be both ascending and descending the retaining walls and
soon blend with the surrounds. In addition, the proposals see the planting of selected trees around the
base, see Fig 13.

3.4.2  The VIA has not acknowledged the heritage sensitivity of the St James context and
describes it merely as ‘visual clutter’. By not acknowledging the high heritage sensitivity of
the surrounding townscape, the resulting anticipated impact of the proposal is assessed as
lower than it should be. 
Response: The very high significance of the townscape of St James is indeed noted and respected, see
Section 6. It should, however, also be borne in mind that this character is not uniform across the enclave
and that variations in locale need also to be respected and appropriately responded to.     

3.4.3  HRS disagrees with the VIA that the site is not clearly seen from many locations. It is
very prominent from several significant and well-used pedestrian locations – walkways along
Boyes Drive, Main Road and St James Beach. Many of these are very well-used locations by
both locals and tourists, where people gather for longer periods of time, increasing the
duration of experiencing the visual impact. 
Response: Agreed.  
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3.4.4  HRS agrees with the VIA that planting would be critical to screen the development
and also that a greater portion of the erf should be soft not built, or areas that can be
planted should be better integrated with built form, as there currently is very limited space
for landscaping that can effectively and realistically screen the development.  
Response: It should not be forgotten that the ravine with seasonal stream keep a wide portion of Lot
177476 natural and ‘soft’, and that the ‘identity area’ wherein which the property finds itself is noted for
larger residences at wider interspacing but embedded in greenery, a characteristic here to be upheld.

3.4.5  Considering the VIA acknowledges that there is limited space for screening
planting, HRS seriously questions the 3D renders provided which show all the
retaining walls and much of the proposed development screened by planting.
Response: The intention remains.    

3.4.6  The existing massive stone gabion walls have been built right onto the ravine edge,
how will these be screened/mitigated?  They are shown as green walls in the VIA and 3D
images but this seems completely unrealistic. Mention is made of climbers/creepers but
HRS questions whether these will realistically screen 9 metre high walls. 
Response: In the two-and-a-half years since HWC IACom inspected the site, much greenery has been
naturally reinstated, compare the cover image of this HIA. However, the screening proposed for the
gabion walls, which do not come close to 9m height, is described in 3.4.1 above.   

The only portion of walling that might have 9m height could be a part of the battered retaining wall
of the entrance hairpin bend parallel with Boyes Drive, which results from the historic circumstances of
the construction of the arch wall of the road, explained in Sections 2 and 8, and the fact that the access
point is shared with the neighbouring property, Lot 88288.  The retaining wall echoes the battered arch
wall of Boyes Drive in material, construction method and finish, and should therefore weather similarly
and naturally recede.

This wall is, however, also to be greened.  According to DDS Projects, creepers are to be planted at the
bottom, 1m apart, to ascend on yachting cable, a process that will also descend where possible,
supplemented by indigenous trees endemic to river or kloof margins in coastal areas.

3.5  In conclusion, as there has not been sufficient information and detail provided of the
proposed development that would occur on the proposed portions 1 and 2, including the
significant retaining walls required to make these erven developable, neither the HIA nor
VIA has been able to sufficiently assess the impact of the proposal on heritage resources. 

HRS does not believe that either study has sufficiently assessed the very high significance
of the St James HPOZ context, which would be further impacted by the proposal. HRS
notes that there has also still not been any meaningful exploration of alternatives, as required
by Section 38(3)(f ) of the NHRA. 

As a result, the Heritage Resources Section (HRS) does not support the HIA or proposed
development in its current format. 
Response: This HIA is acutely aware of the high heritage significance of the townscape of St James, see
Section 6, but also pleads for an acknowledgement of different identity areas within the enclave as already
pointed out by Fox in 1993, and for a generosity of attitude towards creative design.

The proposals for Portion 2 are detailed (see Appendix B) and show a topographically sensitive
development with an exemplary minimal use of retaining walls, not different in scale, form, and materials
from the identity area. It does not disregard the CoCT design guidelines, but Portion 2 is a site lying
outside of central St James for which it is submitted the guidelines were primarily intended.  
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It is respectfully put that the design proposed for Portion 2 is a “meaningful exploration of alternatives
as required by Section 38(3)(f) of the NHRA”. Literally adhering to the prescripts of “building as simple
narrow rectangle[s] with attached verandahs or stoeps” and siting “parallel to the boundaries” (CoCT
Guidelines, 2007) would in this situation adversely affect the most important natural heritage resource of
the tilted terrain of St James, the ravine, as well as the character of the ‘identity area’ in which Portion 2 is
located (see Fig 13, or site plan of Fig 1 read with the contours on Fig 8). 

Given this sensitive context, any design for Portion 1 should in its time be subjected to the same
scrutiny in the approval processes.

Cape Town, 26 January 2021

Prof. Em. Walter Peters
Architect & Heritage Practitioner

walterpeters71@gmail.com
2 Myrtle Rd, Rondebosch, Cape Town 7701
Mobile 084-510-8747



Proposed subdivision & development of Lot 177476, 104 Boyes Drive, St James, Cape Town

Appendix B: 
PROPOSALS FOR THE RESIDENCE ON PORTION 2 OF LOT 177476.
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