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‘PREFACE:

For the present, at least, the Central Business District

of a City has the potential to provide opportunity,

amenity and diversity for those people who care to seek it
out., This would perhaps not be worthwhile or so interes-
ting were it to lack the day to day and long-ranging problems
that confront the individual, the household, the firm, the
interest group, the pressure group and the planner in this

unique environment.

If the challenge is to be accepted then the environment
should be questioned in order to find out if it will continue
to exist and what structure and form it should have.

Since the city centre is traditionally the pedestrian domain
it is as well to study the space in which the pedestrian

has to perform, before he is driven out of it, which hope-
fully might not be for some time to come. Little can be
said in this thesis that has not been said before and the
aim is here not concerned with networks, matrices or

models nor can there be any detailed determinism of stan-
dards, actual physical elements or methods of affectuation.
The attempt is an investigation of some aspects of the
pattern of the open spaces and of the people who use them,
and an attempt to gauge the extent of the regard for

people in the open space network of the C.B.D. Because of
the Republic's racial policy all places downtown are not

for all the péople all the time and in order to be signifi-

cant this investigation would have to study the different



social patterns for each race group, however the subject
isitreated as though the population were homogeneous.

The street in the C,B.D., more than any other place any-

where else is for everyone.



sscecssol WOUld just be standing there, "I can't
see anything," I would say. He would begin
patiently encugh, explaining how anybody can see
through a microscope, but he would always end up
in a fury, claiming that I could too see through

a microscope but just pretended that I couldnft,

"It takes away from the beauty of flowers anyway,"

I used to tell him, "We are not concerned with

beauty in this course,” he would say. “We are
concerned soley with what I may call the mechanics
of flars," " Well," I'd say, "I can't sec anything,"
"Iry it Jjust once again,” he'd say, and I would

put my eye to the microscope and see nothing at all,
except now and again a nebulous nilky substance- a

phenomenon of maladjustment, You were supposed

to see a vivid, restless clockwork of sharply
defined plant cells,

JAMES THURBER,



2.0

INTRODUCTION:

Studies of Land Use and Transportation in the Central
Business District of a variety of cities are many and

yet in these studies it is only rardy that the Public
Open Space is allotted a land use category of its own.
Open space, as such, is often found to be classified with
the road and parking provision or it is designated as part
of the "Govermment and Public" category of land use. In
Metropolitan and Regional studies open space{does have
prominence even if only for the reason that as an urban
settlement grows, open space is usually that which the
expansion invades. In so doing the question arises of
protecting and preserving the environment for the benefit

of everyone, because there is a basic need for open space

in terms of health,'welfare and well-being, Open space

is also required to satisfy the social, psychological

and aesthetic needs of urban man. It is for his use

and also to be felt and viewed by him.

Even on a Regional scale the requirements invphysicaf
terms are not prescribed, perhaps they cannot be since
regions vary considerably one from the other, firstly
for economic reasons existing and potential, and secondly

for reasons of amenity, existing and potential,

It is doubtful if it is possible to standardise the amount
of space a given population should have, yet Township

Ordinances and the like attempt just this. Expanding

t&ef.l

Ref 3

Ref 3



residential areas, must take the provision of open space
into account‘and such provision is not always without
problems, most of which require more than an engineering
solution. .Public Open Space in the Central Business
District, although still required to fulfill the basic
human needs of health, welfare and well-being, demands an
entirely different set of considerations from those of

open space in general,

The Central Business District is almost by definition the
scene of the most concentrated activity; it is the scene
of greatest change in building techmology in particular

and all others in general and it is the centre of communi-
cations. Paradoxically this great scene has tended to
remain relatively small in area. The distances between
its internal linkages has always been measured in “minutes
walking", on the ground. (The vertical distances are
almost taken for granted). Pedestrian traffic is at

its highest density in the city centre, this is, and al-
ways has been, admirably suited to the compactness of the
Central Business District, provided that the pedestrian
has the space in which to move about. With all the great-
ness about him he nevertheless feels more at ease at the
scale of the man in the street. The basis of pedestrian
movement is the pavement, taken together with the space
given over to Streets this usually represents about a third
of the total area of the Central Business District. Open

spaces such as squares and parks are, in terms of movement,



extensions of the pavement. The heart of the matter
is that the space for pedestrian movement, as it is now

is under threat and is being subjected to conflict.

The threat and conflict stem in the main, from the un-
wieldyness of the motor vehicle in the pedestrian domain,
The traffic engineer has become so overburdened by trying
to keep motor cars moving and stored that it might be as
well to appoint a “pedestrian traffic planner' to deal

with the considerations of pedestrian movement.

Vehicular traffic, however, is not the only threat to
pedestrian open space. City Centre land is scarce and
therefore so costly that the economic use, in terms of
financial benefit, of a city centre property invariably
precludes its use as public open space. -Subsequent to
fhis the property developer competes with the zoning and
building regulations of the Local Authority, under which

conditions the development of the site rarely contributes
S

o

-miich towards the overall provision of pedestrian space

in the Central Business District.

Ref 4
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2.1

METHODOLOGY :

This study is an attempt to assess the significance of

the existing open space in the Central Business District

of Cape Town and the bearing this may have on the future
need and desirability of such space for the use and enjoy-
ment by people. The investigation relies to a great
extent on the theories and findings of previous researches
relevant to the Central Business District, much of vhich is
taken as given or implied. Public open space in the city
centre and its use is studied through four main objectiVes.
Firstly, there is the history and appraisal of the exis-
ting open space provision, second, is the investigation

of the factors which determine the need for open space,

and thirdly, the broad physical requirements for open

space are investigated, fourthly the observations derived
from the foregoing investigations are applied to the

possible future development of the Central Business District.

A limited quantity of public opinion survey method has
been included because no study relating to people can
overlook this aspect. The attempts herein are , of
necessity cursory and the findings are therefore not
strictly statistical nor conclusive; they should be
viewed rather like litmus indicators, which show the
presence and degree of acid or alkali, but say nothing

of actual molecular structure.



2.2

PUBLIC OPEN SPACE DEFINED:

Public open space in the Central Business District, in
the context of this study, is any open space in which
pedestrians are at liberty to walk or linger without
question to their presence in that place and without
payment of a fee or toll for the privilege of making
use of the space providing always that such use is not

curtailed by any offence.

People tend to have more licence in the C,B.D, than
in most other built-up areas. A man may lie in the
middle of the street if he so wishes the other passers—
by will hardly give him a second glance, the motorist
may even consider stopping. Whatever their reactions
the other people are going about their business.
Should the would-be crank perform his daring during
the lunch break he might possibly attract a crowd.
This is just the sort of thing the office workers,

taking a lunch-time stroll are looking for.

During normal business hours all doors, almost without

exception are open to almost everyone. One might
possibly even make use of a carol in a bank to write a
letter not remotely connected with banking. In the
C.B.D. the sign "We reserve the right....." is more

common than "Trespassers will....."



CLASSTFICATION OF TYPES OF OPEN SPACE:

The types of open space accessible to the pedestrian

in the Central Business District include:-~

1. The Pavement (and the Street: at his own peril)
\

¥

2. DPedestrians precincts, malls, decks, and arcades
3. Squares and Piazzas

4, Parks and Gardens.

The above spaces tend to be formal and easily recog-

nised, and types 3 and 4 are generally open to the sky.

In effect the pedestrian in the city centre is free to
walk through almost any door that opens onto the pave-
ment, should he choose to do so. The person browsing
a;ound in a shop, unless harried by a shop assistant,
has merely extended the pavement for himself or had it
extended for him by design. In this respect the
department store has more to offer. The larger
department store invariably provides access to or from
more than one street and very often having accesses

to parallel streets which provide the pedestrian with
a “short cut!", offering the added attractions of the
hustle and bustle of the crowd and the diversion of
the merchandise on display, and escalators which in-

vite inter-level travel.

In many cases Public and Civic buildings, Museums,
Libraries, and Art Galleries similarly become inciden-

tal side-walks. The temporary parking lot and the

*



vacant site, if not fenced off or festooned with "No
Trespassing" signs, (sometimes in spite of this) are
used as "short-cuts", sitting areas and makeshift

playing fields.
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10.

THE DELIMITATION OF THE CENTRAL BUSINESS DISTRICT FOR

THE PURPOSES OF THIS STUDY:

Since 1936-1945 during which period Table Bay was dredged '

IR AT

e e e e

for the building of the Duncan Dock and the Foreshore

e e

was added to the overall area of Central Cape Town by

e e oo £ i T s o T T B A 3 i T T

the infill of dredged material, the city has been faced

T TSN S T A 2, -

e e e e s
with the possibility of the "Dual - Central Business

e T T S e e o
. i = s ——. o

e ot et AT
District". To date the development of the Foreshore
g-\--

Do

shows no indication of being integral with the original
city centre. The powerful barriers created by the new
Station and the widening of Strand Street may yet prohibit
this for many years to come. The area bounded by Strand
Street, (Southwest) and Strydom Avenue (Northwest) is
really part of the old Central Business District but at the
present time it is the centre of a tug-o-war between the

Foreshore and the old Central Business District.

Whether the dual Central Business District develops be-
yond the present state, in which the retail component
plays a very minor role in the Foreshore, remains to be
seen, but what is certain is that the environment being
created for the pedestrian on the Foreshore differs
greatly from that of the old Central Business District.
On a time scale relative to thought and technological
developments they might never correspond.

"We can still use the measure of the validity of both
permanence and change, but often change is conditioned

by the permanence of the surrounding which can't be
changed probably in less than 35 to 40 years."

Ref 6

Ref 7



11.

On the Foreshore the scale of open space, building
blocks and streets is far greater than that of the
old, the shops as yet do not have the same intensity
or vitality. In short it is for the time being

desolate and it is isolated.

For these reasons the Northeastern boundary of the Cen-
tral Business District (C.B.D.) is taken as the 1936

shoreline for the purposes of this study.

The boundary on the other sides follows the proposed
new ring-road system. In general terms to the South-
east by Canterbury Street to the Southwest by Orange
Street and td the Northwest by Buitengracht Street.
These boundaries are in the main fringed by residential
areas and also some light-industrial land use.  .The
future of these areas is also indeterminate firstly,
because of the implications of the ring-road itself,
and secondly, because of the Group Areas Act. The
ring-road will be discussed in Section Four. The
Group Areas act requires that tﬂe resident race group

vacate the land.

Fig 1

Map 1
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89.

3. The Government and Civic component which is fairly
extensively located in the C,B.D,, is usually developed
as "dead-frontage", These areas should in future pro-
vide a balance between monumental and reflective spaces
and allow for connecting links with the cultural and

educational component,

4, The "“core" of the G,B,D, should provide for exhu-
berance and although the shop-front contrasts sharply
with the finance house's expression of prestige they
should be foils for each other and still be integral

parts of the city landscape.

5. The entertainments district should be adequately
provided with parking; possibly free parking, and it
should be linked to a variety of amenities provided in

the open space system to promote greater nighttime use.

6. The periphery of the G,B,D. should serve as a cohesive
link with development on the outside of the ring-road.
With consideration given to the treatment of its edges

and access across the road.

7. Consideration should be given to protection from
weather in the open space system, especially along the

major linkages between components.
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6.1,3 THE SURROUNDING AREAS:

1. The present trend in the expansion of the "core"

to the Northeastbof the Foreshore is by a bottle-neck
effect along Adderley Street on one side only; the " Ref 6
Railway Station creates a barrier on the other. The
elevation of Strand Street could, perhaps, facilitate

and unify future expansion by allowing freer access in

the direction of the harbour. And in the long term

align the city blocks in the Western sector and reduce

the width of the Heerengracht. If the Foreshore re-

tains its present form of development the edges abutting
the old C,B.D, should not be treated as an abrupt division.
The Foreshore development should augment the residential
component of the areas surrounding the ring-road on the
Southern boundaries and to provide the C,B.D, with the
population to sustain the facilities and amenities both

for daytime and nighttime use.

I1f Table Bay Boulevard is kept at grade the Foreshore
development could possibly link with amenities which
could be provided in the Harbour. : Elevated decks

would be appropriate in the event of this since the

movement of%%?ﬁgﬁin the harbour requires an extensive
ground level operation, The deck would also serve to
separate the circulation of casual pedestrian movement
from the wharfside activities and security arrangements.

If in the long term the development of the Harbour at



6.1.4

91.

Saldanha Bay results in a decline in the importance of
the Cape Town Harbour then the city should be in a

position to avail itself of the waterfront.

2. The existing residential areas around the Southerly
sector should be linked to the periphery of the C.B.D.
to prevent its becoming an isolated enclave within the

ring-road system.

Special attention should be given to the linkage of the

Historic Malay Quarter with the city.

District Six should not be subjected to wholesale razing
and the central city should be surrounded by a cosmopoli-
tan ethic mix that in the long run will create a city

centre that will provide for more diversity and interest

than is the case at present.

FUTURE TRANSPORTATION TO THE CENTRAL BUSINESS DISTRICT:

On the basis of the projected date of 1991 for the freeways
to reach maximum capacities consideration might be given to
the reorganisation of the Metropolitan rail commuter system
to maintain the accessibility of the C.B.D. This could I+l
include for an underground transit system connecting the

residential components, including the West Coast Suburbs,

with each other and with the C.,B.D. and from there connect

with the regional transit system. The length of the

system would be approximately 10 Km.
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Boarding points would be 1 Km apart and located within
walking distance of the residential areas which they

will serve. Map 17








