Steenberg Farm

 research report

	PRIVATE 

	  Design Matters Architects
	


Partner ( Matthew Cooke, BAS, B.Arch Cape Town ( Associate (  Noëleen Murray, BAS, B.Arch, M.Arch (dist), Cape Town
23 Wandel Street, Gardens, Cape Town

Tel: 
 27 21 462 7664

Fax: 
27 21 461 6897

mcooke@desmat.co.za
nmurray@desmat.co.za

Table of Contents

1. Introduction






3

2. Aim of the report





3

3. Survey of existing reports 




4

4. Survey of historical literature



5

5. Planning constraints 




6

6. Heritage constraints





6

7. Summary of Recommendations



7

List of people consulted and affiliations



8

Reference List






8

Introduction

This document is based on research undertaken to investigate the development possibilities and constraints at Steenberg Farm. The document includes a survey of the exiting literature on the farm, sections on the town planning and heritage considerations that need to be taken into account when developing proposals for the farm buildings (interior and exterior) and its associated landscape, as well as a set of interim recommendations.

The report is based on bibliographic and archival research, interviews and consultations with individuals; and a survey of technical documentation. We have endeavored to consult as wide a range of sources as possible and to contact all the relevant officials and professionals that have been either involved with the project to date or hold positions in the relevant sections of the local authorities offices. 

Most importantly, given the historical significance of the farm, any development at Steenberg needs to have a strong heritage component and rationale and there are important planning considerations to be considered.

Aim of the report 

The aim of the report has been to provide the professional team with base documentation relating to the farm property and enable the design team to proceed with the necessary supporting information to hand. 

Scope of work

1. Research

Existing documentation has been sourced relating to the historical and development aspects of Steenberg, from the following sources: The South African Heritage Resources Agency (SAHRA) records; the Japha Collection in the Department of Manuscripts and Archives at the University of Cape Town Libraries; The Rare Books Collection of the Built Environment Library at the University of Cape Town; and the Cape Town Unicity. Technical and professional reports were sourced - Planning and landscape design documentation from the firm The Planning Partnership; and drawings: Architectural documentation relating to the hotel development from architectural firm Munnik Visser Black and Fish.

2. Procedural frameworks

Anticipated steps to be taken to conform to the City of Cape Town and Heritage Western Cape's (SAHRA's regional body) requirements for heritage scrutiny as outlined in their respective regulations and in terms of the requirements of the National Heritage Resources Act (NHRA) of November 1999 have been investigated (see section Heritage Constraints).

Survey of existing reports 

Extensive work has been done to date at Steenberg and there are a number of existing reports which are pertinent to the present work, these have been reviewed and collated and the following is a summary of relevant points from the latest studies (2003). The research collected provides a substantial record of the changes to the landscape to date and will be an on-going empirical reference for the design team. 

1.
Pistorius, P, and Harris S, 2003, Heritage Values at Steenberg Estate, specialist study, part of the Revised Steenberg Farm Development Framework

This report is a key document. It is the most up-to-date report commissioned by the municipal authorities to guide future development and to assess and provide recommendations for ‘heritage value’ (Pistorius, 2003: 3). There has been concern about ‘piecemeal’ development occurring at Steeenberg and the report (together with the Planing Partners’ Development Framework Study) should be seen as a:

 “……..business tool’ to earmark opportunity areas to meet development demands, to reduce uncertainly and to add value to the heritage features which underlie both the tourism and the wine production and marketing.” 

(Pistorius, 2003: 4)

· Notably the report suggests that the “werf” built in the 1990’s is an invention by the architects involved (Dirk Visser et al) and criticism is made of the way in which this ‘werf’ is laid out, planted etc. (Pistorius, 2003: 34). 

· There is a survey of all the buildings on the farm and includes a history of the current restaurant (previously wine cellar), built in the early twentieth century (suggests between 1910 and 1940). The restaurant was established in 1996. Reference is made to the bas relief on the gable, said to be by Ivan Mitford-Barberton and therefore late twentieth century. The building was used previously as a wine cellar and there were cells to house prison labourers who worked on the farm prior to the establishment of Pollsmoor Prison in the 1960’s. The section entitled ‘Essential character and qualities’, ‘Values and significance’ and ‘Design and development indicators’ give useful design guidelines and suggestions. (Pistorius, 2003: 35-36)

· The report makes the point about ‘authenticity’ at Steenberg and suggests that there needs to be a “progressive approach “ to the heritage aspects of the farm in order to make the “layers” of history more “legible” . (Pistorius, 2003: 37, 79, 67, 68).

3. Planning Partners, 2003, Revised Steenberg Farm Development Framework

Section eight: “Specific issues within the farm” outlines the main developmental concerns about the heritage aspects of the farm, and makes special mention of the restaurant as a good example of adaptive re-use of a previously different building. The remaining issues (such as entry to the ‘werf’ complex, the restoration of the Jonkershuis, etc) should all be addressed in any overall development plan. (Planning Partners, 2003: 15-16) 

Survey of historical literature

Steenberg farm (formerly Zwaanswyk) appears in many of the architectural histories of the Cape and although there is no in-depth, comprehensive or detailed historical writing on the farm, a picture of the development pattern can be traced, clearly showing the transformation from a small farm core of buildings to the ‘werf’ in the 1990’s. 

· Reference entries were found to the farm in Lewcock, Fransen and Cook, De Bodesari, and Brooke-Simons. (See reference file sent to Design Matters and John Jacob)

· The best argument about the development of the historical landscape at the Cape is made by Martin Hall (Hall, 1994), which is worth revisiting if a new argument is to be made about the interpretation of the history at Steenberg.

Planning constraints 

Planning Partnership reports

1. Revised Steenberg Farm Development Framework

This document was prepared in order to provide the Municipality with a framework for evaluating a number of planning applications submitted. It is important

to note that this framework relates to Steenberg Farm and not the adjacent residential-golf estate. The latter is a separate legal and functional entity, under

separate ownership. It is also important to note that this is not a statutory document required to fulfil any conditions of zoning. Neither does it grant or take

away any rights that relate to the property. Separate development applications (such as building plan submissions or “departures”) will be necessary before

any new development can be implemented.

Associated with this framework is a heritage assessment of Steenberg. This specialist study was produced by Penny Pistorius and Stewart Harris and their

findings are recorded in the report “Heritage Values at Steenberg Estate” dated July 2003.

2. Departure relating to the Steenberg Winery

This application was to:

Obtain a departure from the zoning scheme to permit the establishment and operation of an additional restaurant and associated facilities within the

Steenberg Wine farm. This will include certain additions and alterations to the existing winery structure.  

3. Composite application to re-develop the Worker Housing Precinct

The various components of this application are listed below:

    ·         Amend the Urban Structure Plan (former Guide Plan) for the Cape Metropolitan Area, Volume 1: Peninsula; 

    ·         If it is considered necessary by the competent authorities, amend the draft Metropolitan Spatial Development Framework (April 1999); the Peninsula

       Urban Edge Report (2001) and the Constantia–Tokai Local Area Structure Plan (September 2002);

    ·         Remove a restrictive condition of title, namely condition (iii) B (3) in terms of the Removal of Restrictions Act (84/1967);

    ·         Subdivide Remainder Erf 10829 into Portion 1 and a Remainder, in terms of the provisions of the Land Use Planning Ordinance (15/1985);

    ·         Obtain approval for the subdivision in terms of the Subdivision of Agricultural Land Act (70/1970); 

    ·         Rezone Portion 1 of Remainder Erf 10829 from its current rural zoning to “Special Residential” in terms of the Land Use Planning Ordinance

       (15/1985).

    ·         Subdivide portion 1 of Remainder Erf 10829 into 42 portions to accommodate 30 residential dwellings, one portion for the private road, one portion

       of private open space and 10 portions for parking purposes.

South Peninsula Municipality

1. Meeting with Donald Suttle, Planner in charge of the Constantia area 

From discussions with Donald Suttle the following pertains:

If whatever is undertaken at Steenberg ‘increases the scale or intensity of use’ on the farm (such as additions to existing buildings, new buildings etc) then either:

· a new application will have to be submitted which will require site development plan, planners document etc 

· or an amendment of the existing application will have to be made.

Both of these require the services of a planner and it is recommended that the Planning Partnership be commissioned to do this work as required. Geoff Underwood of Planning Partnership has worked extensively on various planning applications.

Heritage constraints

In terms of the National Heritage Resources Act (NHRA), Steenberg is a declared provincial heritage site, defined in the Act as: 

“…a place declared to be a national heritage site by SAHRA or a place declared to be a provincial heritage site by a provincial heritage resources authority” (NHRA, 1999: 8)

This means that any proposals for changes to the property have to be submitted as part of the ordinary Plans Submission Process to Heritage Western Cape and the South Peninsula Municipality Urban Conservation section. (Heritage Western Cape Regulations apply)

It is recommended that:

· a preliminary meeting be held with the relevant officers in each institution at a Sketch Design phase to discuss the heritage implications of the site. 

· the Pistorius and Harris report includes a series of recommendations that should be regarded as a framework within which to work. 

· following the Pistorius and Harris report’s suggestion that a ‘progressive approach’ be taken to the heritage aspects of the farm that the Development Plan be revisited in conjunction with the Planning Partners to present a strong argument in response to criticism such as the issues of ‘authenticity’ and the legibility of historical layering.

Summary of Recommendations

It appears as if there are two possible “Phases” for work at Steenberg: 

1.
The Restaurant Renovation

· It will be possible to re-vamp the interior of the existing restaurant complex without adding new buildings and turn it into one or two restaurants, 

· with the possibility that some of the MVBF additions can be removed as they are very recent and replace with new.

· In addition it may be possible to add lightweight structures such as pergolas, conservatories etc. Pistorius and Harris make special reference to attention being paid to the space in front of the restaurant and this should be used in motivation with the proposed scheme.

· All of this will have to go through the usual plan-scrutiny procedures in the South Peninsula Section of the Council and (as it is a Provincial Heritage Site) through Heritage Western Cape,  and a permit will be required (See Annexure A)

2. 
Changes to the ‘werf’ and the farm

· For new landscaping and any new roads, structures etc a new application needs to be submitted which we will develop as part of a masterplan for the development of the entire property. This needs to be done in collaboration with the Planning Partners.

· There appears to be an opportunity to take a ‘progressive approach’ to the site and it is recommended that a clear contemporary argument be developed to approach the heritage in a way that does not reproduce the ‘fake’ nature of the landscape at present. There is very good international precedent for this, in particular in the Netherlands in which modern additions are used as ways of ‘mediating’ in historical environments.
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� Summaries per kind favour of the Planning Partnership, Paul Satz. 
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