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Background 

 

In November 2013, Sub-Council 16 took a decision to recommend that Bo-

Kaap/Schotschekloof be declared a Heritage Protection Overlay Zone (HPOZ) as a matter of 

priority. The Bo-Kaap is seen as the traditional home of Cape Town’s Muslim community.  

Residents have appealed to the City to assist with the preservation of the cultural heritage of 

Bo-Kaap. The Bo-Kaap has also been identified as a potential heritage area in the SDF and 

EMF (2011). 

The following document recommends the designation of the Bo-Kaap as an HPOZ  within the 

Cape Town Municipal Planning By-Law, 2015 (MPBL) as provided for in its Development 

Management Scheme (DMS).  

All land units within the City have a base zoning that determines permitted land uses and has 

a set of prescribed development rules.  

 

The overlay zoning of the DMS provides the mechanism to designate either city-wide or 

localised development rules to deal with specific concerns, over and above the provisions of 

a base zoning. The HPOZ is the mechanism for the protection of heritage places that the City 

considers to be conservation-worthy in terms of its heritage strategies. The tangible and 

intangible aspects of heritage places are acknowledged. The main drive of the HPOZ is the 

management of the physical/built aspects of heritage: these can be the physical 

components of traditional practices and traditions. 

 

The proposed HPOZ for Bo-Kaap was advertised for public participation from 15 November 

2015 to 15 January 2016. In the interim Council had not taken a decision on the proposed 

designation and Sub-Council 16 in June 2018 again requested the implementation of the 

HPOZ for the Bo-Kaap. 

 

The intention to designate the Bo-Kaap HPOZ as well as the guidelines in this document is 

part of a new public participation exercise, to allow comment, objection or representation. 

 

Urban conservation areas that were already in existence were incorporated into the MPBL 

when it was approved in 2015. The Bo-Kaap would be the first area to be to be designated 

as an HPOZ since the approval of the MPBL. 

 

1. Vision 

 
The Bo-Kaap1 is the oldest surviving residential neighbourhood of the City of Cape Town. The 

HPOZ envisages: 

 the recognition and conservation of the Bo-Kaap as a unique historical urban landscape 

with a vibrant, living culture and way of life 

 the promotion of the Bo-Kaap, not only as a significant place or heritage tourist 

destination for the enjoyment and enrichment of visitors, but also as a significant place 

and embodiment of a way of life for the residents of the Bo-Kaap and Cape Town 

 the promotion of heritage tourism in the Bo-Kaap to stimulate economic opportunities for 

the benefit of residents 

 the protection of the Bo-Kaap as an inner City residential area through the careful and 

considered management of development so as to avoid incremental decay of the 

social fabric  of the neighbourhood 

 

 

                                                 
1 This report refers to the area under consideration for HPO as the Bo-Kaap as opposed to “Schotschekloof”, “Malay 

Quarter”.  The official name change to Bo-Kaap took place in 2016. 
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2. Heritage Principles 

 

2.1. Conservation of the historical character of the area 

 
 Encourage the retention and rehabilitation of original and historical fabric in existing 

residential buildings 

 Encourage the retention and rehabilitation of historical fabric in conservation worthy 

historical commercial and light industrial buildings 

 Recognise and protect streetscapes and historical development patterns 

 Ensure rehabilitation of vulnerable buildings 

 Ensure that new constructions and alterations to existing structures within the area 

complement the historical urban landscape  

 Promote and protect the spaces and use of space within the area i.e. public open space 

and pedestrian use of roads and lanes 

 Promote the living (intangible) heritage of the Bo-Kaap 

2.2. Enhancement of the area 

 
 Encourage the rehabilitation of heritage buildings which have been inappropriately 

altered 

 Promote good interface with streetscape  

 Implement signage guidelines and correct inappropriate signage 

 Acknowledge and enhance the pedestrian qualities of the Bo-Kaap 

 Promote and ensure pedestrian safety 

 Improve public open spaces 

2.3. Public awareness, appreciation and involvement 

 
 Engage with residents on heritage management issues in their neighbourhood 

 Provide support and guidelines to residents wanting to improve their properties 

 Encourage an appreciation for the unique cultural heritage of the Bo-Kaap  

 Encourage the conservation of the unique cultural heritage of the Bo-Kaap by supporting 

heritage tourism opportunities for local/resident entrepreneurs 

 Encourage the development of living heritage projects 

3. Heritage Protection Mechanism – The Cape Town Municipal Planning By-Law 

(2015) (MPBL)  

 
The MPBL became applicable legislation from 1 July 2015 and replaced the 2013 Cape Town 

Zoning Scheme. The MPBL regulates and controls all planning matters within the City.  In order 

to fulfil its obligation to sustainable development, the City must promote economic and 

social development, as well as promote the conservation and protection of the natural and 

cultural environment. As a competent local authority2 in terms of the NHRA, the City is 

responsible for the identification and management of Grade III heritage resources.  

 

The HPOZ forms part of the Development Management Scheme (DMS) of the MPBL. It is an 

additional mechanism for the protection of heritage places and areas that are considered 

conservation worthy in terms of the City’s heritage strategy. One of the purposes of the DMS 

is to include or make provision for the protection of areas with an environment which could 

be substantially adversely affected by development ((S26(1)(d)). 

 

                                                 
2 The City’s competence coincided with the promulgation of the 2013 Cape Town Zoning Scheme (CTZS) and the 

HPOZ is consistent with the requirements of the NHRA for managing heritage areas. 
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3.1. Implementation of the HPOZ 

 

Land which is part of an overlay zoning is regulated by the provisions for that overlay zoning. 

The overlay zoning provides a mechanism to designate either city-wide or localised (site 

specific) development management rules to deal with specific concerns, over and above 

the provisions of a base zoning.   

 

Development rule means a provision, restriction or condition in the development 

management scheme that sets out the permissible extent of the land use in terms of a 

zoning; 

  

‘Zoning’ includes base zoning and overlay zoning and means a land use category 

prescribed by the development management scheme regulating the use of and 

development of land and setting out – 

(a) the purposes for which land may be used; and 

(b) the development rules applicable to that land use category; 

 

'Base zoning’ means the zoning before the application of any overlay zoning and may 

include a subzoning as contemplated in the development management scheme; 

 

‘Overlay zoning’ means a zoning, in addition to the base zoning, stipulating the purposes for 

which land may be used and the development rule which may be more or less restrictive 

than the base zoning. 

 

Item 150 of the DMS sets out the status of the overlay zoning (see Appendix 1 for full details): 

 

 An overlay zoning may vary the development rules or use rights relating to an area or 

land unit, or may set new development rules or use rights. 

 The provisions of an overlay zoning may be more restrictive or more permissive than 

the provisions applicable to the base zoning of the property concerned, or may set 

specific development rules for an area or land unit 

 If the provisions (general and/or specific) of the overlay zoning are different or in 

conflict with the provisions of the base zoning, the more restrictive shall apply, unless 

stated otherwise in the overlay zoning. 

As the name implies, the HPOZ aims at the protection of heritage within “areas with an 

environment which could be substantially adversely affected by development”. Applications 

within the HPOZ will be assessed more critically with regards to its impact on heritage than 

similar applications outside the HPOZ, and an approval may contain mitigating measures 

and may be more restrictive.  

 

The general provisions introduce an additional compliance management mechanism or 

procedural and approval requirement. The general provisions specify activities that require 

the approval of the City for all proposals that may affect a place or an area in an HPOZ. 

These activities include alteration and demolition. Pre-defined activities may be exempt from 

the requirement of City approval and on 28 January 2016 Council approved the exemptions 

to level 3 as shown in Table 1, and also included in Appendix 5.  

 

Where applicable and appropriate, the DMS makes provision for specific provisions to be 

applied to a heritage place or heritage area protected by the HPOZ. No specific provisions 

have been determined and this would require more detailed and localised assessment.   

 

Proposed heritage guidelines for the Bo-Kaap have been prepared and are included in this 

document in Appendix 4.  These guidelines would be used to assist decision making.  
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Table 1: Approved exemptions to level 3 for sites protected through the General Provisions of 

the HPOZ. 

 
Notes: 

1. Exemption 3 includes exemption 1 and 2, and Exemption 2 includes Exemption 1. 

2. The above exemptions do not apply to any other requirements under Planning law, the 

National Building Regulations or any other legislation. 

 

4. Geographic Location and extent 

 
The Bo-Kaap (33o 55' 14.79" S 18o 24' 51.65"E) is situated at the foot of Lions Head/Signal Hill 

and is bound by Buitengracht, Strand and Military Road (Figure 1). Historically, the Bo-Kaap 

and Loader Street/de Waterkant formed one community; however, the construction of the 

extension of Strand Street in the 1930s and the declaration of Loader Street/de Waterkant as 

a White Group Area further divided the community (O’Donoghue & Buttgens 2010).  

 

The boundary of the Bo-Kaap cultural landscape (Figure 1) extends to Table Mountain 

National Park, and  includes the strip of open land to the northwest of Strand Street (currently 

part of the Loader Street HPOZ), and to Buitengracht Street (including parts of the Central 

City HPOZ) (Figure 2). 

Exemption Activities exempted from  having to obtain Council’s approval 
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    The following  Landscaping  activities are exempt: 

 Day to day gardening and garden maintenance that does not involve 

the removal of mature trees or hedges, or change in topography of 

the landscape, or the erection, demolition or removal of walls, fences, 

structures or features. 

 Continuance of planting and farming activities which does not 

change the character or topography of a place. This does not include 

the erection of permanent or temporary structures. 

 The following  Minor Maintenance activities are exempt: 

 Re-painting or re-decorating (including changes in paint colour but 

not including painting of natural stone, unpainted metal, face-brick, 

ceramic, or unpainted wood, or similar such unpainted surface); 

 Replacement of roof covering using identical material, treatment and 

form; 

 Minor maintenance that does not involve: changes in material, form, 

or type of finish, removal of original joinery, features or fittings, or such 

which have been part of the structure for over 60 years. 

The following  Internal Alterations activities are exempt: 

 Internal construction, removal, alteration or demolition that is not 

visible from outside a structure.  (This exemption does not include 

internal construction across window, door or other openings which 

may be seen from outside the structure, or alterations that 

compromise the structural integrity of a structure). 

E
x

e
m

p
ti
o

n
 4

  The following activities are exempt: 

All activities authorised for a place, site or area in terms of and in 

accordance with a Heritage Management Plan approved by the 

City. 
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Figure 1: The proposed HPO zoning for Bo-Kaap is located at the foot of Lions Head/Signal Hill 
overlooking the old Table Bay harbour. It includes the northern green verges along Strand Street and 
is marked by the presence of at least one kramat. The stone walling along Buitengracht Street forms 
the eastern boundary of the cultural landscape of the Bo-Kaap 

 

 

The Bo-Kaap proposed HPOZ is neighboured to the north by the Loader Street /de Waterkant 

HPOZ and to the east by the Central City HPOZ as indicated on Figure 2.  

 

The Bo-Kaap consists of a number of distinct precincts, with their own character and unique 

heritage management challenges. The HPOZ makes provision for Heritage Management 

Plans tailor-made for specific precincts and areas. The Heritage Management Plans and 

specific provisions in terms of the DMS must still be developed and implemented after the 

designation of the HPOZ.  

 

5. Heritage Protection Overlay Zone: Bo-Kaap 

 

 5.1. Preamble to the HPO nomination  
 

The recognition of the unique cultural heritage of the Bo-Kaap dates back to the 1930s. The 

history of the development of Bo-Kaap and the various initiatives to achieve the protection 

of its unique cultural heritage is included in Appendix 2. 

 

In 1986 the City advertised a number of Urban Conservation area including the Bo-Kaap 

area. The process for the Bo-Kaap was inconclusive, being hindered by difficulties caused by 

the prevailing political climate.  
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 Figure 
Figure 2: The proposed HPO zoning for Bo-Kaap overlaps in part with of the Loader Street HPOZ and 
Central City HPOZ. The proposed Bo-Kaap Heritage Protection Overlay (Figure 3) is situated to the 
west of the Central City HPO, and to the south of the Loader Street/de Waterkant HPO. 

 

With the creation of the Unicity in 2001, the City undertook to combine the various zoning 

schemes into a single Integrated Zoning Scheme (IZS). During this process, the equivalent of 

the urban conservation area was called the Heritage Resources Overlay zone (HROZ). A 

number of areas were identified as proposed areas for protection, but no new areas were 

added. In March 2008, the implementation of any new heritage protection areas was 

formally stopped when the Planning Committee resolved to prioritize the IZS.  

 

The integrated Cape Town Zoning Scheme came into effect on 1 March 2013. The 

mechanism for providing for the protection of heritage places and heritage areas was the 

(HPOZ). The Cape Town Zoning Scheme was replaced by the MPBL in 2015. The nomination 

of Bo-Kaap as a Heritage Protection Overlay zone followed a motion of exigency to declare 

the Bo-Kaap as an Urban Conservation Area in 2009. Subcouncil unanimously resolved to 

support the declaration of Bo-Kaap as an HPOZ. 

 

5.2. Heritage Significance 

 

While the buildings of the Bo-Kaap, individually, may be identified as local heritage 

resources, the architectural grouping/collection together with the intangible and social 

history of the Bo-Kaap escalates the significance of the Bo-Kaap to well beyond ‘provincial’. 

SAHRA has recognised the national significance of the Bo-Kaap as a historical urban 

landscape.  

 

The Bo-Kaap is particularly noteworthy in having well presented, coherent streetscapes. 

Negative erosion of the historical urban fabric is largely evident in the vicinity of the junction 

of Strand and Buitengracht streets.  

 

Modern infill in the vicinity of Military Road and Upper Leeuwen/Yusuf Drive does not 

necessarily contribute to the historical urban landscape, but it does contribute to the 

historical layering of the Bo-Kaap in general.  
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Many land units, however, are vacant and have either never been developed or the former 

structures have been demolished. 

 

5.3. Significance statement 

 
The Bo-Kaap is a unique historical residential neighbourhood of the City which is evident not 

only in the age and typology of its architecture, but in its continuing social and cultural 

traditions and practices. The Bo-Kaap is significant as a cultural landscape, rich with living 

heritage. 

 

 Possession of uncommon, rare or endangered aspects of South Africa’s cultural heritage 

The Bo-Kaap is the largest collection of early/mid 19th century residential architecture in 

the City. It is the oldest surviving residential neighbourhood which has demonstrated a 

continuous and consistent built form and social fabric. The Bo-Kaap originated on the 

outskirts of the original settlement i.e. to the west of the Buitengracht, which marked the 

western boundary of old town.  

 

The late 18th /early 19th century huurhuis typology, which was once common throughout 

the central City, is now largely synonymous with the Bo-Kaap. This early residential 

typology has fallen to development pressures in the CBD, resulting with the Bo-Kaap 

being the last coherent collection of this urban residential landscape. The Bo-Kaap 

historical landscape is characterised by cobbled streets, narrow lanes and terrace 

houses that interface directly with the streetscape with no or low boundary walls. 

 

 Strong or special association with Muslim communities throughout Cape Town with 

special reference to the origin and expansion of Islam in the Western Cape, and South 

Africa 

The Bo-Kaap is the earliest established Muslim community in South Africa.  The VOC 

prohibited any religions3 other than the Reformed doctrine (Dutch Reformed Church) 

from establishing places of public worship. However, it was permissible to meet and pray 

in private homes. The historical quarry sites along Strand Street (including Wash House 

Quarry and Prayer Quarry) were used for gathering and prayer until well into the 19th 

century when the ban on building mosques was lifted. The Auwal Mosque, the oldest 

official mosque, predated the official ‘freedom of religion’ by several years, having been 

recognised as a mosque only in 1804 (Davids 1980). The mosque is central to daily social 

and religious interaction. Many mosques function as Madressa (school) where Quran is 

taught and readings are held.   

 

The Bo-Kaap itself contains the oldest officially granted Muslim burial ground in South 

Africa (Tana Baru) and is integrally linked to sacred sites on the saddle of Signal Hill and 

the Oudekraal kramats and forms part of the ‘sacred circle’.  

 

Signal Hill is used as part of the monthly verification of the lunar month (moon rising). The 

moon sighting verifies the start of the Muslim lunar months as is significant in religious 

celebrations, such as Eid and Ramadaan. Some of the oldest mosques in Cape Town are 

situated in the Bo-Kaap (the only exception being the Palm Tree Mosque in Long Street) 

and the call to prayer in the mornings and the evenings across the City Bowl are daily 

reminders of the enduring qualities of this way of life. 

 

                                                 
3 The Muslim and Lutheran Church community have a point in common, as both were denied the right to openly 

practice their religion under the Dutch period.  
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 Strong or special association with the life or work of Tuan Guru, one of the number of 

religious leaders buried at the Tana Baru 

The Bo-Kaap is synonymous with the Tana Baru, being the oldest official Muslim cemetery 

and the resting place of Tuan Guru (Imam Abdulla Kadi Abdus Salaam), who was 

brought to the Cape as a political exile in the 1780s (Binte-Farid 2013). Tuan Guru is also 

attributed with the translation of the Quran into a version of Afrikaans and with starting 

the first Islamic school or madrassa in Cape Town. 

 

 Sites of significance relating to the history of slavery in South Africa 

The Bo-Kaap and District Six are popularly recognised as the areas on the outskirts of 19th 

century Cape Town (west of Buitengracht, and east of Buitenkant Street) where the freed 

slaves of Cape Town settled after emancipation (1838). While there is a well-established 

link between Islam and slavery, the emancipated slaves who settled in the Bo-Kaap were 

not exclusively Muslim. 

5.4. Grading 

 
The NHRA makes provision for a three tier system for grading heritage resources. These three 

tiers are managed at national, provincial and local level: SAHRA is responsible for the 

identification and management of Grade I heritage resources. HWC is responsible for the 

identification and management of Grade II heritage resources. The City as a competent 

local authority, is responsible for the identification and management of Grade III heritage 

resources. Grade III heritage resources are conservation worthy heritage resources which do 

not fulfil the criteria of being of national or provincial significance.  

 

Section 58 of the NHRA made provision for the transition between the previous National 

Monuments Act and the NHRA:  former National Monuments were converted to Provincial 

Heritage Sites on the provision that within 5 years of the commencement of the NHRA, the 

provincial heritage authorities in consultation with SAHRA, assess the significance of these 

previous National Monuments in accordance to the criteria set out in s3(3) and s7(1). 

 

It is clear from s58 of the NHRA that not all previous National Monuments would meet the 

criteria set out in the NHRA for Grade II status. The formal protections, however, still apply until 

such a point that HWC de-proclaims these heritage sites. Figure 3 illustrates the location of 

Provincial Heritage sites within and abutting the Bo-Kaap HPO. 

 

The Bo-Kaap is a heritage resource which engages all three spheres of governance: 

 The area has been identified by SAHRA as a Grade I heritage place. It has however, 

not been formally protected by means of a published notice in the Government 

Gazette. 

 88 properties, including mosques and burial grounds, were formally protected under 

the National Monuments Act (1969) (NMA) and are considered as Provincial 

Heritage Sites (Grade II) under the NHRA and are managed by HWC though Section 

27 of the NHRA. HWC has not yet graded these sites under the NHRA and the formal 

protections of some of these may change.  

 The bulk of the heritage resources within the Bo-Kaap are Grade III. The properties in 

Wale Street/Rose Street (Figure 3) for example, were declared under the NMA, and 

have been provisionally graded by the City.  Figure 4 shows the grading distribution 

within the Bo-Kaap 
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Figure 3: Former National Monuments (now Provincial Heritage Sites) in the Bo-Kaap. The 

outline shown on the map refers to the boundary of the cultural landscape. 

 

 

Auwal Mosque has recently been declared a Provincial Heritage Site. This mosque is the 

oldest mosque in Cape Town. The original building was erected between 1809 and 1814 and 

the title is still held in the name of Saartjie van de Kaap, the wife of Imam Achmat van 

Bengal, to whom it was originally granted. The use of the site itself for religious purposes can 

be traced back to 1794 and is associated with the religious leader Tuan Guru. The site has 

been had continuous use as a place of worship since its inception. It is a landmark building. 

 

The Tanu Baru with individually identified kramats has been identified as a potential Grade II 

heritage resource; as well as the Bo-Kaap Museum in Wale Street. 

 

The remainder of the individual heritage resources in the Bo-Kaap are considered to be of 

local heritage significance. Table 2 describes the distribution of the graded heritage 

resources in the Bo-Kaap.  Grade III heritage resources account for 82% of the graded 

buildings of the Bo-Kaap. 62%4 of graded heritage resources in the Bo-Kaap are Grade IIICs. 

Grade IIIC heritage resources are particularly significant in that they contribute to the context 

of the streetscape and the historical urban landscape and provide the backdrop in which 

the heritage resources with higher heritage criteria are set. 

 

                                                 
4 This includes 10.2% potential Grade IIICs. 
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Figure 4: Grading distribution of heritage resources within the Bo-Kaap.  
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Table 2: Grading distribution of heritage resources within the Bo-Kaap 

Grade Number % 

Proposed Grade I 1 0.1 

Proposed Grade II 8 0.9 

Grade IIIA 65 7.6 

Grade IIIB 107 12.5 

Grade IIIC 443 51.8 

Potential Grade III 87 10.2 

Not conservation worthy 121 14.2 

Requires further investigation 23 2.7 

TOTAL 855 100 

6. Heritage Management within the HPO zoning  

The over-reaching heritage management implications for the Bo-Kaap HPOZ are 

conservation, minimal Intervention and the enhancement of the historical streetscape. In 

keeping with the General principles for heritage resources management listed in s5 of the 

NHRA, the heritage management of the HPOZ “take(s into) account of material or cultural 

heritage value and involve(s) the least possible alteration or loss of it”. Table 3 summaries the 

heritage management implications associated with the heritage grading prescribed by the 

NHRA. 

 

Table 3: Generic management implications for graded heritage resources in the Bo-Kaap 

(includes buildings as well as precincts)5  

Heritage 

Grade 

Responsible  

heritage  

authority 

Significance  

category 

Heritage  

management 

recommendations 

Grade I SAHRA  Special qualities of 

national significance 

 Conserve 

 Minimal intervention 

 Rehabilitate to enhance 

heritage significance 

 Interpretation 

Grade II HWC  Special qualities of 

provincial/regional 

significance 

 Conserve 

 Minimal intervention 

 Rehabilitate to enhance 

heritage significance 

 Interpretation 

Grade IIIA City  Qualities of high local 

significance noteworthy 

on a regional/metro 

scale 

 Conserve 

 Minimal intervention 

 Rehabilitate to enhance 

heritage significance 

 Interpretation 

Grade IIIB City  Qualities of high local 

significance noteworthy 

on a settlement/regional 

scale 

 Conserve 

 Minimal intervention 

 Rehabilitate to enhance 

heritage significance 

Grade IIIC City  Qualities of local 

significance noteworthy 

within a streetscape or 

its immediate context 

 Conserve 

 Retain and rehabilitate 

historical fabric (exterior 

only) 

 Conserve and enhance 

interface with the 

streetscape 

 Adaptive reuse 

                                                 
5 Baumann and Winter 2004 
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Heritage 

Grade 

Responsible  

heritage  

authority 

Significance  

category 

Heritage  

management 

recommendations 

Potential IIIC City  A local heritage 

resource which has 

been much altered 

 Heritage significance 

may be rehabilitated 

through restoration or 

reconstruction 

 

 Rehabilitate to enhance 

heritage significance 

 Conserve and enhance 

interface with the 

streetscape 

 Demolition may be 

considered if adaptive 

reuse and rehabilitation 

of heritage significance 

cannot be established 

Not 

conservation 

worthy 

City  Buildings older than 60 

years which do not 

contribute to the 

heritage value of the 

streetscape or area 

 Buildings which do not 

trigger the NHRA 

 Demolition may be 

considered 

 New structure to 

enhance historical 

streetscape or at least 

not have negative 

impact 

Requires 

investigation 

City/HWC   Heritage statement and 

additional investigation 

required to determine 

grading 

 Heritage resource may 

be archaeological 

 Heritage resources may 

include physical fabric 

as well as intangible 

heritage. 

 

6.1. Threats 

 
Over and above the generic threats to heritage buildings with regards to lack of, or 

inappropriate maintenance and repair, the Bo-Kaap, owing to its proximity to the CBD, faces 

increased pressure from developers looking at large scale developments. The challenge of 

implementing good heritage management in conjunction with sustainable development is 

one which is faced across the Cape Town Metro and beyond.  

 

6.1.1. Inappropriate change in historical character  

 
Urban renewal is generally seen as a positive trend. Within the Bo-Kaap, the high demand for 

properties in close proximity to the CBD and the lure of relatively high sale price has led to 

the alienation of many of the properties in the Bo-Kaap to buyers who wish to maximise their 

investments. This can lead to scale and bulk which is inappropriate in the fine grained Bo-

Kaap streetscape.  

 

The loss of generational continuity as a result of gentrification is a threat which is faced 

throughout the metro and is particularly evident in the historically less affluent areas such as 

Bo-Kaap, Woodstock and Salt River which are in close proximity to the CBD.  

 

Other issues which may lead to the change in the historical character of the Bo-Kaap 

include: the proximity of the Bo-Kaap to the CBD, land use change, the pressures relating to 

parking, commercial development and traffic congestion.  
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6.1.2. Traffic 

 
The Bo-Kaap with its narrow streets is ill suited to cope with modern day parking and traffic. 

The streets are alive with pedestrians, many of whom are children and older people. Given 

that the houses and yards are small, much socialisation happens in the public interface:  the 

stoeps and the sidewalks. The use of the Bo-Kaap as a rat run to avoid the congestion of 

Buitengracht Street in the mornings and the evenings, as well as irregular parking during the 

day poses a safety risk to pedestrians and residents. 

 

6.1.3. Ad hoc alterations and additions 

 
Traditionally families in the Bo-Kaap remained under the same roof until adult children 

married and set up their own households. Modern lifestyle and sensibilities generally require 

more personal space than the historical norm. Historical Bo-Kaap homes are small and 

intimate and there is much pressure for additional accommodation. Additions to historical 

homes must be implemented so as to preserve the regular character of the terraces and 

streetscapes. 

 

The expense of custom made wooden joinery and the relative affordability of often 

inappropriate off the shelf joinery and aluminium equivalents have a detrimental effect on 

the aesthetic heritage qualities of dwellings. 

 

6.1.4. Loss of experiential qualities which are unique to the Bo-Kaap 

 
The incursion of large business and office blocks into the Bo-Kaap has a negative impact on 

the way not only visitors, but also residents experience the Bo-Kaap. High-rise buildings with 

harsh street frontages erode the neighbourliness inherent in this residential area. The Bo-Kaap 

is a rare example of an inner city neighbourhood where the residents have not retreated 

behind high security walls, but life outwardly, embracing the ethos of good neighbourliness 

and community. 

 

6.1.5. Loss of tradition 

 
The Bo-Kaap community is traditional, and religious doctrines form part and parcel of 

everyday life. The incursion of commercial and new types of developments may not 

necessarily consider impacts on the intangible heritage of the community. 

 

 

6.2. Opportunities  

 
Heritage professionals at the City District Office are available to assist members of the public 

with advice, and may guide whether or not specialist consultation with a heritage architect 

is required.  

 

HPO provides for a consent mechanism so that potential negative impacts of new 

development can be scrutinised, mitigated and avoided to ensure that the heritage 

significance of the Bo-Kaap can be retained and enhanced for future generations. 

 

6.3. Implications of the HPOZ to individual property owners and potential developers 
 

The implications of the HPOZ to individual property owners and potential developers are 

described below: 

 

 The aim of the Heritage Protection Overlay zoning is to protect areas with of heritage 

significance from inappropriate changes and developments which could negatively 

affect this significance. 
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 The HPO zoning provides greater clarity to property owners as to what types of 

development and/or alteration be desirable with regards to the impact on the 

heritage of the Bo-Kaap with its unique cultural heritage landscape and living 

heritage practices. 

 Once the HPOZ has been demarcated and gazetted as a Heritage Area under S31 

of the NHRA, the City may apply to Heritage Western Cape to lift the 60 years clause 

in the area demarcated by the Bo-Kaap HPO. Unless a Provincial Heritage Site (or 

National Heritage Site) heritage would then be managed only through the HPO 

zoning (guidelines and specific provisions) with approvals being required only from 

the City. The dual system of provincial and local authority approvals would therefore 

no longer be applicable. 

 The general provisions of item 162 of the DMS will be applicable to all property owners 

and potential developers (see Appendix 1)  Council has approved some exemptions 

to these general provisions as contained in Appendix 5 

 Item 164 sets out the additional information that the City may require, and the type of 

conditions of approval that may be imposed (see Appendix 1). 

6.3.1. Frequently asked questions: 
 

Will the HPO zoning prevent development in the Bo-Kaap? 

 

The HPO zoning should prevent inappropriate development from taking place. If the 

development proposal conforms to the specific provisions of the HPO and is consistent with 

the proposed guidelines for the Bo-Kaap and there is no negative or adverse impact on 

heritage, then the development proposal can be approved.  

 

Alterations and development can be designed also to mitigate impact. 

 

When assessing a development proposal (irrespective of whether the proposal is located 

within or outside an HPOZ), one of the criteria for deciding to refuse an application, is the 

desirability of the proposal in terms of its impact on heritage6. It must be noted that even 

outside an HPOZ, the requirements of the National Heritage Resources Act (NHRA) and the 

Principles set out in Section 2 of the National Environmental Management Act (NEMA) still 

apply. 

 

The DMS makes provision through the Overlay Zoning for the protection of areas with an 

environment which could be substantially adversely affected by development7.  

 

An overlay zoning may vary the development rules or use rights relating to a property or 

area, or may set new development rules or use rights. The provisions of an overlay zoning 

may be more restrictive (or permissive) than the provisions of the base zoning8. Should an 

application be approved, HPO empowers the City to require the applicant to amend the 

proposals or to impose conditions to the approval to ensure that the heritage value of the 

place is protected and even enhanced. 

 

Can the HPOZ zoning be applied retroactively to developments that have already been 

approved? 

 

Where the legislative requirements for approvals have already been successfully concluded, 

the HPOZ cannot be retroactively applied. In other words, an approved building plan cannot 

be unapproved. 

 

                                                 
6 MPBL Chp 7: Section 99(1-3) 
7 MPBL Chp 4: Section 26(1)(d) 
8 MPBL Chp 17: Section 150 
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Notwithstanding the inclusion of the Bo-Kaap into the HPOZ, any application that has already 

been accepted by the City before the date that the inclusion is gazetted, must be 

processed and considered in terms of the legislation as it existed at the time of acceptance. 

 

Will the HPO zoning require additional heritage applications and make applications more 

cumbersome and expensive? 

 

The City will need to consider an application for development in terms of the HPOZ unless it 

has been exempted (see Appendix 5).  This will be a new application requirement. 

 

Under the current situation, if a property is older than 60 years, property owners are required 

to make application for alteration or demolition to Heritage Western Cape and the City, with 

fees applicable in both cases. Should the HPOZ be implemented successfully, the City can 

apply to Heritage Western Cape to lift the 60 years clause (section 34 of the NHRA) in the Bo-

Kaap HPOZ. All building applications will then be dealt with through the City and the 

application process should be less cumbersome as the turnaround time for applications 

should be quicker. 

 

My house has no heritage value, why is it included in the HPO zoning? 

 

The HPOZ zoning is consistent with Section 31 of the NHRA requiring local authorities to 

investigate the need to for the designation of heritage areas to protect any place of 

environmental or cultural interest. The HPOZ is the City’s tool for effecting the protection of 

such heritage places/areas under the Municipal Planning By-Law. The Bo-Kaap, as with the 

other heritage places in the City, includes buildings considered to be ‘not conservation 

worthy’. Alterations to such buildings would need to be evaluated in order to ensure that 

they do not detract from the heritage significance of the area and immediate surroundings.  

 

Will it cost more to do regular maintenance and repair to my house if it is in a HPO? 

 

Not necessarily. Please refer to the HPOZ exemptions – Table 1 – in the document above. 

  

Home owners have the right to decide what their house looks like and to modify and make 

changes as they wish. Will the HPOZ change that? 

 

Currently, if the structure is over 60 years old a permit is legally required for any alteration.  

The HPOZ will provide greater clarity to property owners and prospective property owners as 

to what kind of alterations are in line with the historical nature of Bo-Kaap, thus protecting the 

long term sustainability of the Bo-Kaap as a cultural asset.  

 

The Bo-Kaap is one of the most photographed tourism destinations in Cape Town and that 

historical character is held in the ‘look and feel’ of the typical Bo-Kaap streetscape. 

 

Will the HPOZ zoning  stifle the natural evolution of the Bo-Kaap as time passes? 

 

The HPOZ zoning rather than stifling the natural evolution of an area aims to manage and 

guide this evolution so that it does not end up destroying what makes it special. 

 

As it stands all formal development in South Africa is regulated. The HPOZ as well as the other 

legislative requirements aim to ensure a more sustainable, better and safer living 

environment. 

 

Does the HPOZ affect existing development rights?  

 

The base zoning together with the overlay zone constitutes the “zoning” and as such 

constitutes a set of uses, purposes and development rules.  The general provisions will not 

affect any existing development rules. However, unless the requirement is exempted (see 
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Appendix 5) then an application will be required to specifically access the impact on the 

heritage of the place or area. 

 

It is important to note that the development rules in the DMS provide not only for the 

imposition of more restrictive development conditions in a HPOZ, but also for incentive uses 

to preserve the heritage resource as long as the use is consistent with the uses determined to 

be appropriate in terms of a City approved Heritage Management Plan. In such a case, 

development rules in terms of an approved HPOZ that exceed, or are more restrictive than, 

the limitations of a base zoning, are deemed to be approved departures from the provisions 

of the base zoning. 

 

What happens if a development proposal will have a negative impact on heritage and is 

seen as undesirable and the property falls outside a HPOZ? 

 

In terms of Section 99 (1) read with (3) of the MPBL “an application must be refused if the 

decision-maker is satisfied that it fails to comply with the following minimum threshold 

requirements” including being desirable in terms inter alia “impact on heritage”. In other 

words the decision-maker must be satisfied that an application would not be undesirable in 

terms of heritage impact amongst other issues. 

 

Can a negative impact on heritage be mitigated or remediated?  

 

 Yes, negative impact of a proposal can often be mitigated and the proposal fine- 

tuned so as not to cause a negative impact on heritage significance.  Where a 

proposal is very out of line with the character of the HPO zoning area, then more 

radical changes might be required, or the proposal refused as being inappropriate. 
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APPENDIX 1: STATUTORY FRAMEWORK 

 
1.1. The Constitution of the Republic of South Africa 

The Constitution states: 

 Everyone has the right to an environment that is not harmful to their wellbeing; and that 

everyone has the right to have the environment protected for the benefit of present and 

future generations through reasonable and other legislative measures (Section 24) 

 Everyone has the right with other members of their community to enjoy their culture, 

practice their religion and use their language; and form, enjoy and maintain cultural, 

religions and linguistic associations and other organs of society (Section 31) 

1.2. National Heritage Resources Act, Act 25 of 1999 (NHRA) 

The NHRA aims to: 

 Introduce an integrated and interactive system for the management of the national 

heritage resources 

 To promote good governance at all levels 

 Empower civil society to nurture and conserve their heritage resources so that they may 

be bequeathed to future generations 

 To provide for the protection and management of conservation-worthy places and 

areas by local authorities 

 

Protections under the NHRA are either Formal Protections (in the case where sites or areas 

are declared as a National Heritage Site or a Provincial Heritage Site or placed on the 

Register) or General Protections: Section 34 (structures older than 60 years); Section 35 

(archaeology, palaeontology and meteorites) and Section 36 (burial grounds and graves). 

No site protected under the general protections may be altered, damaged or destroyed 

without the written permission of the relevant heritage authority. 

 

1.3. City of Cape Town Cultural Heritage Strategy 

 
The City’s Cultural Heritage Strategy provides a policy and framework for the management 

and protection of the cultural heritage resources of the City. The key cultural heritage 

objective of this strategy is the identification, assessment, conservation, management and 

enhancement of the heritage resources, structures and landscapes of all the people of 

Cape Town and to ensure that the memories and values associated with such resources are 

appropriately represented. 

 

A further objective is to ensure that spatial, developmental and environmental planning 

accommodates and responds to the unique history, scenic and environmental qualities of 

Cape Town. The Bo-Kaap is a unique urban landscape within the Cape Town Metro. 

The City’s Cultural Heritage Strategy recognises the need to broaden the focus of 

“conservation and general heritage management to include objects, groups of buildings, 

streetscapes, events, struggle history, historical colonial and pre-colonial archaeology, whole 

settlements and … historical and cultural landscapes and contexts”. 

 

1.4. City of Cape Town Municipal By-Law June 2015 

 

The overlay zonings provide mechanisms for designating with city-wide or localised 

development management rules to deal with specific concerns, over and above the 

provisions of a base zoning. These overlay zonings should be applied to promote the City’s 

planning principles, goals, objectives and strategies as may be identified in the approved 

Integrated Development Plan, Integrated Metropolitan environmental Policy strategies, or 

spatial plans. 
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Schedule 3: Chapter 20: Part 1: Heritage Protection Overlay Zoning (HPO) 

 

The HPO enables the designation of heritage places and heritage areas on the zoning map. 

 

162: GENERAL PROVISIONS: Heritage Protection Overlay Zoning 

 

1. Unless exempted, the following activities affecting a place or an area protected as a 

Heritage Protection Overlay zone requires the approval of the City: 

a) Any alteration, including any action affecting the structure, appearance or 

physical properties of a heritage place, whether by way of structural or other 

works, by painting, plastering or other decoration or any other means; 

b) Any development, including any physical intervention, excavation, or action 

other than those caused by natural forces, which may in any way result in a 

change to the appearance or physical nature of a heritage place, or 

influence its stability and future well-being, including –  

i. construction, alteration, demolition, removal or change of use of a 

heritage place or a structure at a heritage place; 

ii. carrying out any works on or over or under a heritage place; 

iii. subdivision or consolidation of land comprising a heritage place, including 

the structures or airspace of a heritage place; 

iv. any change to the natural or existing condition or topography of land;  

and 

v. any permanent removal or destruction of trees, or removal of vegetation  

or topsoil; 

c) Addition of any new structure; 

d) Partial demolition of a structure; 

e) Alteration to or removal of any historical landscape or any landscape feature, 

including boundary hedges and mature plantings; or addition or removal of or 

alteration to hard landscape surfaces, street furniture or signage; 

f) Any below-ground excavation. 

2.  The City may exempt a specific activity or schedule of activities in a geographic area 

which has been protected as a Heritage Protection Overlay zone from the requirements of 

sub-item (1) 

 

163 SPECIFIC PROVISIONS: Heritage Protection Overlay Zoning 

 

1. The City may apply specific provisions to a heritage place or heritage area protected as 

a Heritage Protection Overlay zone, which may be in addition or alternative to the 

general provisions in item 162, provided it relates to land use and development rules and 

are recorded in a heritage management plan approved by Council in terms of this By-

Law. 

2. The City must consult the owner or owners of the heritage place or area before 

introducing specific provisions in respect of the place or area protected as a Heritage 

Protection Overlay zone. 

164 CONSIDERATION OF APPLICATIONS 

 

1. In respect of an application for approval for an activity referred to in items 162 or 163, the 

City may require from an applicant whatever information it deems necessary to enable 

an informed decision to be made regarding the application, which may, inter alia, 

include: 
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a) details of the activities for which an application is made; 

b) a statement of significance or a heritage statement; 

c)  a statement of conservation policy in respect of the work proposed to be carried 

out; 

d) an annotated recording of the heritage place or parts of the heritage place to 

be affected by the actions; 

e) heritage and historical research; and 

f) photographs. 

 

2. In considering an application referred to in item 162(1), the City must take into account 

the effect such activity may have on the significance of the heritage place or heritage 

area concerned. 

 

3. In approving an application referred to in item, 162(1), the City may impose any 

conditions it believes appropriate for the protection and enhancement of the heritage 

place or area, including inter alia conditions regarding: 

a) requirements for landscaping; 

b) use of materials and finishes; 

c) heritage management plans 

d) recycling or reuse of materials; 

e) method statements; and 

f) timescales within which work approved must be in place or be completed. 

4.  Approval for an activity in a Heritage Protection Overlay zone as referred to in item 162(1) 

above does not exempt an applicant or owner from obtaining other required approvals 
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APPENDIX 2: HISTORICAL DEVELOPMENT OF THE BO-KAAP 
 

The Bo-Kaap is an integral part of the Cape Town and, together with suburbs such as 

Gardens, Tamboerskloof and District Six, owns its existence to the establishment of the 

refreshment station in Table Bay by the Dutch East India Company in 16529. Worden et al 

(1998:39) describes early 18th century Cape Town as a largely rural settlement; the town 

expanding into the farmlands as necessity required. Despite the rural qualities of the 

settlement, it conformed to the Dutch town planning ideals reflected in the strict geometric 

street grid.  

 

The VOC focus with the establishment of the refreshment station at the Cape was the supply 

of ships on route to the East, with produce grown in the Company’s Garden. It soon became 

apparent that it would be more efficient to release Company employees who would farm 

land at their own cost and risk, and sell the produce back to the VOC.  In 1657 the Company 

granted a small number of farms along the Liesbeeck River. Market gardens were also 

granted on the lower slopes of Table Mountain.  Tamboerskloof10, Schotsekloof and 

Stadzicht11 were the main farms situated on the lower slopes of Signal Hill. 

 

Bo-Kaap developed on land which was originally part of Schotsekloof and Stadzicht, as well 

as on land which was associated with the slate (blue stone) quarries.  

 

'Schotse Kloof12' was granted in 1707 to Andries Thomas (Morris 1993). The history of 

Schotsekloof market garden follows the typical pattern of sale, improvement, enlargement 

and resale of all early farms, concluding with subdivision (often preceded with insolvency) 

and urbanisation.  A characteristic of the early settlement at the Cape, is the presence of 

rental houses (huurhuise) alongside agricultural/market gardens. In the case of the Bo-Kaap, 

the most well-known of the huurhuise (some of the oldest surviving examples) are the houses 

build by Jan de Waal (Waalendorp). As the need for affordable housing escalated, so did 

the construction of speculation houses. The construction of these huurhuise occurred 

throughout the Bo-Kaap, District Six as well as the central city. The Waalendorp houses built 

by de Waal, and similar dwellings in the Bo-Kaap by the Wichts in the mid 19th century and in 

the later 19th century by Carter and others form part of this pattern.  

 

Cape Town, during the 19th century had very little formal sanitation infrastructure. The high 

population density in the poorer areas of town, together with the open grachts (little more 

than open sewers) resulted in relatively common epidemic outbreaks of ‘fever’ 13 (Worden et 

al 1998:181). The outbreak of plague in the City in 190114 caused much panic, with 

newspapers reporting people literally dropping dead on street corners: the numbers of 

people affected (807) and actual fatalities (389) were relatively low (Swanson 1977).  

 

The official reaction to the plague, however, had far reaching effects. The Native Labour 

Locations Act (1901) reflected the current colonial thoughts around poverty, slums and 

disease and racial segregation. The relocation of African workers from residential areas near 

the docks and District Six set the precedent for later removals under the Slums Act (Act no 53 

of 1934 and the Group Areas legislation. The high mortality rate of the Spanish flu of 1918, 

once again focused the attention on the crowded living conditions of the Bo-Kaap.  

 

Large portions of the Bo-Kaap were affected by the Slums Act and most of the oldest and 

most significant of the historical portions of the Bo-Kaap were declared slum. The City 

expropriated large portions of the Bo-Kaap under the guise of slum clearance. Properties 

                                                 
9 Commonly known by its Dutch acronym “VOC”. 
10 Granted in 1710 to Jacob Plaasen, and regranted in 1795 to Hendrick Brand) (Rennie and Riley 1987). 
11 The history of Stadtzicht has not been investigated in detail. The 1791 grant to JG Brink is likely to be a regrant. 
12 The spelling of ‘Schotschekloof’ varies greatly historically and currently and has been the subject of some debate.  
13 In 1882/1883 a smallpox outbreak killed over 4000 people in a ten month period (Swanson 1977). 
14 Part of a pandemic which swept across the globe, it reached Cape Town via a shipment of horse fodder for the 

horses of British troops fighting in the Anglo-Boer War (South African war). 
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which were considered too dilapidated were demolished, while those deemed to be 

salvageable were reconstructed. The reconstruction of the urban fabric of the Bo-Kaap was 

undertaken in three phases: 1940, 1950-1960; First and Second extensions (1970-1980) 

(Combrink 2015 in prep). 

 

With the support of the then Historical Monuments Commission and under the direction of 

Magda Sauer and Reg de Smit, 17 houses were restored (block bound by Rose, Chiappini, 

Shortmarket and Longmarket streets). This restoration project aimed to retain or return 

dwellings to their original form (Combrink 2015 in prep:29). 

 

The 1950-1960s reconstruction of the Bo-Kaap presented as an expansion of the residential 

core, in the style retaining the “traditional facades for the accommodation of Malays in the 

lower income groups” (Immelman IN Combrink 2015 in prep:30).  Schotsekloof lane was 

widened as an extension of Wale Street. This phase of work focused on the provision of low 

cost housing. The public clearly felt that the City Housing Department needed additional 

encouragement to comply with the recommendations of the National Monuments 

Commission and the specialist input of recognised historical architects (Revel Fox and Visser, 

Munnick and Black) and a petition to protect the Malay Quarter was launched in 1963.  

 

15 April 1966 three clusters of properties were formally declared as National Monuments: (1)  

properties in the area bound by Wale, Chiappini, Longmarket and Rose Street; (2) properties 

within the boundaries Longmarket, Chiappini, Shortmarket and Rose Streets; and (3) 

properties on the Table Mountain side of Wale Street, between Rose and Chiappini Streets  

(Government Gazette 142, 1966 No 558). Under the NHRA, these sites are now Provincial 

Heritage Sites (PHS). 

 

The 1970s/ 1980s earmarked the extension of Wale Street and the reconstruction of a number 

of dwellings along the extension of Wale Street as well as some of the earlier structures along 

the original extent of Wale Street. The redevelopment of entire residential blocks removed 

the densely occupied central portions of the blocks which were accessed by means of small 

lanes. 
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APPENDIX 3:  CHARACTER OF THE BO-KAAP 

 
The Bo-Kaap is widely recognised as the largest concentration of early/mid 19th century 

residential urban architecture in the Metro (Pistorius 1998:5). The Bo-Kaap is characterised by 

narrow cobbled streets which maintain the view corridors initiated by the regular street grid 

laid down in the 17th century. The minarets and the mosques, as well as the morning and 

evening prayers issuing from them, are a defining characteristic of the Bo-Kaap. Despite 

some alterations and additions over time, the Bo-Kaap built form has maintained a relatively 

uniform scale and bulk (with a few exceptions) and the streetscape reads as a coherent 

whole. 

 

The question of to what degree the uniqueness/uniformity of the Bo-Kaap relates to the 

Group Areas declaration of the area as a ‘Malay Group Area’ and the subsequent 

reconstruction of the so-called ‘typical’ Bo-Kaap flat roofed cottage by the City Council in 

the 1970s and 1980s has been raised. While this is a valid question, it does not undermine the 

fact that the Bo-Kaap as a whole, presents as a unique and conservation worthy historical 

urban landscape.  

 

3.1. Setting 

 
The Bo-Kaap is situated on the outskirts of the inner City between the Buitengracht and the 

lower slopes of Signal Hill. The Strand Street quarries are situated on the northern edge of the 

Bo-Kaap (Figure x). The natural back drop of Signal Hill and Lions Head is integral to the sense 

of place of the Bo-Kaap. In addition to the natural beauty of the Signal Hill/Lions Head, this 

section of the Table Mountain range also has significant symbolic associations to the Muslim 

community of the Bo-Kaap and form part of the religious practices of the devout.  

 

3.2. Architectural style 

 
The predominant architectural style of the Bo-Kaap can be described as vernacular in the 

true sense of the word: an architectural style which reflects the combination of need, 

economy and available raw materials15 above aesthetics and design.  The characteristic 

typology associated with the Bo-Kaap is the flat-roofed dwelling, adjoining its neighbour in 

the manner of a terrace. ‘True’ terraces generally are a feature of the late 19th and early 20th 

century. 

 

Various studies and publications have differentiated the architectural style of the  flat-roofed 

vernacular houses of the Bo-Kaap on the basis of the stylistic features of their joinery 

(windows and doors). These variations in style provide a relative date only. Many historical 

dwellings have a range of historical layering in evidence. 

 

Three time periods, based on stylistic variations have been identified: Cape Dutch, Georgian 

and Victorian. The stylistic variations are predominantly evident in the joinery of the buildings 

(Pistorius 1988:5-8).  

 

3.2.1.  Cape Dutch Style (c1760-c1815) (Figure 4) 

 

The Cape Dutch style in the Bo-Kaap is generally associated with the 18th and early 19th 

century and is expressed in the earlier examples of the flat roofed parapet dwellings. Typical 

of this style is the positioning of joinery flush with the outside of the wall.  

                                                 
15 Stone (slate and shale) were mined from the Strand Street quarries from 1660 onwards and some parts of the 

quarries were still in production in 1946. The plentiful shell middens which would have literally littered the shoreline of 

Table Bay provided ample shell for the production of lime for inclusion in the plaster/mortar as well as manufacture 

of whitewash. 
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Windows are characterised by small panes (200 x 150mm) with relatively heavy glazing bars 

and the top sash is fixed.  The windows are proportionately wider than the later examples. 

Windows had external shutters covering the bottom half of the window. 

 

Front doors of this style, typically have a square fanlight (panes and glazing similar to the 

windows) and consist of a bo-en onder door (stable door). 

 

3.2.2.   Georgian style (c1810-c1860) (Figure 5) 

 

The Georgian style is associated with the English occupation of the Cape and includes the 

early half of the 19th century. Joinery is set back in the outer wall. This style is nearly exclusively 

expressed in flat roofed parapet dwellings. 

 

Georgian style windows are characterised by relatively larger panes of glass (400x300mm) 

and slender glazing bars. Proportionally, the windows are at least twice as tall as they are 

wide.  

 

Front doors are typically vertically divided (double door) with six or eight panels. Ornate 

fanlights are characteristic of the Georgian style. Semi-circular decorative fanlights were 

popular during this period. 

 

Quoining on the corners of buildings may be present. 

 

 
Figure 4: Schematic of Cape Dutch stylistic elements 

 

 
Figure 5: Schematic of Georgian/Cape English stylistic elements 
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3.2.3. Victorian style (c1860 – c1900) (Figure 6) 

 

The Victorian style in the Bo-Kaap extends from the mid/late 19th century into the early 20th 

century. The Victorian style is expressed in the later examples of the flat roofed parapet 

dwellings as well as the double pitched roof examples. There is a wide variation of expression 

of the Victorian style within Cape Town and includes the fairly simple expression to high 

Victorian with elaborate decorative features.  

 

Mass produced joinery becomes available, presenting a high degree of standardisation than 

evident in earlier periods. Sash windows are characterised by horns on the top sash. Windows 

varied between two or six panes of glass per sash. External louvered shutters were common.  

Front doors had four or six moulded panels with simple geometric fanlights. In more affluent 

houses, the front door may have sidelights. 

 

The Victorian style is characterised by increasingly elaborate decorative features as the style 

matured. Plaster decorations such as rustication, quoining, and mouldings around openings 

are common.  

 

Stoeps are enclosed by verandahs with corrugated iron roofs with brackets of cast iron or 

timber. 

 
Figure 6: Schematic of Victorian stylistic elements 

 

 

3.3. Building typology 

 
A distinction has been made in the past between the predominantly Cape Dutch (flat 

roofed) portions of the Bo-Kaap and the later Victorian (pitched roofed) structures in 

Schotschkloof/Tamboerskloof. 

 

Typology Period 

(century) 

Description 

Terrace, with parapet Late 

18th/early 

19th 

 Single storey terrace houses with parapets 

concealing flat roofs.  

 “wavy’ parapet c1763 

 Post 1790 parapets with heavier cornice 

with 300mm of wall above, occasionally 

stepped 

 Traditionally roof waterproofed with lime, 

oil and molasses. 

 Narrow frontage with courtyard 

 Narrow frontage with courtyard 

 Open stoep flanked with low walls, built in 
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seats occur 

 Double storeyed terraces do occur, but 

not common 

 Early/mid 

19th  

 Single storey terrace houses with parapets 

concealing flat roofs.  

 Corrugated iron commonly used post 

1850s as roofing material 

 Narrow frontage with courtyard 

 Double storeyed terraces do occur, but 

not common 

 Post 1860  Corrugated iron commonly used post 

1850s as roofing material 

 Narrow frontage with courtyard 

 Verandahs with corrugated iron roof, 

columns, brackets and balustrades (timber 

or cast iron) 

 Decorative plaster detailing 

Terrace with pitched roof Post 1860  Single storey or double storey terrace 

houses with double pitched roofs. 

 Varying styles: small triangular gable 

above paired entrances or with returned 

gable ends at the ends of the row. 

 Corrugated iron roofing material 

 Sometimes set back from street with small 

garden spaces 

 Plastered boundary walls with capped 

posts 

 Double storeys occur 

Pitched roofs 

- Semi-detached 

Post 1860  Corrugated iron roofing material 

 Gabled ends or hipped roofs 

 Two domestic dwellings sharing a 

common or party wall. Either built as two 

co-joined units or be a larger domestic 

dwelling which was later subdivided 

Free-standing 20th and 

later 

 Corrugated iron roofing material 

 Not common in the Bo-Kaap 

 More usual in the areas densified during 

the mid/late 20th century and later 

 

Corner buildings (shops)   

 

3.4. Intangible heritage 

 
The Bo-Kaap had national significance as the oldest foot-hold of Islam in South Africa, It forms 

part of the Islamic ‘sacred circle’ and has close links with the sacred sites of the Tana Baru, 

kramats on Signal Hill and Oudekraal. The Muslim way of life is an integral part of the Bo-Kaap 

and has a tangible quality in the built environment, the practice and costume of daily life. 

The call to prayer in the mornings and evenings is experienced across the City Bowl. 

 

The Strand Street quarries may have provided much of the stone which built the  18th and 19th 

century City, but it was the artisans and builders living in the Bo-Kaap (and elsewhere in the 

settlement of Cape Town) that provided the skills and artistry which characterised Cape 

Dutch architecture. 
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The management of intangible heritage through the HPO can only be achieved as far as 

ensuring that the opinion of the local community can be taken into consideration at the 

application phase.   

 

When developments are perceived by the community to have a negative impact on the 

ability of the community to practice their traditional cultural practices, a solution must be 

found through mitigation.  

 

The public and semi-public areas of the Bo-Kaap are highly significant in the community for 

socialisation, especially during the early evening. It is in these public spaces that the 

intangible heritage of the Bo-Kaap is expressed and played out. The maintenance and 

protection of the pedestrian character of the Bo-Kaap is a means of ensuring that the public 

and semi-public spaces are safe and people friendly. 
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APPENDIX 4: PROPOSED HERITAGE MANAGEMENT GUIDELINES FOR THE BO-KAAP 

 
The following section draws heavily on the guidelines prepared for the National Monuments 

Council (now SAHRA) to assist residents with the maintenance, improvement and 

construction of new buildings in the Bo-Kaap (Pistorius 1998).  

 

See also Heritage Advice pamphlet No 13:  Guidelines for works in Bo-Kaap heritage areas 

http://resource.capetown.gov.za/documentcentre/Documents/Graphics%20and%20educa

tional%20material/HAP13_BoKaap.pdf 

 

 

4.1. Maintenance and Repair of historical homes 

Regular maintenance and repair with appropriate materials is crucial to the longevity of 

historical buildings and is a simple and cheap way to avoid costly repairs.   

Climbing plants and trees in close proximity to the outer walls of the house must be kept 

under control. Climbing plants can cause damage to walls, mouldings and gutters. Young 

trees sprouting in cracks of masonry should be removed immediately or if they have already 

penetrated the masonry, the stem cut off at the base and poisoned. 

 

4.1.1.  Roofscape  

 

 Retain original roofing material if the roof is visible from the streetscape 

Galvanised corrugated iron sheeting if properly maintained can last a very long time. If 

the roofing material needs to be replaced, choose material with the same or similar 

profile. Avoid roofing materials with a very different appearance or profile. 

4.1.2.  Waterproofing 

 

Water damage is one of the major causes of structural damage in historical houses. 

If there are ongoing problems with leaking in a very flat pitched roof, the short corrugated 

iron sheets can be replaced with long-span roof sheeting. The pitch could also be raised 

slightly behind the original parapet. The top of parapet walls should be watertight and slope 

slightly so that water runs off and does not soak into walls. 

 

Cracks in the walls must be repaired before winter rains. Larger cracks and patches can be 

re-plastered using fibreglass mesh and low cement content plaster. Traditionally a mix of 1 

part cement, of 3 parts line and 8 parts sand was recommended for use on old buildings.  

 

Gutters must be repaired as soon as possible. Rain water from leaking gutters can cause 

permanent damage to timber and walls. Most small leaks can be repaired with generic 

sealant. It is cheaper to repair a small leak than to repair the resultant damage if left 

unchecked. 

 

Check flashings before winter and repair and replace whenever necessary. Generic 

waterproofing compounds available from hardware stores can be used to deal and 

waterproof flashings and parapets. 

 

Ensure that rainwater is channelled away from the walls of the house preferably into a 

municipal stormwater drain and is not allowed to pool. If gutters and downpipes are visible 

from the street, use the same pattern as the original or PVC. 

 

4.1.3. Walls, parapets, cornices and moulding 

 

http://resource.capetown.gov.za/documentcentre/Documents/Graphics%20and%20educational%20material/HAP13_BoKaap.pdf
http://resource.capetown.gov.za/documentcentre/Documents/Graphics%20and%20educational%20material/HAP13_BoKaap.pdf
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Traditionally, old houses at the Cape were lime-washed annually: lime is an excellent 

medium for waterproofing16 and particularly relevant as many old walls are built with soft 

brick and mud mortar. Decorative mouldings particularly in the historical period have been 

attributed to the skill and workmanship of Cape artisans.  

 

 Re-plaster exposed brick immediately 

Old brick is particularly vulnerable to water damage. New plaster should have a low 

cement content so as to provide a better bond with the old brick. Traditionally a mix of 1 

part cement, of 3 parts line and 8 parts sand was recommended for use on old buildings. 

Fibreglass mesh can be used to improve the plaster bonding to the walls. 

 

 Plaster walls to match the original texture and finish 

Avoid textured plaster finishes, stone or tile cladding and facebrick. A wooden trowel or 

float gives a soft finish to new plasterwork which is comparable to historical finishes. 

 

 Retain and repair plaster mouldings 

Cornices, plaster surrounds, quoins and rustications are important features of historical 

dwellings. These decorative features should be retained. Damaged mouldings should be 

repaired. If mouldings/cornices are too damaged to repair, they should be replicated. 

Paint external walls regularly 

Limewash is the best (and also the cheapest) coating for historical homes. Not only does the 

limewash fill hairline cracks and is an excellent waterproofing agent, it allows the walls to 

‘breathe’. 

 

Avoid using acrylic paints if there are remaining traces of original lime wash or plaster on the 

walls. Modern waterproofing textured wall coatings should be avoided on historical homes, 

as they do not allow moisture inherent in the old walls to escape and can lead to long term 

damp problems. 

 

4.1.4. External woodwork 

 

Woodwork at the Cape was traditionally painted as protection from the elements. Teak is the 

only wood type which was traditionally left unpainted. Paint or oil exposed joinery regularly. 

Avoid stripping wood. If it is necessary to remove old paint, use a hot air gun rather than 

chemical strippers. Lightly sand stripped wood and repaint with an oil based primer and two 

coats of enamel paint. Varnish does not protect the wood and requires more maintenance 

than paint. 

 

4.1.5. Stoeps and verandahs  

 

The open stoep is one of the defining features of the 18th and early 19th century Bo-Kaap 

houses. It is a characteristic element of the Bo-Kaap streetscape. Traditionally the stoep runs 

the length of the façade of the house and may have seats on the ends. It is the place where 

socialisation takes place and is the physical expression of an ethos of neighbourliness (the 

culture of Kanala). The verandah is the late 19th /early 20th century expression of the stoep. 

Rust on cast iron should be cleaned and treated with a rust inhibitor before repainting with 

two coats of enamel paint. 

 

Missing pieces of cast iron can be recast from aluminium or fibreglass. These are 

indistinguishable from the originals once painted.  

 

4.1.6. Internal woodwork and fittings 

                                                 
16 Also pertinent in old houses which were commonly constructed without damp coursing. 
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The retention and ongoing care and maintenance of existing wooden floors, skirting, ceilings, 

cornices, internal shutters, panelled doors and moulded architraves will greatly reduce the 

necessity of expensive replacement of material damaged by neglect and greatly improve 

the resale value of historical homes. 

 

Where timber has rotten, replace the damaged portion with (new) timber, rather than 

replacing the whole floor with concrete 

 

4.2.  Additions and alterations to historical homes 

 

 Retain original roof shape 

The roof shape of dwellings are an important part of the streetscape and should not be 

altered. The Bo-Kaap has two characteristic roof shapes: low-pitch roof behind a parapet 

and double-pitched/hipped roof with or without gables 

 

 Retain external Woodwork: doors, windows and shutters 

The doors, windows and shutters of a historical home are important features detailing and 

enhancing the stylistic period of the dwelling.  It is important to retain as far as possible 

the original woodwork. Repairs are generally not visible once the wood is painted. 

 

If it is absolutely not possible to retain the original woodwork, the original proportions and 

positions of door and window openings must be retained, especially those in the front 

façade of the dwelling. 

 

 Retain materials and original features of stoeps and verandahs 

Retain original balustrades, handrails columns and brackets. If features are missing, they 

should be replaced with matching or similar features. 

 

Retain original stone or brick paving on stoeps or cement surfaces on verandahs. Avoid 

covering original historical surfaces with crazy paving or tiles. 

 

 Do not enclose stoep/verandah 

The verandah is the interface between the house and the street. Where the enclosure of 

a verandah or stoep is absolutely unavoidable, design the enclosure so that it can be 

removable in the future, using light-weight materials which do not detract from the 

overall style of the house. 

 

 Additions 

Single storey additions to historical homes should preferably be situated to the rear of the 

house, where the addition will be the least visible from the streetscape. 

 

When adding a second storey, care must be taken not to disturb the character of the 

streetscape. Double storeys are common in the Bo-Kaap and the addition of a second 

storey need not detract from the heritage value of the historical home. 

 

 Double storey on a flat roofed buildings with parapets 

o Setback 

This is the preferred mode of addition of a second storey for very significant 

historical buildings and where the streetscape is highly intact. It preserves the 

original cornices which are generally recognised as the work of Muslim craftsmen 
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and are a character of the architectural and cultural heritage of the Bo-Kaap. 

The new addition is set back for the full length of the front room, leaving the 

historical façade of the dwelling unchanged. 

The openings of the setback façade should line up with the original openings on 

the ground floor. The proportions of the historical openings should be used, but 

the material may vary. 

o Double storey over the entire length of the dwelling 

This mode of addition has a drastic impact on the façade and is not suitable for 

historical homes. It is suitable for the reconstructions of dwellings built in the 1970s 

and 1980s by the City Council. The cornices can be rebuilt at the first floor level. 

The openings on the first floor should line up with those on the ground floor and be 

of a similar type and proportion. 

 

 Double storey on a pitched roofed buildings 

o Raised eaves to the rear of the of the dwelling 

The conversion of the loft space at the rear of the house by raising the eaves 

allows for the creation of additional accommodation and has a minimal effect 

on the front façade and the streetscape. 

o Modification of the loft space with addition of dormer windows  

The addition of dormer windows to allow for the conversion of the loft space for 

accommodation needs to be carefully considered.  

Avoid long horizontal dormers facing onto the street and should preferably be 

used only on the rear slope of the dwelling. 

 

o Double storey along the length of the whole house 

The addition of a storey along the length of the whole house has a drastic impact 

on the façade and the streetscape and must be carefully considered. If such an 

option is viable, the openings on the first floor should line up with those on the 

ground floor and be of a similar type and proportion. 

4.3. New residential construction 

 

The traditional Bo-Kaap streetscape is modest. New residential infill buildings should aim to 

compliment the historical fabric of the surrounding buildings and make a positive 

contribution to the streetscape. While the construction of replicas has been discouraged in 

the past, it is now considered important for new buildings in historically sensitive streetscapes 

to blend in, rather than stand out as obviously modern additions. 

 Comply with the setback of the neighbouring houses 

 Conform to the pattern of the neighbouring houses i.e. if the neighbouring houses 

have stoeps or verandahs, design the new house along the same lines.  

 Respect the height of the neighbouring buildings. If the new building is part of an 

existing group, comply with the dominant features in the façade i.e. lintel height, 

parapet and cornice height and style, roof ridge and gutter lines.  

 Respect the vertical proportions of windows and doors. Avoid long horizontal 

windows and wide doors in the street façade of a new building. 

 Respect the façade proportions of the surrounding heritage buildings in the new 

buildings. Particular care should be taken to ensure that the height of eaves or 

cornices above openings, the size of cornice and the height of parapets are in 

proportion. 
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 Avoid using building materials which are out of character in the historical streetscape. 

Avoid facebrick, textured plaster, imitation stone, stone cladding etc. 

 Roofs, if possible, should be corrugated iron or other sheeting with a similar profile. 

 Timber doors and windows are preferable. 

4.4. Adaptive reuse/conversion of historical homes for commercial purposes 

 

 Minimum impact on original fabric 

 Reversibility of changes 

 Signage modest with minimum impact on the streetscape and historical urban 

landscape 

4.5. New commercial/light industrial construction/development 

 

 Respect setback lines, scale and bulk of the conservation worthy fabric of the  

receiving environment 

 

4.6. Rehabilitation of buildings and associated landscape features 

 

 Remove inappropriate signage detracting from the experience of the historical 

streetscape 

 Remove inappropriate  additions to the front of buildings obscuring and detracting 

from the heritage value of the building itself and its contribution to the streetscape 

 

4.7. Interface with the streetscape (private vs public realm) 

 

Boundary walls 

 Main the open interface between dwelling and street as far as possible 

 Retain low boundary walls where possible 

Security 

 Invisible security systems are recommended as they do not have a visible impact on 

the façade of the dwelling 

 Burglar bars should be as unobtrusive as possible, preferably lining up with the glazing 

bars of the windows. 

 Avoid burglar bars which project from the façade 

 Use of visibly permeable fences rather than solid walls 

4.8. Public Realm [Tree planting/pavements/street furniture/ interpretation & signage] 

 

Bo-Kaap has a very fine grained streetscape more suited to pedestrian traffic than vehicular. 

The management of parking and off road parking is a challenge. 
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APPENDIX 5: COUNCIL APPROVED EXEMPTIONS FROM HPOZ 
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