ADAPTIVE REUSE

OF INDUSTRIAL BUILDINGS,

WITH SPECIAL REFERENCE TO CAPE TOWN

VOLUME |

HADEWIG QUAGHEBEUR

A dissertation submitted for the degree of Master of Architecture

School of Architecture and Planning, Faculty of Engineering and the
Built Environment, University of Cape Town

Cape Town, 2000



The copyright of this thesis vests in the author. No
quotation from it or information derived from it is to be
published without full acknowledgement of the source.
The thesis is to be used for private study or non-
commercial research purposes only.

Published by the University of Cape Town (UCT) in terms
of the non-exclusive license granted to UCT by the author.



ABSTRACT

Internationally, the need for the conservation of industrial heritage is well established.
The factors affecting the success of such conservation ventures have been extensively
documented, as well as the changed uses likely to produce the best results in different
types of industrial buildings. Many projects have been executed, demonstrating
different approaches to the typical planning, design and funding issues that arise when

industrial buildings are conserved.

Industrial conservation is much less well established in South Africa, and, to date, there
have been few studies concentrating specifically on issues arising from the conservation
of the local industrial heritage. This dissertation focuses on the adaptive reuse of
conservation-worthy industrial buildings in Cape Town, South Africa. Issues addressed
in this study range from conservation and design attitudes towards the buildings. to the
impact of location on possibilities for adaptive reuse, new functional opportunities
offered by typical structural and building forms and spaces, and the economical viability
of projects. This study will relate South African industrial conservation issues to
international precedents, and, by analysing three case studies of successful reuse
projects in the Cape Town area, the study will demonstrate that this heritage can indeed
be reused effectively and successfully. It will also show that the ultimate success of
industrial conservation projects depends on careful consideration of economic
potentials and constraints, as well as on an appreciation of the specific building’s
cultural significance.
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PART A: THEOR



CHAPTER A1: INTRODUCTION

A1.1 INTRODUCTION

This dissertation focuses on the reuse’ of industrial buildings, with particular emphasis
on the industrial heritage of Cape Town, South Africa. This introduction has four sub-
sections. In the first sub-section A1.1, the reader is introduced to both the subject and
the framework of this study. In sub-section A1.2, the choice of the specific dissertation
topic is clarified. In sub-section A1.3, the reuse of industrial buildings is placed within
the context of the international history and is illustrated referring to key examples. This
sub-section also introduces cases of how industrial buildings are presently being dealt
with in South Africa and more specifically in Cape Town. Research that has previously
been conducted on the reuse of industrial buildings is also covered. Finaily, sub-section
A1.4 presents the framework of this study: its aims, its overall structure, the
methodology used and its limitations.

A1.2 THE CHOICE OF THE DISSERTATION
TOPIC

This dissertation focuses on industrial buildings that have been disused or abandoned.
This may happen for a number of reasons, ranging from changes in technology to shifts
in the location of a city's commercial-industrial district? or the process of scaling up of
the economy, which forces industries to relocate their businesses. Industrial sites often
present exceptional cultural attributes. Complexes of such buildings, particularly if still
in their original state, provide a rare picture of the evolution of industrial development.
Valuable aspects of the cultural patrimony disappear with the demolition of these
buildings. On the other hand, redundant buildings that stand unused can also damage
the structure of cities, as they influence their surroundings negatively, eventually even
contributing to the decay of the whole area. The dissertation will only deal with those
industrial buildings that are considered to be worthy of retention.
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In South Africa the protection of valuable industrial buildings is still seen as a fuxury,
especially because there is also a large historical patrimony (in the traditional sense)
that has to be conserved. Cape Town is the most appropriate South African city within
which to have undertaken the research for this dissertation. It is the oldest city in South
Africa, with an extensive harbour and a larger industrial heritage than other South
African cities. A proper conservation structure already exists; but although Cape Town
is one of the most advanced cities in South Africa in terms of the conservation of its
heritage, few people are conscious of the need to protect its industrial sites.

One way of protecting industrial sites for the future is by reusing the buildings, in other
words, by giving them new and compatible functions. The literature generally suggests
that the protection of redundant industrial buildings is most likely to happen when the
conservation process of reuse is adopted, so it was decided that this dissertation

would focus on this particular conservation process.

A1.3 CONTEXT

International history of reusing industrial

buildings

The history of the reuse of industrial buildings is in fact the result of a long history of
reusing old buildings in general. Therefore, the latter will be discussed first, after which
the specific history of industrial buildings will follow. Throughout history, buildings have
been adapted to new uses. This goes as far back as Michelangelo, whose masterpiece
was the conversion of the Thermae of Diocletian into a church.®

However, until the nineteenth century, reuse only took place for functional and financial
reasons. At this time, protecting old buildings became a legislative concern in some
countries* and an issue addressed by conservation movements. In the first part of the
twentieth century, however, Le Corbusier and CIAM were promoting reconstruction
rather than conservation, giving rise to massive demolition schemes, particularly in
inner cities. The conservation movement was only reawakened in the 1970s at the time
of the global oil crisis and when the subsequent ecological movement protested
against the waste of demolishing buildings.?
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In the 1980s and 1990s, reusing old buildings became fashionable and formed a major
part of architectural practice in Europe and the United States. Whereas previously
preservation had been regarded as the only way of paying respect to a building, it was
now recognised that this could also be accomplished by means of reuse. Further,
whereas preservation was always considered to be the field of specialist firms, it was
now acknowledged that architects in general could execute reuse projects.®

Today, many architects work with old buildings, and conversion work is increasingly
becoming part of everyday practice. Well-known architects, such as Frank Gehry,
Bernard Tschumi, Norman Foster, Enric Miralles, Eric Owen Moss, and Herzog and de
Meuron have done important conversion work based on architectural transformation

rather than on preservation or a historical approach.’

With regard to the reuse of industrial buildings in particular, this had its origins in the
conversion work that took place in the 1970s in the United States. As many industrial
centres had been in economic decay since the 1960s, the conversion movement of the
1970s dealt specifically with those cities where this had happened and with their
industrial buildings. An early example of this was the redevelopment of the waterfront
in Boston. Cut off by an intrusive highway scheme, Boston's waterfront had become
derelict. This changed with its reuse in 1976 as a centre for specialist shopping. Due to
the commercial success of the scheme, industrial sites throughout the United States
began to attract the interest of developers. The change in attitude towards old
industrial buildings was so drastic that they even became important tourist
destinations. Perhaps the most successful and influential example in the United States
is the conversion of the redundant mills of Lowell for multi-functional purposes: a

project that was completed in 1982.

Whereas the industrial revolution of the nineteenth century had originated in the United
Kingdom and later spread to the United States, the reuse movement now spread from
the United States back to the United Kingdom. The immense industrial heritage of the
United Kingdom had been threatened until 1979, when the local heritage and
conservation body, SAVE, organised the exhibition entitled ‘Satanic Mills’. As a result,
many redundant mills were transformed into lively and economically viable centres for
business and tourism, while riverside warehouses underwent the same transformation.
A famous example is the rescue of the Albert Dock in Liverpool in the late 1980s, which
resulted in the revitalisation of the rundown port city. Industrial buildings increasingly
received protection through various systems of listing and scheduling, while the
regeneration potential of their reuse was widely acknowledged.® Another leading and
well-known example is Covent Garden Market in London, converted in the 1980s.
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Similar developments took place in France. The front-rank architectural firm of reuse
specialists, Bernard Reichen and Philippe Robert, executed the most influential
conversions. For example, they successfully converted the Leblan mill in Lille into a
housing and shopping complex.? Their recent conversion of the old Meunier chocolate
factory into the headquarters of Nestlé France is also internationally acknowledged as a
landmark in reuse practice.

The reuse of industrial buildings is not limited to Europe: even in Japan, industrial
buildings are being reused at present. The waterfront in Hakodate is reused as shops,
restaurants and conference facilities, while the mill buildings in Kanazawa have been
converted into the Citizens' Art Centre.™

The future for the reuse of industrial buildings looks promising. Indicative of the
increasing appreciation for industrial buildings is the decision to house London’s new
museum of modern art, which is part of the famous Tate Gallery, in the old Bankside
Power Station instead of constructing a new building. A competition in which some of
the world's most well-known architectural firms participated, led to the appointment of

the firm of Herzog and de Meuron, who will now complete this project."
The reuse of industrial buildings in South Africa

In South Africa, there is as yet no movement that promotes the reuse of industrial
buildings. There has always been little awareness of the industrial heritage of this

country, which has only a few examples of successfully converted industrial buildings.

Prime exceptions are the market buildings in downtown Johannesburg, now
successfully reused as a mixture of restaurants, bars, galleries and an alternative
theatre. Situated close to Johannesburg is Gold Reef City, where a former gold mine
has been turned into a full-blown amusement park with ex-miners as guides, and
offering an underground experience. A similar, less commercial conversion is found in
Kimberley, where the location of the diamond site called the ‘Big Hole' — the largest
hole in the world dug entirely by manual labour - is being used as an open-air mine
museum, displaying a reconstruction of Kimberley in the 1880s. In Mossel Bay, two
disused mill buildings have become the main museum spaces in the Bartholomew Diaz
Complex.™ In the late 1980s, the old railway station site on the edge of the Central
Business District in Durban was given a new use. The workshop where train wagons
used to be repaired, the central station platform structure and the administration
building were converted to, respectively, a retail shopping centre, a health and fitness
centre and an office building."
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There are many other industrial sites in South Africa with marked reuse potential. In
Johannesburg, for instance, several old railway buildings and warehouses are standing
empty in the Central Business District, and the future of its old gasworks is also
uncertain. The site of the old gasworks is currently being examined to determine its
industrial archaeological potential. In Knysna, too, the wood factory on Thesen Island is
under threat. Further, the site of the dynamite company AECI in Somerset West is
currently being examined with regard to its industrial archaeological potential. As
another example, the Tiger Mill in Mooreesburg is standing vacant and also offers reuse

potential.

There are several converted industrial buildings in Cape Town. Cape Town is the city in
South Africa that displays the most sensitivity towards its cultural heritage, although
conservation bodies have shown hardly any interest in its industrial heritage and most
initiatives have come from individuals. As Cape Town's most prominent converted
industrial buildings are more thoroughly discussed in section A3.1, they are merely

listed hereunder.

Top of the list of converted industrial sites in Cape Town is its reused harbour, called
the Victoria and Alfred Waterfront. This highly successful conversion is now one of
South Africa’s prime tourist attractions. However, in addition to this leading example,
there are several other converted industrial buildings of a smaller scale and
accomplished with a much smaller budget.' They are the following: the Breakwater
prison, now reused as the University of Cape Town's Graduate School of Business; the
recently completed Victoria Junction site, where the old Cunningham and Gearing
Foundry has been reused as a mix of design orientated businesses; Longkloof Studios,
previously a tobacco factory, which has become a centre for media orientated
businesses {this development forms the subject matter of Chapter B3); the old Castle
Brewery, which is now a centre for small businesses (it forms the subject matter of
Chapter B2); Bromwell Mews, previously the Pyott Biscuit Factory and the woollen
blankets factory Waverley also now have similar new uses; the Albion Spring site,
where several water factories were once located and where the remaining pump house
and the waterworks administration block have now been reused as office space;
Josephine Mill, Cape Town's only surviving and operational water mill, which has been
reused as a museum; the South African Breweries site in Newlands, where the old
brewery and malt house have been reused as a visitors' centre (this conversion forms
the subject matter of Chapter B4); and the old stables on the Montebello site, which

now house an arts and crafts design centre with studios, shop and restaurant.
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However, over time several valuable industrial buildings in Cape Town have been
demolished. The power station in Paardeneiland, once the oldest in the country and one
of the most well-known modern landmarks in Cape Town, was demolished in 1997."
Also recently, the gasworks in Salt River were demolished.

However, despite these demolitions, there are still large numbers of redundant
industrial buildings with reuse potential in Cape Town. For example, the site known as
‘Culemborg’, which belongs to the South African railway company SPOORNET and is
situated close to the Central Business District, is in a derelict state. Only parts of its
buildings are temporarily being used by small businesses. Also, the still operational
grain elevator and its silos, which are located in the vicinity of the harbour, are still
being threatened with demolition. At the time that it was built in 1924, it was Africa’s
tallest buiiding. lts magnificent spaces and sxcellent location highlight its potential for a
successful reuse.

Other industrial buildings that also offer reuse possibilities are the old granary in
Canterbury Street in town, the Burtish factory along Main Road in Salt River, the old
cement factory along Voortrekker Road in Salt River, and a number of warehouses,
mainly located in the Southern Suburbs,

Research context

In order to place this dissertation on the reuse of industrial buildings in the broader
research field, internationally and as well as in South Africa, this section will now
discuss which research and promotion bodies for the reuse of industrial buildings
already exist in the world. It seems that most of the well-established research and

promotion bodies are found in Europe; they are summarised hereunder.

In the Netherlands, the Architecture and Planning Department of the Technical
University of Eindhoven held its first symposium on the reuse of buildings in 1985,
called ‘Bouwombouw’. Later, a research body on the reuse of buildings was
established, called ‘Onderzoekskollectief Herbestemming Gebouwen''® and led by Ed.
Schulte. The University of Delft also has a researcher who specialises in the reuse of
buildings, namely C.T.H. Van Rongen, who published a book on the topic in 1988."
Furthermore, an indspendent project bureau for the retention of the industrial heritage
of The Netherlands exists, called PIE ('Projectbureau Industrieel Erfgoed’).’®

In Belgium, Flanders has its own society for industrial archaeology, which is also
interested in the reuse of industrial buildings. It is called the ‘Vlaamse Vereniging voor
Industriéle Archeologie’ and is led by A. Linters.
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In the United Kingdom, there is URBED (Urban and Economic Development Group),
which is “a non-profit making research and consultancy organisation, whose main work
is directed at fostering small enterprises and finding new uses for empty buildings.”'®
Part of the URBED Fund is the Re-use of Industrial Buildings Service (RIBS) which was
established by the Department of the Environment’s (DoE) Urban Initiatives. The RIBS
categorises 400 conversion schemes carried out in Britain in the eighties.?® The work of
researchers John Worthington and Peter Eley, which resulted in the standard work
‘Industrial rehabilitation. The use of redundant bui/d/'ngs for small enterprises’(1984) is
also worth mentioning.?!

In South Africa, on the other hand, there are no bodies or organisations that specialise
in the reuse of industrial buildings, and there is little awareness on the part of its
official conservation body - the South African Heritage Resources Agency - with regard
to the protection of its industrial heritage. Only one such study has been conducted
with regard to the industrial heritage of South Africa and more specifically, Cape Town.
This study is the Master of Social Sciences in industrial Archaeology dissertation of
David Worth, submitted in 1993, entitled *An assessment of the conservation
framework in South Africa as it relates to the industrial heritage of Cape Town".2

The above study has been written from an archaeological point of view, and discusses
the conservation framework of Cape Town. However, the present dissertation will go
beyond the scope of industrial history and archaeology, and will address architectural
questions as well. It will, however, partly draw on Worth's work with regard to

conservation issues.

A1.4 FRAMEWORK OF STUDY
Aims

The aim of this dissertation is to relate South African industrial conservation issues to
international precedents, and, by analysing three case studies of successful reuse
projects in the Cape Town area, to investigate if Cape Town's industrial heritage can
indeed be reused effectively and successfully. More specifically, the aim is to identify
and discuss both the shortcomings and successes of each case study.
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The intention of this investigation is to indicate the opportunities for, and the
constraints affecting the reuse of industrial buildings in general, and in South Africa
more particularly. It is also intended to indicate that an increased awareness of the
value of Cape town’s remaining industrial heritage is recommended, together with the
potential of reusing this industrial heritage, as opposed to destroying, demolishing or
abandoning it.

Accordingly, the issues addressed are conservation and design attitudes towards
industrial buildings, the impact of location on possibilities for adaptive reuse, new
functional opportunities offered by typical structural and building forms and spaces and
the economical viability of projects. '

Although these three case studies are chosen because of their diversity in approach,
they are only, to some extent, representative. The specifics of each case make it
difficult to formulate valid generalisations from these three case studies and it is not
possible to draw guidelines from them. However, suggestions can definitely be made

and, to some extent, lessons can be learnt and then applied to other buildings.
Structure

For this reason, it was decided to divide this dissertation in a theoretical part (part A)
and a more practical part analysing three case studies {part B). In addition to this
introduction, part A comprises two chapters. The first, Chapter A2, deals with general
conservation issues pertaining to industrial buildings, such as their conservation
worthiness (section A2.2), possible design approaches (section A2.3) and conservation
management policies (section A2.4). The second substantive chapter of part A

(Chapter A3) is dedicated to the feasibility of reusing industrial buildings, and deals with
issues such as location (section A3.2), form-function matches {section A3.3) and

finance (section A3.4).

The intention of part A is to put in place a framework for the more practically oriented
part B, which deals with three reused industrial sites in the Cape Town area. These
case studies have been selected on the basis of their diversity in conservation and
feasibility approaches and with the aim of giving an impression of the potential existing
in Cape Town for the reuse of its industrial buildings. They are the following: Castle
Brewery (Chapter B2), Longkloof Studios (Chapter B3) and the South African Breweries
(Chapter B4). Each case study will be organised according to the issues identified and
discussed in part A. Part C will thereafter draw conclusions from the analysis provided
in parts A and B.
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Parts A, B and C are found in Volume | of this dissertation. Volume Il consists of
appendices with additional graphic and photographic material of the three case studies
of part B.

Methodology

Initial research centred on making contact with a wide range of professionals based in
Cape Town who are concerned primarily with conservation, archaeology and
architecture. The aim was to become acquainted with the industrial heritage of Cape

Town and its conservation legislation.

With regard to the methodology employed, the theoretically based part A draws its
information from key literature on conservation and reuse issues generally, and on the
reuse of industrial buildings in particular. This information is illustrated with examples
from all over the world. The methodology of this part is further explained in the

respective introductions to each chapter and section.

The information presented in part B (in the three case studies) was gained by means of
historical research on the sites, interviews with the professionals involved in the
conversion process and, where applicable and possible, with the developers and
tenants, and in situ observations. This methodology will be explained more extensively

in the introduction chapter to part B {(Chapter B1).
Limitations

This dissertation deals mainly with Cape Town, although extensive references are made
to the rest of South Africa and to other areas of the world.

Conservation and feasibility issues are discussed in relation to what pertains or is
possible in South Africa, as opposed to international practice, and in relation to the
reuse of industrial buildings as opposed to conservation generally.

Although part of the theory in this dissertation on the reuse of industrial buildings also
applies to old buildings in general, this dissertation specifically concerns industrial
buildings. It is thus appropriate to define the term "industrial buildings’ in terms of the
aspects of time and the original use of the building.
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With regard to the time aspect, the following applies: most industrial buildings are from
the nineteenth or twentieth centuries. It is acknowledged, however, that industrial
buildings can date from any period. Since this dissertation focuses on Cape Town, for
analytical purposes it will concentrate on industrial buildings from the nineteenth and
twentieth centuries, as most industrial buildings in Cape Town in fact date from that

period.

Concerning the aspect of the original use of the building, the following is valid for the
purpose of this dissertation. As old industrial buildings and the study of their original
uses or industrial activities are related to the field of industrial archaeology, this term is

briefly explained hereunder.

The term ‘industrial archaeology’ was used for the first time in the United Kingdom at
the beginning of the 1950's. It is concerned with “the field study of technological
change.”® This relates to “past methods of manufacture and distribution."? These
methods can either be old, such as methods used for metals or textiles, but they can

also relate to more recent methods, as for example for plastics or electronics.®

Industrial buildings can be classified in several ways; furthermore, this classification
differs from country to country,”® depending on its history and the available stock. At
present, South Africa does not have its own classification system. Since South Africa
has adopted and adapted the conservation legislation of Australia in many of its
policies,? this dissertation consequently makes use of the Australian definition in order
to classify industrial buildings. Industrial buildings include buildings "which have been
associated with primary production, mining, manufacturing, processing, transport, or

public utilities."®

A1.5 CONCLUSION

Now that the material of this dissertation has been introduced and the overall structure
and aim have been explained, the first section of the theoretical part of this dissertation
will hereunder discuss the opportunities for and constraints affecting the reuse of

industrial buildings in terms of conservation issues.
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CHAPTER A2: CONSERVATION
ISSUES AND INDUSTRIAL
BUILDINGS

A2.1 INTRODUCTION

This chapter deals with conservation and design issues related to the reuse of industrial
buildings. Before tackling specific problems, a decision must be made as to whether a
particular building is in fact worth conserving. This involves an examination of its
cuitural significance and authenticity, which will be discussed in the first section A2.2
of this chapter.

if the building is indeed worth conserving, there are several options. Reuse, which is
the focus of this thesis, is a commonly chosen conservation process, but it is often
combined with others, such as preservation and restoration. It is therefore appropriate
to discuss these other conservation processes as well. The various combinations of
these conservation processes will eventually lead to a number of design approaches,
which are relevant to the reuse of industrial buildings. These conservation processes
and design approaches will be the subject of the second section {A2.3).

Third and finally, in order to prevent cultural significance being neglected in favour of
economic considerations, a conservation management policy needs to be drawn up. in
the third and final section (A2.4), it will be discussed how this can be done and how it
relates to the present situation in Cape Town.

The material used in this chapter was drawn from the main literature on conservation
issues and policies, as well as from the 1993 Master’s dissertation of David Worth
entitled “An assessment of the conservation framework in South Africa as it relates to
the industrial heritage of Cape Town."' Material was also obtained by researching and
analysing relevant case studies with regard to conservation.
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A2.2 EVALUATION OF THE CONSERVATION
WORTHINESS OF INDUSTRIAL BUILDINGS

Introduction

The main purpose of conservation is “to retain ... cultural significance.”? This section
will therefore focus on what the term "cultural significance’ means and how the
conservation worthiness of an industrial building can be evaluated as objectively as
possible. Consequently, the criteria that indicate whether or not a building is in fact

worth conserving need to be ascertained.

Therefore, this section is organised as follows. There will first be a discussion of some
relevant definitions with regard to the topic of cultural significance. With this in mind,
another part will discuss wherein the cultural significance of industrial buildings lies and
how such assessments relate to the South African situation. As is evident from the
leading legislation on conservation - the United Nations Educational, Scientific and
Cultural QOrganisation (UNESCOQ) - the determination of the conservation worthiness of a
building revolves around cultural significance and authenticity. This will be discussed in
the final part. From this topic the criteria that will enable one to evaluate the
conservation worthiness of a building will be derived. However, these criteria cannot be
numerically calculated or measured, but will instead be based on the skills and
experience of conservation professionals and authorities. It is difficult to determine
whether a particular building is worth conserving or not, as no scientific method exists

that can verify this.

As this dissertation focuses primarily on the situation in Cape Town, the subsequent
discussion will rely mainly on the terminology and definitions contained in the official
conservation legislation of South Africa. This legislation is found in the National
Heritage Resources Act of 1999, which was until recently called the National
Monuments Act of 1968. It is issued by South Africa's conservation authority, namely
the South African Heritage Agency (SAHRA), until recently called the National
Monuments Council (NMC). Where necessary, the terminology and definitions as
contained in these documents will be combined with relevant definitions and
explanations contained in the conservation legisiation of other countries, as well as in
that of the United Nations Educational, Scientific and Cultural Organisation {(UNESCQ).
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The definition of cultural significance

The statement that something is conservation worthy implies that it has cuitural
significance and embodies cultural values.® Determining cultural significance and
values is therefore a key issue in evaluating the conservation worthiness of a specific
building. Some preliminary definitions will be provided to clarify the term 'cuitural
significance’. The aim is to gain insight into the relevant elements (for instance, a

building’s history} that have to be considered.

There are three different groups of cuitural values. Firstly, there are identity values,
which are based on a level of recognition within a community. A community group may,
for instance, have an emotional attachment to a certain building and its site, perhaps

because they worked in that factory when they were young.*

Secondly, there are relative artistic or technical values, which can be determined
through research. A certain building might be considered to be important for its
"technical, structural and functional concept.”® For example, the combination of a
skeleton frame with brickwork in a specific building was revolutionary at some time in
history, and early instances of this in a given context are thus significant because of

where they stand on an historical trajectory.®

Thirdly, there are rarity values, which are based on unigueness. A certain building may
be rare, one of its kind or one of a few. For example, a particular building may be the
only one left that was designed by a particular architect.”

Cultural significance is an important term for the South African Heritage Resources
Agency {which, as has been said before, is the official heritage authority in South
Africa). This authority defines a heritage resource as a “place or object of cultural
significance.”® The following definitions of "cultural significance’ try to explain the
qualities of old buildings, and more specifically, industrial buildings. According to South
Africa's National Heritage Resources Act, 1999, "cultural significance means aesthetic,
"g

historical, scientific, social, spiritual, linguistic or technological value or significance.
These different values can be contained in a single term: ‘cultural values’.



In the National Heritage Resources Act, 1998, the individual values in this list — such as
‘aesthetic’ and ‘historical’ - are not explained in detail. More precise definitions of
these terms can be found in the heritage assessment guidelines of the Heritage Council
of New South Wales in Australia, whose definition of ‘heritage values’ closely
resembles the definition of "cultural values’ in South Africa. This definition similarly
refers to historic, scientific, social and aesthetic value or significance, as well as
mentioning archaeological and architectural value or significance.” Furthermore, it
provides more detailed definitions of these individual terms.

o Historical significance, it is suggested, "underlies many of the other values of
heritage significance by providing the contextual dimension of time.' In most cases
the historical element is in fact inseparable from social, cultural and archaeological

significance.”"

« Scientific significance “relates to an item’s ability to reveal information which will
contribute to the development of research on particular or various subjects.”?

e Social significance “relates to the way in which an item can illustrate social life - the
working and living conditions, often of past eras, but also of contemporary life.”"

¢ "To be of aesthetic significance, an item may demonstrate important creative
accomplishments that influence or challenge standards of beauty or refinement
recognised by connoisseurs, a cultural group or community (although not

necessarily the majority), or the local community.”"

+ Archaeological significance “requires an item to have the potential to define or
expand knowledge of earlier human occupation, activities and events through
archaeological research. Often the fabric of the item itself, rather than its
associated historical documentation, provides the necessary evidence. Items of
archaeological significance can be free-standing structures or ruins, relics,
archaeological deposits and landscapes ... Standing structures or ruins include
religious, industrial, extractive, administrative, rural or domestic structures or

complexes.”"®

¢ "An item may have architectural or technical significance as a notable, rare,
representational or early example of vernacular building; or as an architect’s or
engineer's work; or as of a particular style, age, detailing, interior design, layout,
finish, construction technique or use of materials.”"™
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Cultural significance and industrial buildings

The definitions of the cultural significance and values of heritage resources discussed
above will now be used to analyse the cultural significance of industrial buildings and
assess their conservation worthiness in South Africa.

The cultural significance of industrial buildings and the evaluation of their conservation
will be no different to that of other old buildings, although the emphasis will be
somewhat different. In general, social, scientific and technological values will be more
important in the case of industrial buildings than aesthetic considerations, which are
more commonly used with other types of old buildings. Therefore, it is appropriate to
discuss briefly wherein the specific cultural significance of industrial buildings lies.

The social values of industrial buildings {for example, factories) are quite prominent in
the assessment of their conservation worthiness, as such buildings were originally
people’s places of work. More than any other building, they will provide information
concerning the social and economic relationships of their time."”

The scientific or technological values are also important, as most buildings were the
result of a functional tradition, where many new developments and innovations were
central to their design. The fabric of such buildings, and the artefacts found within
them, are testimonies of this past. Some of the criteria to be used to determine this
value are, for example, “the age of the building; its rarity value; the type of construction
and materials used; the existence of certain elements that are unique to this specific
building; elements demonstrating creative or technical achievements at a particular
period in time; elements demonstrating function, particular use of power, technological
innovation, development of engineering, development of rail transport, transfer of
technology,... "

Particularly for industrial buildings, which were all originally places of work, itis
important to evaluate not only their structures and settings, but also possibly
associated artefacts, such as machines and tools. Such artefacts should in fact be
considered to be part of the buildings.' and if possiblie, they should be integrated into
the new setting rather than being removed.
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In South Africa, certain problems occur with the assessment of the cultural significance
of industrial buildings. One problem is that such assessments have been heavily based
on the historical and aesthetic values of buildings (including industrial buildings), in
other words on their outer appearance, as was concluded by Worth.?® The cultural
significance of industrial buildings will, however, also rest on other values, such as
social, scientific and technological values. As pointed out by Worth, it is not commonly
recognised in South Africa that industrial sites can be culturally significant to any
degree.?’ Worth attributes this to the fact that the previous NMC's selection of
conservation worthy buildings is "built on the tradition of recognising great houses ...
with their distinctive Cape Dutch gables. And from this tradition has grown the fashion
of having 'conservation studies' carried out by practising architects, who then largely
use architectural and other aesthetic criteria for establishing what is worthy of
conservation."? As industrial buildings often have other values than architectural or

aesthetic ones, they are frequently forgotten by the NMC.

Hopefully this will change with the recently instated Heritage Resources Act (1998), an
update from the previous National Monuments Council Act (1969), as the assessments
of the cultural significance of heritage resources are now based on a wider range of
criteria. However, it is t00 soon to verify whether these assessments are in fact

implemented.?

Another reason is that, in the South African context, the words culture’ and 'heritage’
are Euro centric: “it is the cultural values of European and other settlers, that have until
recently predominated: that is, those of the colonists, not the colonised.”? What makes
industrial buildings different from other types of buildings, however, is the fact that “all
racial, economic, religious, political and social groups are represented at the workplace.
Industrial history is indivisibly linked to that of the people, however advantaged or
disadvantaged by that history they may have been.”“? Therefore, it could be concluded
that South Africa’s industrial heritage belongs to its entire population. Moreover, given
the developments in the country after its first democratic elections in 1994, this
heritage seems particularly important. Although the first protective legislation goes
back to 1911 (the Bushman Relics Protection Act), the heritage of large parts of the
society {the colonised) was previously considered to be less important. South Africa's
heritage should reflect the cultural values of the entire society, and industrial buildings

are an integral part of this.
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Cultural significance and authenticity

The South African Heritage Resources Agency in its new Heritage Resources Act of
1999 does provide more information than the previous National Monuments Act of 1969
about when places or objects are to be considered as having cultural significance.
However, proper and extensive guidelines with regard to evaluating the conservation
worthiness and cultural significance of a building are not provided in the new Act.
Therefore, it is relevant to consider the guidelines of the world’s leading conservation
body UNESCO (the United Nations Educational, Scientific and Cultural Organisation) on
the subject. UNESCO's World Heritage Convention states in its Operational Guidelines
that the problematic and key issues of determining the conservation worthiness and
cultural values of buildings can be arranged around the idea of ‘authenticity’.?® This term
is now discussed with the aim of ascertaining the criteria that will allow one to

determine the conservation worthiness of a building.

According to these guidelines, a building or site will be “considered to be of
outstanding universal value”? and will be considered for inclusion in the World Heritage

List when they meet “one or more ... criteria and the test of authenticity.“%

The criteria and the test of authenticity should entail one or more of the following.?® The
property should:

» “represent a masterpiece of human creative genius”
» “exhibit an important interchange of human values...”

e “bear a unique or at least exceptional testimony to a cultural tradition or to a

civilization....”

e “be an outstanding example of a type of building or architectural or technological
ensemble or landscape which illustrates (a} significant stage(s) in human history”

e "be an outstanding example of a traditional human settlement or land-use...”

» “be ... associated with events or living traditions, with ideas, or with beliefs, with

artistic ... works of outstanding universal significance...”
e “meet the test of authenticity in design, material, workmanship or setting...”

e “have adequate legal and/or traditional protection and management mechanisms to

ensure the conservation..."®
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However, the ‘Operational Guidelines of the World Heritage Convention’ do not provide
sufficiently practical guidelines as to the procedure to be used in evaluating the
authenticity of a specific resource. The 1994 Nara conference gave rise to a document™
on precisely this concept of authenticity. which is regarded as the most authoritative
one to date and is thus used as a basis by many conservation related crganisations all
over the world. The general consensus at the conference was that authenticity was an
essential element in “defining, assessing, and monitoring cultural heritage."® It was
also agreed that authenticity related to cultural heritage must be evaluated and

assessed within a specific cultural context.®

Subsequent papers and conventions attempted to further clarify the issue of
authenticity, e.g. Jokilehto and King wrote in 2000 that authenticity and genuineness
were closely intertwined.® A test was developed to verify, among other things, that the
resource is a genuine expression of human creativity and that it genuinely represents a

specific cultural tradition.®

However, the most practical test guidelines were already proposed in 1996 at the
InterAmerican Symposium on Authenticity in the Conservation and Management of the
Cultural Heritage; its Declaration of San Antonio provides some of the criteria for
determining whether authenticity is indeed present in a site.® They are the following:

o “Reflection of the true value. That is, whether the resource remains in the

condition of its creation and reflects all its significant history.

s Integrity. That is, whether the site is fragmented, how much is missing, and

what are the recent additions,

e Context. That is, whether the context and/or the environment correspond to
the original or other periods of significance; and whether they enhance or
diminish the significance,

e |dentity. That is, whether the local population identify themselves with the
site, and whose identity the site reflects.

¢ Use and function. That is, the traditional patterns of use that have

characterised the site."¥
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The above criteria bring us to one of the key questions of conservation, namely whether
the building under consideration should be conserved entirely in its original form or
whether it should instead "reflect the significant phases of construction and utilisation
in different phases”® over time. The first means that the building should be conserved
or returned to the state that it was in at the time it was first constructed. The latter
means that if a building was changed from time to time (for example to meet the
requirements of new tenants, etc.), then those changes should be retained. This should
only happen if those changes are culturally significant, not if the building was in fact
‘damaged’ by those changes {for example if valuable facades were removed). UNESCO
adopted the latter option for the clarification of the concept of authenticity. In fact, a
definition from ICOMOS and ICCROM (the International Centre for the Study of the
Preservation and the Restoration of Cultural Property, which is part of the UNESCO)
asserts that authenticity involves “a measure of truthfulness of the internal unity of the
creative process and the physical realisation of the work, and the effects of its passage
through time.”®

This idea — that authenticity involves recognition of and placing value on the effects of
“passage through time” — is an important one: it seems to indicate that there is no
obligation to use the original form of the building as a basis for conservation.® On the
contrary, when it is decided to ‘conserve' a building, that building is considered to be
the result of a continuous process of historical development: thus its authenticity is
revealed and its cultural values are protected precisely when the conservation process
highlights or exposes this historical process. In this regard, however, ambiguity can
arise as to which period in history should be given preference when conserving a
building. The South African Heritage Resources Agency uses the following rule:
disclosing “the fabric of one period at the expense of ancther can be justified only
when what is removed is proven to be of slight cultural significance and the fabric
which is to be revealed is of much greater cultural significance.”*' Of course, the
notions of ‘slight’ and ‘greater’ cultural significance are particularly intangible qualities,
and are very subjective — giving rise to a lot of disputes.



The following is an example of such ambiguity. An old housing block along
Buitengracht in Cape Town - presently known as 'Heritage Square’ - is now reused for
shops, restaurants and a hotel. It had originally been built in the seventeenth century,
but over the years several parts of the block had been changed, demolished or rebuilt.
The Cape Town Heritage Trust — which acted as the developer of the project - made the
decision that the reuse and restoration would reveal the different building periods in
time. As a result, the houses have each been restored to one particular moment in
time, and the old housing block is now a reflection of various types of housing from the
seventeenth till the twentieth century. It was the restoration of one of the fagades that
created uncertainty as to which viewpoint would be most appropriate. The Research
Unit for the Archaeology of Cape Town {(RESUNACT) considered a concrete balcony of
the twentieth century to be worthy of retention and restoration. Nevertheless, it was
eventually removed, as the Heritage Trust wanted to restore that particular house to the
phase in time when it was originally built and thus considered the balcony to be of

lesser significance {in other words, not relevant).®
Conclusion

As the above has tried to illustrate, it is important to begin a reuse project by first
determining the conservation worthiness of the relevant building. This is also the case
for industrial buildings. The reuse project should aim to reveal the authenticity of the
building in question, as the issue of cultural significance and the interrelated issue of
authenticity are fundamental aspects in evaluating whether or not a building is indeed

worth conserving.®

Cultural heritage is a complex and very sensitive topic, as many diverse points of view
have to be considered, and conflicting opinions and views may have to be weighed up
against each other. Each specific resource has to be critically analysed and evaluated

on its own merits and in its own specific cultural context.®

For the purposes of this dissertation, the conservation of heritage resources (including
old industrial buildings) is taken to include all the various conservation processes that
are intended to retain the cultural significance and authenticity of these resources.*
These different processes will be discussed in the next section A2.3.
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A2.3 DESIGN APPROACHES

Introduction

The main intention of conserving industrial buildings is to retain their cultural
significance. A variety of design approaches allows one to accomplish this. As
industrial sites are often large and consist of numerous buildings, it is normally
necessary to use a combination or a range of these design approaches in order to
ensure that the overall cultural significance of the site is retained.

The possibilities range from design approaches that would necessitate only small
alterations to the existing fabric to approaches requiring more large-scale alterations.
These 'small-scale' adaptation approaches and 'large-scale’' adaptation approaches will
be discussed hereunder, with particular emphasis on their practical application and
combination in order to retain the cultural significance of a particular building. it must
be said that this discussion is not only valid for industrial buildings, but for other old
buildings as well: in other words, the design approaches discussed herein will be no
different than those for other old buildings. Nevertheless, the emphasis in this
dissertation will be specifically on approaches that are closely related to industrial
buildings and their ‘adaptive’ reuse. Furthermore, the relevant implications of reuse will
also be described with regard to each design approach.

Another part of this section will then discuss various examples where several of these
design approaches have been successfully combined, as this is specifically relevant for
large industrial sites. In conclusion, the final part of this section will discuss which
design approaches can result in an ‘adaptive’ reuse, which is commonly regarded as a
type of reuse that is particularly successful in conservation terms.

The material for the following discussion will be derived from South African and
international conservation legislation. Use will also be made of the main literature on
conservation and reuse, referring to illustrative key case studies from various parts of
the world.
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Design approaches

Much of the following discussion will use terminology pertaining to various
conservation processes (such as preservation, repair or restoration). This terminology
often causes confusion,® as the various conservation literatures throughout the world
often assign different meanings to the same term. For the purposes of this dissertation,
the definitions are derived primarily from the legislation in South Africa and, where
appropriate, combined with definitions contained in the legislation of other countries.
Although the legislation in South Africa changed in 1999, at the time of writing, no new
definitions on the different conservation processes had been published in South Africa
as yet. Therefore, the definitions contained in a policy paper by the {previous) National
Monuments Council had to be used as a basis for the foliowing discussion.*’ The
explanations provided in this document are not sufficiently precise, however. Thus, as
the South African definitions are based on the Australian ICOMOS Charter for the
Conservation of Places of Cultural Significance (1988)* (commonly known as the Burra
Charter),” this Charter was used for further clarification of the terms. Where this did
not suffice, other legislation from ICOMOS New Zealand and the World Heritage
Convention of [ICOMOS was also incorporated.

Several design approaches are relevant for reusing redundant industrial buildings.
They are ranked and discussed hereunder, ranked in an ascending order from small-
scale to large-scale adaptations. In general, the less a structure is altered, the more
difficult it will be to accommodate new uses. Conversely, the more structure is
altered, the more attention must be paid to the suitability of the chosen design
approach.

Small-scale adaptation approaches

The term 'small-scale adaptation approaches' stands for design approaches that
only involve one or more relatively small changes to the fabric. This contrasts with
'large-scale adaptation approaches' where the fabric (also) includes entirely new
elements. For the former, only part of the fabric may be changed by means of
preservation, repair or restoration. For example, inserting new bricks can repair part
of a wall. In the case of a large-scale adaptation approach, the same wall may be
partly or entirely demolished and replaced by a staircase (if the wall was not load-
bearing).

For the purpose of the following discussion, the small-scale adaptation approaches

are divided into ‘preservation’, ‘repair’, 'restoration’, and ‘compensation’.



One of these, 'preservation’, protects the fabric of a building by retarding its
deterioration. This approach tries to maintain the status quo of the original fabric as far
as possible.**' Small interventions to the fabric are intended to protect the building
from further neglect.

Another small-scale adaptation design approach, ‘repair, depends largely on
repairs to the decayed or damaged fabric,’ with the sole aim of ensuring the
soundness of the building.® This can be accomplished by introducing new
elements, which may come from the original damaged fabric, or alternatively,
introducing similar but new fabric.* These new elements must match and be
compatible with the existing fabric. For example, a wall may be missing some bricks
due to neglect. Repair would involve inserting new bricks that closely match the
existing bricks. Repair of a technically higher standard than the original
workmanship or materials may only be justified when the life expectancy of the site
or material is increased, when the new material is compatible with the old, and

when the cultural significance is not diminished.®

Yet another small-scale adaptation design approach, 'restoration’, largely restores
the fabric of the building to an earlier state. In contrast to 'preservation', which
protects and maintains the existing state of a building, whatever its state may be,
‘restoration’ aims to restore the building as accurately as possible to a previous
state.’® This may be necessary if the building has been damaged or altered and is
incomplete, or when its survival is being threatened.”’ If parts of the fabric have
been altered, only those later additions that are irrelevant to the cuitural significance
of the building are removed.®® If parts of the fabric have been damaged, they are,
where needed, repaired using new elements. These elements must match the
existing fabric exactly, and are intended to restore the building to a specific earlier
state.® However, in order to retain the building’s cultural significance, restoration

should only involve a minor part of the building.*®

Care should be taken that this design approach does not ‘degrade’ into
‘reconstruction’ — an approach that is regarded very negatively by architects. Like
restoration, reconstruction also means “returning a place as nearly as possible to a
known state”.®' However, “reconstruction is distinguished from restoration by the
introduction of additional materials where loss has occurred.”® These materials can
be old or new,® and their purpose is to rebuild the building in its original form.%
Here, the cultural significance of the building is effectively diminished, as it is no
longer clear which parts of the building are original.



A final small-scale adaptation design approach, which may be termed
‘compensation’, retains the existing fabric and inserts new elements in
compensation of mfssing old ones, and where necessary for its survival or to
accommodate a use in a new way. These new elements, which are clearly of a new
design and material, are only inserted in those places where elements of the existing
fabric are missing. For example, a particular staircase may be missing, and in the case
of a choice for this design approach, an entirely new staircase of contemporary design
and construction may be inserted. In this way, the period which the new elements
belong to will be seif-evident. The cultural significance of the building is not diminished
when this design approach is chosen, as long as the new elements are clearly modern
and are not trying to mimic or copy the old style, and as long as they fit in with the

general style of the particular building.

With regard to the implications for use of these small-scale adaptation approaches,
it appears that a change-in use is almost always necessary in order to retain redundant
industrial buildings. It is simply not practical and economically not feasible to conserve
industrial buildings without using them in one way or another: funds for such
conservation projects are even more difficult to obtain than is the case for other old
buildings. Also, restoring them to their original use is hardly ever possible. Often there
is a good reason why they became redundant in the first place: for example, due to
changing technologies or a change in the structure of the city. In short, a new use is

the only option.

With regard to new uses for industrial buildings, in practice it is hardly possible to apply
any of the above-mentioned four small-scale adaptation approaches, precisely because
the less is done to the structure, the more difficult it may be to accommodate new

uses.

There are only two cases where these design approaches can be applied for the reuse
of industrial buildings. The first is when the new use is so closely related to the old one
that hardly any adaptations are necessary. An example of this is the detailed restoration
and reuse of Union Station in St-Louis, the United States. The main building, with its
magnificent hall, has kept its public character: originally conceived as a public space, it
is now the hall of a new hotel. The restaurant of the station has been restored and is
once again a restaurant. The open spaces leading to the train tracks are still a focal

point, but are also now part of a commercial centre.%
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Secondly, these four design approaches also apply to industrial buildings when they are
reused as museums,® and specifically a type of museum where alterations to the fabric

are neither needed nor wanted. There are a few possible scenarios in this regard.

In one scenario, the original function of the industrial building may be retained in such a
way that the original machinery will still be operational and will in fact form an inherent
part of the new museum. No changes may be necessary to either the exterior or the
interior of the building. Only minimal interventions, such as protecting, maintaining and
limiting further deterioration or change® to the fabric would be required. Most of the
time, this will only be possible in the case of a small-scale craft business. An example
of this kind is an old mustard factory in Zutphen, The Netherlands, which still produces

mustard as part of its new function as a museum.®

In another scenario, the industrial building’s original function may have disappeared,
but the machinery and objects currently exhibited as part of the new museum are
related to the building’s former use. An example of this is an old textile factory in
Tilburg, The Netherlands, which is now a textile museum.® Another example is the
Museum for Industrial Archaeology in Ghent, Belgium, which is housed in a former

spinning mill.”™

In the final scenario, the function of the new museum is no longer associated with the
original function. However, the building is seen as an essential part of the quality of the
museum and is therefore preserved, mainly in its original state. An example of this is
the Graphic Museum Drenthe in Meppel, The Netherlands, which is housed in old

warehouses that have stayed almost completely untouched.
Large-scale adaptation approaches

For the following large-scale adaptation design approaches, the changes to the fabric of
the industrial building are substantially greater than is the case for the design
approaches discussed above. These changes can occur in two ways: the original
industrial building itself can be altered; or new parts can be added. An alteration to a
building means that the whole fabric or parts thereof are changed, either basically or
superficially.” An addition, on the other hand, is a totally new building or only a part of
a structure that is attached or spatially related to the original building.” For the purpose
of the discussion, large-scale adaptation approaches are divided into “historic

reconstruction’, ‘celebration’, ‘opposition of styles’, and 'fagadism’.



For one large-scale adaptation design approach, ‘historic reconstruction’, entirely
new components are inserted into the fabric of the building. These components can be
walls, stairs, floors, etc. Although these components are clearly new, they do not read
as such: they merely copy the appearance of original components of the building. More
specifically, these new components need to resemble the old of a building, its material
and colour in such a way that it is difficult to distinguish between the old and the new
fabric.™

An exampie of this approach is Cape Town’'s Waterfront. Some of the existing
warehouses were converted in such a way that it is now difficult to identify which parts
of the buildings have been physically altered. The same design approach of ‘historic
reconstruction’ was adopted with buildings that were added to the site. The newly
designed fagades of the Victoria and Alfred hotel, for example, imitate certain elements
of the Victorian period.

Basically, it is acknowledged in the main literature on the topic of reuse that historic
reconstruction is a design approach that should be avoided, because it is not ‘genuine’:
in other words the alterations are not genuinely what they claim to be,” as they are
recognisably fake. Therefore, this approach is not effective for retaining a building's

cultural significance.

Ancther large-scale adaptation design approach, ‘celebration’, involves alterations
and additions to the fabric, which are compatible with the original fabric, but distinctly
recognisable as new work. Their main purpose is to celebrate the existing spaces by
allowing the fabric to 'speak for itself'. Therefore, the visual impact of these
interventions is relatively minor, This design approach of ‘celebration’ of the existing

structure can be accomplished in the following way.

The current condition of the fabric of the building is respected, and the patina and
present deformations are preserved. Deformations that do not threaten the stability of
the structure are retained. If they are likely to threaten the stability of the building, the
structural elements are dismantled and rebuilt, preferably using the original material.
For instance, wall repairs are done according to necessity; holes and cracks are merely
filled up; and parts that are vulnerable or structurally weakened are strengthened with

recognisably new materials.”™

In contrast to the design approach of *historic reconstruction'. ‘celebration’ often
regards a building as a palimpsest, which means that traces of all the work done over
the years are visible. It is the intention of this design approach to conserve and

illustrate the building's history: no preference is given to any particular period.”
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The Pander complex in ‘s-Gravenhage, The Netherlands, provides an exampie of how
this can be accomplished. The building was an old furniture factory that became a
housing and offices complex. The new design acknowledges the history of the building,
as it is still possible to identify where buildings had been demolished. The walls that
were originally exposed are made out of bricks, while the walls that have become

visible after the demolition of buildings were plastered and painted.””

With regard to alterations and additions to industrial buildings, celebrat'ion of the
qualities of the original structure can be accomplished “by subtly relating architectural
components while at the same time distinguishing the specific nature of each”.® The
starting point of the new design is the ornamental and architectural details of the
existing structure. These are not copied, but are used to stylistically re-articulate the
building.” Thus, the new adaptations are inspired by the original form and fabric of the
building: they respect the original structure and try to capture its spirit. The new
function will be subsidiary to the old form,® although the interventions are definitely

recognisable as new.

In this way, the design approach of ‘celebration’ respects the cultural significance of
the building, as the new use involves “no change to the culturally significant fabric,
changes which are substantially reversible, or changes which require a minimal
impact”.® Further, the alterations and additions are "compatible with the original

fabric"® but are "sufficiently distinct that they can be read as new work”.®

One example of this is the reuse of the distillery Seagram in Waterloo, France, as a
museum for the Seagram Company. The magnificent wooden structure where the
barrels were once stacked and which occupies almost the entire old building has been
retained (see Fig. 1). A large addition was necessary to accommodate the new use. Of
the entire complex - the reused former warehouse and the new museum buildings - the
original wooden structure forms the focal point. In this way the reuse highlights the
qualities and cultural significance of the original building.®
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Trna conversion of the Lainé warehouses in Bordeaux, France, nto a museaum for
contemporary art (CAPC) and a centre for architecture {Ars en Réve! has been highly
successful Thess alrmost timeless buildings dating from 1824 are of 2n exceptional
ntetiot guality that |s reminiscent of Piranas), due 1o the atmosphere craated by the
vaults, piera, semi-circular arches and bBrick walls The architecture of the buildings is
sighhghted by a reserved design approacn * The naw slaments are all temovable,
mrterchangeable and thin, examples of this are the separaticn ganels, the mobile

passageways constructed on (ails isee Fig 25, or the lighling rails. ™

Fig. 2 View of semi-gircular brick arches with new
mohile passagaeways on rails (Lainég warshcuses)
{Source: Robert P Adaptations New uses forold
buddings, p 117)

Ancther large-scale sdaptation 8850 apprcach, 'opposition of styles’ also
invalvas the nservon of eptiraly new components, as did the previous aporoashes, but
in this case with a greater visual impact on the tabric. This design approach is based on
an Intertional coposition or contrast between the style of the existing structure ard the
style of the new design. By using differant forms, matenals, colours, 21c " thera is a
girong affirmation of the new comedared tc the old. ™ The adaptatians of this "oppositian
of styles" approach are thus of a larger scale and have a kgaer impact on the ariginal
building than weuld be the case in the 'zelebrancn desgn approach ® However, f
skilfully applied, Lthis design apprcach can aiso highlight the criginal structure, pracisaly
thraugh the cppasition ot styles The new design san deparl from the existng structure
83 well as complementing it. In this way, the new dasign will still be n harmany with its

enyirgnment,™



An example |8 the holler house an the Zallvarein X! mine in Essen. Germany,
redesignec by the architectural firm of Faster and Partners The building was converted
into tnie Cerman Design Centre The polished appearances of the new materials that
have bean inseried contrast with the rusty old industrial relics, which ware simply

regairad Through this juxtaousition, the old is ia fact ghlightad ®

Contrest can also be accemuolistied by acolving the anncio e of disconnection: the new
mtenor elements are int@ntionally rot connectad with the current structure. Theara s

thus g clear dissinction betweaan the ple and the new sements @

An examole of this princicle s the water tower in Brasschaat, Belgum, which was
reused as a house. The concrete columns of the farmer water tower had datenorated
over ima, anc thus a new glass san was erectec arcund the congrete structure without
touching if. The glass torms o protactve wall and at the same time izavas the eriginal

structure visible ¥ I this way, it lughlights the structure of the water tower

Another conversion wheare the orinciplé of disconnecticn was used is the old catile hall
of the abanor La Milistte in Pans, cre of the meost teauvtitul nineteanth-century meral
structuras The French-hased reuse special st Reichen and Roterl convaried it into
an expasition srd mulp-purpasa hall. Three moveao!= piatfcrms of a contemporary
design were insatled 1hareby incréasing the expositon surface and 'moroving
circulation an severzl leyels. As these platfarms are moveatble, they emphasise the vast

open spsce of the hall

Anothar axamale of contrast, whieh uses an aven maore ind2oandenl naw cansirualion
within an 2xisting builging, s the old cotlun market in Manzhester, the Unised Kinggom,
The auditorium of 3 new theatre has been arectad within the existing building, under
the big dome of ke wld exchangs hall (see Fig. 31 The signiticant contrast between the
huge sosce of the enginal tuilding and the proportionally small scale of the auditerium
in taet highlights the dome even more. ™ |n cases where thers 1s such a contrast, the
skill and sensitivity of the architect wili be crucial for getermining the success ¢r faluce
of the reuse in conservation terms (in other words, whether or rot the culturzl

sigmticance of the anginal fabric will ba retaimed|
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Fig 3 [Crawing of theatre undermeath
dome (Source: IZONMOS, Creer gans le crég
L srshacrure contamporaing aans les

Gdtmenrs anciens, p. 200)

This principle ol disconnection can be taken to an even greater extrame, as the

following example shows. An entirely new bullding may be inserted underneath an

clder structure. For example, the central halls of Lille, France. had previcusly besn used

as a covered meat market Rechan ang Hoberl devised 3 unigue salutien for retaining
the extraardinary metal structure. The structure was restored and the envisaged
commercial dactivities were located in an entirely new buillding of a [ower height
censtructed underneath tha metal structure (see Fig 4). The new rocf 15 suspended
from the existing calumns by means of numercus cabies The intenticn of this was 10
highlight the elegant atructure t2 its maximum and simultanecusly o hmit heating

costs: ™ o this manner, 11 can be said that the new strusture in effect respects the ald,

Lt
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Fig 4: Drawing of the convertad central halls in Lille. with rew bwlding underneath cl¢
structure [Source ICOMCS, Créder dans e crég. L architectire contemporane dans /es

pdtirments anciens, 0. 163)

There s ot course a danges that the approach of 'contrast’ may be taken tac far: this s
when the new design does not lake the ariginal structure into account, of cenfribute 1o
it in a positive way. Then, the new . desigr will not highlight the exs32.ng orae. but will

cppeose 1sc strongly that the guality of the original buiiding wall be dimirished."™

Lltimaraly, ths leads to an'@pproach where only the body of the building is eniginal, as
irr the tinal large-scale.adaptation dasign approach, 'fagadism’, whichk has the maos!
impact an the onginal fabnc of the building. Here, the antire interior af the building
makes rcom for a rew construction The exterior 15 kept ntact. although it Is only

censidered ta be a ‘shail’ for the new interior censtruction. ™

Ihere s doubt as to whether fagade reterticn can be accepiad as a means of
architectural zonservation, as 'fagadism’ hardly takes cognisance ¢f the character and
cultural significance of the old building, anc 25 very little remains of the original

struature after the cenversion '™
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The line petween fagadism and intanswve adaptation is olten very line Atthough
fagadism should be cvoded 35 a way of feusing an industrial building. it 15 sometmes
unavaidatlie and mav te permitiad in sertan sircumstancas. ™ Fer examgple. the ateriar
ol some buildings an an ingustial site may be ie such a bad slate, that 4 may nol be
acanamically viabla to: it 10 be restared Howaver, it mav be cruc.al 1c keeo tha fagades
inact as much as passible n crder to grotest the cultural signif:icance of the enures site
It is generally acknowledgad in the main hterature on reuse that fagadism should be
avarded it possible:'™ it may occasionally be justitied 4 it s the only way of oreventing
the building from being demalished. or when i1 involves anly 3 small structure on the

Site. 8

With tegaid 1 the implications for use of these large-scale adaptaticn design
approaches, it aspears they are only appled when it 16 decided 1¢c change the use of an
industrial building. Beuse should 1hus anly be considared if all uther smethods of
canservation are eitha: nat appropriate or have faled ' This'means that the usa far
which the building was intended in the first place should oanly be abandaned if it Is
rezlly impossible to retgin the ciiginal use, |n the sase o industvial bulldings, they may
need to he modearnised due to changad tecnnolag g5, A brewery, for example, has to ba
modernised from Lime 1o 1ime However, the type of modernisation that s neaded to
adapt the building 10 1oday's standards may have such a high impact on the buillding cr
may ke 50 expensive that it may nct be possible ar financially feasinia 1o be carmed out

I that zzge, reuse would be justiflied

The large-scale adaptaticr appreaches d:scussed ahceve will therefare crly te sJyable
when the industnal building 15 3¢ b= givan a new usa In fact, these large-scale
adaptation approaches can'ke zonsidered suitable Tor jedundant 'ndustrial buildings
that have been ¢'veén a rew us2 that is nol very clesely related to the original use They
can also be considered for thoss new dsas thar da not match parfectly the cniginal
fapric. As has bean discussed Lnder "Small-scale adaptation approaches’, this will
actually be the case for most new Jsas. In bath cases, more interventions to the fakric
will be required than was the case for buildings whera the new use s vary similar to the
angiral use or where the buildings are intended to be reused as museuns This will
mean that more altention must be paid to crealing Lhe mast appropriate design
approach lor the bulding to accommedate the new Jse i grder Loowetain and/ar

highlighl Its cultural significance,



Combination of design approaches

Im the case of industrial sites, it 15 oHen necessary and sven desiradie 1o combine
several design approaches in order te oktain a quanlative reuse (one where the cultural
significance ot tha site 1s not damaged! as they are often composed ot 2 number of
buildings. For ¢xamgie, il 4 building has a beautlful chimnay which is important 1er the
building’s landmark value, it will be restored. Arcther Building cr Lhe 512 may be of
gre3: value, so a des gn approach ol ‘celebration’ may be mare apprapriate Ananther
space or building may be ess valuable and Fave less cultural signiticance, but as part
ot the site, it may still be of signiticance and can be more boldly reused, with less
emphasis on retaining or highlighting the fapric of the buidimg: The tollowing example

ilustrates this idea,

This example s Heichan and Hobert s most significant work to date, the 1suse of the
chocolate tactory Meurner in Noisel, Franos, as the headouarters.of Nestlé, which is
ane of the mest signjticant conversicns of the 1990's The site is one of France’s kay
industrial monuments, and containg far example, a3 muillwhich sits on Eéams spanning
thz Marne; an engine house gesigned by Gustave Eiffel (the "Halle Eiffel’), and the
'Cathédrale’, built on the Henngbique reinforced congrels system. Because of their high
cultural signif cance. these listed bui'dings weréfeused by means of a design approach
of almosz complzie restaration’ They weierestored stoctly, unaltered and usad as
exhibition and recegtion space (see Fig 51 On the contrary. the gualities of other
buildings or the site, such as theexisting warehcuses, wers highltighled by maans ol
‘celebraticn The alterations < which had beee necessary 16 acccmmaodate the new |ss
- highlightea the warehouses by, for example, using undeniabily new iasertions in
stanless steel and g'ass. Thesa insertions "werg In a tmeless waditicn of
unselfeonscious industr:a! design - and therefore iminediately seemec at home n the

surroundings
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Fig. 6 The restorea intenicrs ef the "Cathédrale’ and tha 'Halle Eiffel’ (Scurce Powel

K.. Architecture reborn. The conversion and regonstruciion of old cuildings. p B6)

Another example is the conversion of the Fiat factory in Turnin, italy. as a muiti-use,
cultural and commercial complex by the wellsknown architectural firm of Benze Fianc.
Once an example of modernism trom 1he 1920°s and consdered by Le Corbusier as a
highlight of the new architectura, il ig. now cne of the most important conversions of

the last decades (see Fig 61 '
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Fig & View of the reused car factory of Fiar, with original 1est track ¢n roof (Source

Weanderan, May-June 1288 Yolume 47, 7' 3.p 126)

l'wo racically differant design approaches were used inthis example The approach of
the aighiledts o the cancrete-framed structure was tne ot "zelzbranion’ They dic not
wan: to make extravegant alterations, as this might have destroved the qualities of the
building Therelore the fabric of the building was restored. and the alterations kept 1o a
mimimum; these were definitely contemparary and fitted in smoathly with the old

fabnc

Later, in 1836, it was decided’that there was a need tor additional confersnce space
and thet it would be aggropriate to apply a design appreach of ‘contrast’ to ihis smel)
addition, An aye-catching and extravagart ‘buskle’ structurs, with linkage 1 & heli-pad.
was added 1o the rcot of the oniginal building (see Fig. 7) '™

n
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Fig 7 The newly added contererce suite a0 the
rocitop iScurce Visandersn, May-June 1986

Volume 47 n" 3, p 1261
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‘Adaptive’ reuse

Mheterm ‘adapiive reuse’ imphesthe provision of not odly 8 new, oul 4'so & compatitie
e and refers o the consarvation imglications of reuse Basically, theie are twa
aurremes. On the one hand, Il may be decided 1o copy the styie of the existing buwilging,
which makes it hard te determene whelhear the new élements, alterations cr additiors
are in fagl contempoiany G the ather hand) the new elaments, alterat.ons or ado hions
mavy also be dwsninctly cormemporary, still related 1o the orignal fabric, i even
completely ignoring its exstence From the mam literalure on "ewse il appears that
when the new nianvenh:ons ate clearly of a madern nature Thus will mast hkely resuit in
a gualitatve conservation gFthe building in architectural terms. and thus, a successiu

sanversion prajest

In that case, thare.are two design approaches that are most ikewy 1o evalve In10 an
adaplive” reuse of the sitz in queston ‘celebration and ‘cpsositicn of siyles it will be
exactly this tvpe of "adapiive reuse that will respect the cultural significance of the
building and will pretect its autherticily. The individual gualities of thess two design

apgroaches are triefly analyvsed hersunder
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A design approach where the onging desan 15 artcuiated, exposed and calehratad is
1egarcetd 48 the Last in relation o industrial puildings, ™ =nd the most suscessiul
axampies of corvarsan amploy s appraach,. The reasor for this s 1Fat mirmea
iTlervensians to tke grigina fabrz tend (o mzke the iniarar spates mera artraciee
Minimal interventions a:sc respect the onginal bulding, so tne building <ceps s
value.'? ‘Celenranon’ also regards 2 buid ng 25 3 paimgsest’ wnicn teveals e
ditferent layers of the building over Limeg a4 Llescnes us 3gout tha buliding's histery
and 115 relatien to industrial archasclogy ™ Tris will further highligat the authecticiv of
tna building 2 course. thiz aporozer will only be passible if the Asw use does nat

rzquire neavy alteraticns to the fabrie of 192 building

I re ngw asa s Turtber removed From the oniginal uge 4 design sporaash of
apgesiticos af styles’ nas shown same pleasing results Although shEwaw aterdtions
may e ¢f 3 larger scale and oulspokeniy mederrt, aven Ealdly sontemporary. it is

pass bz that exact'y this methog will tughlignl tne existing faur e, However, the
success of this approacr will largely depend en the skill and sarsitwaty of the arcnitect
i des:gning the new features. All 1oa cften (s appiadcn merely resulls n over
desgring by the arznitects i guestionr and the MsISty ang signiticance of tne site ang
s suildings are lergotten. Furtnar 1 seems tnabthis agproach 15 mare sJccesstyl
when the building in questicr s of 4 smaller scale. For more large-scals orojests, this

gesign aporoact s often toc imposing o0 the old structurs

In siort. if adaptations are necassary =2 e labric in ordar o reuse it, they “should bs
ccmoatible with the orginaldabe'c but she Jd be suft ciently distinct tha* they car oe
read as new work™ "' togeddlt in a successful and gualitative reus2 in conservaton
terms. Tne cnalienge *er wnicn transfermat on arcr tecture stands s well caoturea
g follgwing worids of architect Dav d Chioperfield. "Wa should aot Ive 0 2 orignit
£7ining now tututé, any more t1an we should r de 1n a comicmaole pastcne of tre
past, 'We mustinnadil &n gver-avalving prasent, molvated by the poss bilit2s ol

cnango, restncied Sy the baggage of memeary and expenence.”™®
Conclusion

|t will Be the choser design appreach anc the acknowledgement of 1ne quantizs 2rd
cuiturs significarce of ke ouil:ling that will determina tne success of reusing a

part oL ar industrial Building o conservaticn serms.’
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However, gniy in an ideal worid can design aporoaches deal purely with cultural
s:gnificance. “Tho choces betweean them will nat anly depend an the sultural
s.gnihicance lirk, but a'se - and maykbe pnimanly  on ecenamic consigerations This is a
factor that will oe daait with in tha nex| chapler on Feasibiliy' (Chapter A3 Briefly pur,
for example, a modest design approach, such as ‘repair’, will be zhaaper than one of
‘appasiticn of styles’, as it has less impact on the cnginal fabric. Neverthelass, in grder
to prevent sconomic considerations from being more important than conservatan
consigeratons, ard 5o 35 ta mantain the cultural signiticance of the building n
guestian i1 is important 1o draw Lo a censervation managemeant palicy. This palicy will

be the tepic of the nexl section A2 4 ol this chaptar



A2.4 CONSERVATION MANAGEMENT
POLICIES

Introduction

It 15 The intention of this saction ta relate the theoretical discussion cf the previous twa
sect:ans ta the present. practical situaticn both in general and in Cape Town Therefore,
it will be discussed how the cultural signiticance of moustnal builgings can be

oratected by means of cerlain conservation management palicies.

Particularly in the light of the dithicult econemie reality in Scuth Africa, it appears that
such a pehey 1s eszentigl. The reason for this 12 that it 15 likely tnat consarvation will e
considered o be |ess impartant than develppment taquirements 1ta often ditficdlt 1o
areate a guzlitative design approach for an industrial suiding, due to pressura om the
develaper. This is espacially the case when the cultural signifieance of the buillding has

to be compromisead [or financiel constrents.

Thereforz, this saction will discuss how a policy tad Ee set up sccording to which the
grchitect and developer can both work The sectien is divided info two pans:
conservation mansgemant policies will ba discussed more thoroughiy under tha part
ttled The canzervauon plan’. It will makedse cf the main lizeratura on the ssue of
conseryanion plaaning_ In lhe part. ttled Conservation framawork in Cape Tawn as it
relates to the ingustrial heritage', the pracrical aspects anc possibilities for consarvation
managemant policies in Cape Town will be investigeted and tested nso far as it

relates to industnal bulgngs

South Africa does not hove an organisation with particular interest m the ndustrial
heriteqe. whereas |he Unitad Kingdom has ils '‘Association tar Industriai Archasoiogy
and Australia has its 'Committee on Engineering Heritage af tha Institution af
Engirasts Inlernationally, there also exists such a body: 'The Internations! Committae
tar the Conservation of industrial Heritage' {TICCIH), which works in close relaticnzhip
with [COMSS “to aid UNESCO in its ghoices to seteguard the ndustoal haritage 1o Be

added e the World Heritage List ™"
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As the relevant information for this discussion could not be drawn from a South African
organisation specialising in industrial heritage, it was mainly drawn from the 1993
Master's dissertation of David Worth, entitled "An assessment of the conservation
framework in South Africa as it relates to the industrial heritage of Cape Town.”"" This
is the only existing academic study that specifically examines the problems of
conserving industrial buildings in Cape Town. The material provided in this dissertation

will be combined with more recent papers from the same author.
Conservation plan

This part will explain what a conservation management policy is and how it should be
conducted. Information on the subject has largely been drawn from the work of James
Kerr in Australia and his book The conservation plan’'® indicative of the importance of
his work is that conservation plans are now obligatory for both owners and developers
of historic places, before they are eligible to receive grant aid from Great Britain‘§
Heritage Lottery Funding system.'® Therefore, this work will be utilised as a basis for
the discussion on conservation plans.

The current conservation legislation of Australia provides a good definition for a
conservation plan: it is "a document establishing the significance of a heritage item and
the policies which would be appropriate to enable that significance to be retained in its

future use and development.”'?

The ‘conservation plan’ of James Kerr can be applied to any location, including
industrial sites.'® A conservation plan will be useful if there is an intention to conserve
an industrial site. This document also specifies the site’s significance. As it is likely that
the only suitable conservation process will be reuse, the conservation plan will also
evaluate which design approach is most suitable for retaining the cultural significance
of the site. In short, this conservation plan can be accomplished in the following four

phases.

In the first phase, a survey is conducted with the intention of obtaining a proper
understanding of the site.' This entails a “methodical inspection, survey and
documentation of the resource, its historical setting and its physical environment.”'® It
will furthermore include an examination of the site’'s surroundings, the changes in
ownership, the history of the site, the typology of its buildings, and their condition.'?

Second, this survey will result in the formulation of a definition concerning the
significance of the site and its components.'? This will be combined with a review of

the issues affecting that significance.'?®
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In the third phase, an analysis is made. This involves a “scientific analysis and diagnosis
of the material substance and associated structural system with a view towards its
conservation.”'?® Here it will be discussed which conservation processes and design

approaches will be most suitable for the retention of the specific place.

Fourth and finally, a strategy or policy will be developed out of the previous three
phases, as to how the retention of the significance of the site can be realised in
practical terms. This involves "long-term and short-term programmes for conservation
and management of change, including regular inspections, cyclic maintenance and

environment control.”'®

It is crucial for the quality of the conservation plan that the assessment of the cultural
significance of the site and its buildings is not manipulated by means of a prearranged
policy for the future of the site.™ In other words, there should be a "clear distinction
between assessment of significance and formulation of policy”'®: “the principle of
developers funding the archaeological investigation of culturally significant sites, while
sound in theory, depends on the prior identification of those sites.”'™ This means that
an unbiased approach is essential. Groups with vested interests cannot be relied upon
to give an impartial survey and assessment, as they may be motivated by economic

considerations, thereby compromising the cultural significance of the site.

Also crucial for the quality of the conservation plan is that it is done by an inter-
disciplinary team, as this will avoid one discipline overshadowing others.'®* Particularly
in the case of the built environment, there is a clear danger that architectural and
aesthetic considerations will dominate the assessment of its cultural significance, and
other values, such as technical or scientific, will be forgotten. If this should happen, the

entire cultural significance of the heritage resource will be neglected.

Conservation framework in Cape Town as it

relates to the industrial heritage

This part will discuss the situation as it exists in South Africa — and more particularly in
Cape Town — with regard to the qualitative reuse of its industrial heritage. Therefore,

the conservation framework as it relates to industrial buildings will now be discussed.
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Given the fact that South Africa’s conservation legislation was changed and updated
during the process of writing this dissertation, the following discussion is based
primarily on the National Monuments Act of 1969 and its implementation. As said
before, it is hoped that the situation of South Africa’s industrial heritage will improve
with the new Heritage Resources Act of 1999. Although this new Act definitely seems
to be an improvement, it is too early to draw conclusions on its implementation.

The importance of creating conservation plans is also acknowledged in South Africa, as
is indicated by the following quote from the National Monuments Council: "before
conservation is undertaken, a conservation policy should be prepared, in the form of a
written statement setting out the cultural significance, physical condition and proposed
conservation processes...”"® The new Heritage Resources Agency also provides some
general principles for heritage resources management. However, the practical
application of a conservation plan in preparation of the conservation - or more
particularly the reuse — of an industrial site has not happened as has been envisaged by
James Kerr. This problem has arisen despite the fact that his approach to conservation
plans has been internationally recognised.

In 1998, Worth made the accusation that there is no overall ethic or strategy of writing
conservation studies in Cape Town; they have only been written on an ad hoc basis,
usually in response to proposed developments. Another problem is that they have also
been written by individuals — mainly architects — with vested interests rather than being
impartial studies conducted by independent outsiders.'®

There is a lack of awareness in South Africa with regard to its industrial heritage, and
"the identification of industrial sites of cultural significance” " is not organised here, as
is the case for other historic sites. “The current system of identifying the cultural
significance of industrial sites, if it takes place at all, is heavily biased towards a
‘popular’ conception of industrial archaeology.”'® As has been said in section A2.2 on
conservation worthiness, the interest in industrial buildings as shown by South Africa’s
official conservation body, has always been based on an architectural viewpoint. For
that reason many industrial sites have been and are still forgotten.'™ However, the
shortage of appropriate resources and expertise 10 make a proper and comprehensive
study of such buildings can be held responsible for this lack of awareness of the
specific qualities of industrial buildings and their identification.'®

Although there is no framework or overall policy for industrial buildings in South Africa,
there exists a conservation framework for old buildings in general. As it is related to the
industrial heritage, it will be discussed hereunder.



The National Monuments Council had the power to declare and protect any
building, irrespective of its age, and without payment of compensation if property rights
were reduced as a consequence of proclamation. The old National Monuments Act
protected all buildings older than 50 years. This meant that if a developer intended to
demolish an industrial building older than 50 years, no special argument was
theoretically required from the Council.™ The Council, however, had the discretion to
decide whether the protection should be enforced in specific cases, but was generally
reluctant to exercise this power without the property owners’ consent.' Of all the

National Monuments in the Cape Province, barely 5% are industrial.'*?

Although heritage assessment criteria and a grading system exists, the lack of a
program and proper criteria to systematically identify significant historic sites forced
the local authorities in Cape Town to decide themselves which sites were conservation
worthy, when making their Zoning and Town Planning Schemes.'#

The new South African Hen‘tage Resources Act automatically protects buildings that are
older than sixty years. It has not yet been seen whether the Act is in fact able to
enforce this and it is too early to make any definitive conclusions, as the new Act only
exists since 1999.'® It is expected that the new Council and the new Act will envisage a
more democratic and ‘bottom-up’ approach. The aim of this is for the local communities
themselves to identify heritage sites. Thereafter, their recommendations will go up to

the regional level and higher.

The new Act is based on a wider variety of legislative instruments, from all over the
world, than the old Act.'® South Africa is now a member of the United Nations and the
UNESCO and consequently subscribes to the ICOMOS Charter.' It is hoped that this
will lead to a broadening of the term ‘cultural significance’, not only in theory but also in
practice, so that South Africa will also become aware of its industrial heritage. It is
hoped that the new legislation will eventually lead to adopting the ‘conservation plan’,
as envisaged and designed by James Kerr.

In Cape Town, there is another body that is responsible for initiatives with regard to
conservation issues: the Urban Conservation Unit (UCU), which is part of the
planning department of the City Council. The current situation in South Africa is that
such unit exist only in Cape Town. It is a positive sign that this body was set up in an
attempt to integrate conservation into the planning process itself.
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The Urban Conservation Unit obtained a delegated authority, so to speak, from the
National Monuments Council: they were (and still are) able to make their own
decisions.'® The Cape Town municipality, where the Urban Conservation Unit is in
charge, extends as far as Wynberg in the south and Tygerberg and Belville in the north.
The National Monuments Council was in charge of local conservation projects outside

this area, and it is likely that this will remain the same with the new Agency.'®

The Urban Conservation Unit assigns conservation studies mainly to architects and
architectural historians, and consequently, these studies are aimost exclusively
conducted from an architectural perspective.' For industrial buildings, whose
significance more accurately relies on their scientific or technological value {as was
pointed out in section A2.2 on conservation worthiness), this is potentially a cause of
problems. The reason for this is that the discipline of architecture will overshadow all
other disciplines. As a consequence, no complete evaluation of the building’s cultural
significance may take place. in practice, it is uncertain, furthermore, whether the
recommendations of the conservation studies undertaken by the Urban Conservation
Unit are always effectively used and implemented by the South African Heritage
Resources Agency.'®?

As the protection of industrial sites in South Africa cannot really count on the support
of the above-mentioned conservation bodies, it will to a large extent be individuals
who will contribute to the conservation of industrial sites. Basically, the potential of
reusing industrial sites will depend solely on private initiatives and developers.
However, “commercial developers seeking to re-use industrial sites, are generally under
no obligation to assess or retain cultural significance when designing new schemes."”'®
As a result, there have in the past been a number of culturally significant sites, whose
value was not recognised and assessed prior to reuse, and whose cultural value has
become either compromised or destroyed outright.’™

Conclusion

In South Africa, the neglect of the field of industrial archaeology has had a negative
influence on the conservation of its industrial heritage. There is a general lack of
comprehension towards industrial sites and their cultural significance, and an absence
of well-identified conservation management policies that would be able to retain and

protect that significance.'®
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In this regard, it is essential for the government to stimulate the quality of the reuse of
industrial buildings by regulating the protection of their cultural significance. In each
case, a conservation study initiated by the Heritage Resources Agency or by the Urban
Conservation Unit needs to be conducted. This would lead to a conservation
management policy (such as the conservation plan of James Kerr), resulting in a

framewaork within which the developer of the conversion would be able to work.

Adopting the methodology of a conservation plan would have the advantage that
industrial sites would be analysed more objectively {taking into account all their
particular cuitural values), in contrast to the architecturaily based and biased
conservation studies of the past. It is hoped that this will contribute to a better
understanding and higher regard for such sites, and furthermore offer possibilities to

retain more significant industrial sites.™

As the discussion on conservation issues in this chapter has indicated, in the South
African context it is impérative that all historic sites, including industrial ones, are
acknowledged as possible heritage resources, This would lead to proper, protective
management of those sites that are eventually considered to be worthy of conserving.

However, trying to retain the authenticity of a building is sometimes impossible due to
financial reasons. Work on an old building should be a balance between efficiency and
authenticity,'® between development and conservation. Therefore, the next chapter will
discuss issues related to the (economic) feasibility of reuse projects.

1. Worth, D., "An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town* unpublished dissertation submitted for the degree of Master
of Social Sciences in Industrial Archaeology (University of Birmingham, ronbridge Institute,
1993).

2. Professional services division NMC, "Policy for cultural conservation® {Cape Town: National
Monuments Council, 1894}, p. 1, Art. 3.1.

3. Worth, D., "An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town’ p. 171.

4, Feilden, B., Jokilehto, J., Management guidelines for world cultural heritage sites (Rome:
International Centre for the Study of the Preservation and the Restoration of Cultural Property,
1993}, p. 18.

thid, p. 18,
1bid, p. 18.
bid, p. 18.

The government of the Republic of South Africa, "National Heritage Resources Act, 1999, in:
Republic of South Africa government gazette (28/04/1999, n° 19974), p. 6, 2.ii.a.

S. Ibid, p. 8, Vi.

@ N oo

67



10.

1.
12.
13.
14.
15.
18.
17.

18.

19
20.

21,

=
24,

25,
26.

8

42.

The Heritage Council of New South Wales, Heritage assessment guidelines (Sydney:
Department of Planning, 1990}, p. 3.

bid, p. 3.
Ibid, p. 5.
ibid, p. 6.
ibid, p. 9.
bid, p. 6.
Ibid, p. 7.

Richards. J., The functional tradition in early industrial buildings (London: The Architectural
Press, 1958}, p. 18.

Letter from David Worth to Nicolas Baumann with regard to the Culemborg site and the Salt
River Railway Workshop (personal file of David Worth, 01/06/1994),

Ibid.

Worth, D., "A smoke belching congestion of factories: Cape Town's neglected industriai
heritage”, paper presented at the Second Latin American Conference on Recovery and
Conservation of industrial Heritage in Cuba from 08/09/1998 to 10/09/1998 {personal file of
David Worth, 1998).

ibid.

Ibid.

Personal communication with David Worth, 07/06/1999.

Worth, D., "A smoke belching congestion of factories: Cape Town's neglected industrial
heritage”.

Ibid.

World Heritage Convention, "Operational Guidelines® {found at the website

http:/;www.unesco.orqg), Art. 24.

Ibid, Art. 24.

Ibid, Art. 24.

1bid, Art. 24.

ibid, Art. 24.

Nara Conference on Authenticity (held at Nara, Japan), ‘The Nara Document on Authenticity’
{found at the website http://www.unesco.crg, 1994).

World Heritage Committee of the UNESCOQ, "Nara Document on Authenticity. Experts meeting",
convention concerning the protection of the world cultural and natural heritage (held at Phuket,
Thailand) (found at the website hitp://www.unesco.org, 1994},

ibid.

Jokilehto, J. and King, J., “Authenticity and integrity*, summary of ICCROM position paper
{found at the website http://www.unesco.org, 2000).

ibid.

InterAmerican Symposium on Authenticity in the Conservation and Management of the Cultural
Heritage (held at San Antonio, United States), “The Declaration of San Antonio” (found at the

website http:/Avww.unesgo.org, 1996).
Ibid.
Feilden, B., Jokilehto, J., Management guidelines for world cultursl heritage sites, pp. 16-17.

Macdonald, S., ed., for the organisation English Heritage, Modem matters. Principles & practice
in conserving recent architecture{Dorset: Donhead Publishing, 1996), p. 80.

ICOMQS, Guide to recording historic buildings (London: Butterworth Architecture, 1990}, p. 73.
National Monuments Council, "Principles for the conservation of places of cultural significance”,
information pamphiet, nd., PO31E/a, 10.

Personal communication with Ashley Lillie, director of the Cape Town Heritage Trust,
02/07/19898.




8&ERS

& 3

50.

51,

888

69.
70.

71.

72.
73.
74.
75.

Jokilehto, J. and King, J., "Authenticity and integrity".
Ibid.
Professional services division NMC, *Policy for cultural conservation®, p. 1, Art. 3.1.

Murtagh, W., Keeping time. The history and theory of preservation {(New York: John Wiley &
Sons, 1997), p. 24.

Professional services division NMC, *Palicy for cultural conservation®.

Department of Planning, "Heritage system review discussion paper. A summary of the major
issues and ideas for improvement identified in the review of the heritage system* (Sydney:
Department of Planning, 1992), Appendix 6, p. 27.

Worth, D., "An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town’ p. 166.

ICOMOS Australia, “The Australia.ICOMOS Charter for the Conservation of Places of Cultural
Significance (the Burra Charter)* {(found at the website

: i 1), Art. 11, also in: Professional services division
NMC, *Policy for cultural conservation®, p. 2, Art. 3.6.

ICOMOS New Zealand, "Charter for the Conservation of Places of Cultural Heritage Value® {found
at the website http://www.unesco.org).

Ibid.

Professional services division NMC, "Policy for cultural conservation®, p. 3, Art. 3.13.

ICOMOS Australia, “The Australia ICOMOS Charter for the Conservation of Places of Culturai
Significance (the Burra Charter).

Ibid.

Ibid.

Professional services division NMC, *Policy for cultural conservation®, p. 2, Art. 3.7.
Ibid, p. 2, Art. 3.7.

Ibid, p. 2, Art. 3.7.

Ibid, p. 2, Art. 3.7.

ICOMOS Australia, "The Australia ICOMOS Charter for the Conservation of Piaces of Culturai
Significance {the Burra Charter)".

ICOMOS New Zealand, “Charter for the Conservation of Places of Cultural Heritage Value®.

ICOMOS Australia, “The Australia ICOMOS Charter for the Conservation of Places of Cultural
Significance (the Burra Charter)".

ICOMOS New Zealand, "Charter for the Conservation of Places of Cultural Heritage Value®.

ICOMOS, Créer dans le créé. L architecture contemporaine dans les bdtiments anciens (Paris:
Electa Moniteur, 1986}, pp. 26-27.

Nijhof, P., Schulte., E., Herbestemming industrieel erfgoed in Nederland (Zutphen: Walburg
Pers, 1994), p. 18.

ICOMOS Australia, “The Australia ICOMOS Charter for the Conservation of Places of Cultural
Significance (the Burra Charter)*, Art. 11, also in: Professional services division NMC, *Policy for
cultural conservation”, p. 2, Art. 3.6.

Nijhof, P., Schulte., E., Herbestemming industrieel erfgoed in Nederland, p. 18,
Ibid, p. 18.

Dubois, M., "Voorbeelden van herbestemming in Vlaanderen®, in: Viaanderen {May-June 1998,
Volume 47, n° 3}, p. 131.

Bassett, B., Conservation and development (Cape Town: Centre for Extra-Mural Studies,
University of Cape Town in association with the Nationai Monuments Council, 1978}, p. 14.

Ibid,

ICOMOS, Créer dans le créé. L architecture contemporaine dans les batiments anciens, p. 17.
Jokilehto, J. and King, J., "Authenticity and integrity".

Libois, B., “De oude vieeshal in Luik®, in: Architectuur(August-September 1998, n° 153), p. 34.



76.

77,
78.
79.
80.
81.

SERBNB

8889

91,

93.

965.

97.

103.
104,
105.
106.
107.

108.
108.
110.
11,
112

13,

Robert, P., Adaptations. New uses for old buildings (New York: Princeton Architectural Press,
1989), p. 16.

Nijhof, P., Schulte, E., Herbestemming industrieel erfgoed in Nederland, p. 66.

Robert, P., Adaptations. New uses for old buildings, pp. 10-11.

Ibid, pp. 10-11.

ICOMOS, Créer dans le créé. L'architecture contemporaine dans les bitiments anciens, p. 21.

ICOMOS Australia, “The Australia ICOMOS Charter for the Conservation of Places of Cuitural
Significance (the Burra Charter)*, Art. 1.10.

ICOMOS New Zealand, "Charter for the Conservation of Places of Cultural Heritage Value".
ibid.

Robert, P., Adaptations. New uses for old buildings. p. 85.

Robert, P., Adaptations. New uses for old buildings. p. 76.

Robert, P., "Regrouping Nestlé France in Noisiel-sur-Marne*, in: Aquapolis (December 1997, n°
4}, p. 18.

Rober, P., Adaptations. New uses for old buildings, p. 60.
Jacobs, S., "Evenementenhal ‘Fabriekspand’ in Roeselare”, p. 140.
Robert, P., Adaptations. New uses for old buildings, p. 117.

ICOMOS, Créer dans le créé. L architecture contemporaine dans les bétiments anciens, pp. 34~
35.

Robert, P., Adaptations. New uses for old buildings, pp. 10-11.

tbid, pp. 10-11.

ICOMOS, Créer dans le créé. L architecture contemporaine dans les bdtiments anciens, p. 21.
Ibid, p. 21.

Powell, K., Architecture reborn. The conversion and reconstruction of old buildings (London:
Laurence King Publishing, 1999), p. 183.

Libois, B., "De oude vieeshai in Luik", p. 34.

Dubois, M., "Verbouwing van een watertoren tot woning in Brasschaat®, in: Waanderen (May-
June 1998, Volume 47, n° 3}, p. 142.

ICOMOS, Créer dans le créé. L architecture contemporaine dans les bétiments anciens, pp. 54-
55.

Ibid, p. 200.
Ibid, p. 163,
ibid, p. 21.

Highfield, D., The construction of new buildings behind historic facades {London: E & FN Spon,
1991), p. 7.

/bid, p. 8.
Ibid, p. 8.
ibid, p. 8.
ibid, p. 8.

ICOMOS Australia, "The Australia ICOMOS Charter for the Conservation of Places of Cultural
Significance (the Burra Charter)®, Art. 20.

Powell, K., Architecture reborn. The conversion and reconstruction of old buildings. p. 81.
Robert, P., Adaptations. New uses for old buildings. p. 115,

Powell, K., Architecture reborn. The conversion and reconstiuction of old buildings. p. 25.
ICOMOS, Créer dans le créé. L architecture contemporaine dans les bétiments anciens, p. 11.

Thompson, E., Recycling buildings. Renovations, remodelings, restorations, and reuses (USA:
Mc Graw-Hill Book Company, 1977), p. vii.

bid, p. 117.

70



114,
115.
116.
117.
118,

119,

120.
121.

122.

123.

124.
125.
126.
127.
128.

129.
130.
131.

132

133.

134.
135.

136.

137.

138.
139
140.
141,
142

143.
144,

145,
146.
147.

Farkas, C., "Het vismijndossier in Gent", in: Architectuur{August-September 1998, n° 153}, p. 48.
ICOMOS New Zealand, "Charter for the Conservation of Places of Cultural Heritage Value®.
Powell, K., Architecture reborn. The conversion and reconstruction of old buildings, p. 19.
ICOMOS, Créer dans Je créé. L architecture contemporsine dans les bétiments anciens, p. 9.

Bruttomesso, R., ed., Water and Industrial Heritage. The reuse of Industrial and Port Structures
in Cities on Water(Venice: Marsilio, 1999), p. 175.

Worth, D., "An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town*

Kerr, J., 7The conservation plan(New South Wales: The National Trust of Australia, 1996).

Worth, D., “Conservation plans for historic places" (Cape Town: Research Unit for the
Archaeology of Cape Town RESUNACT at the University of Cape Town, found at the website
http://iww.meq.uct.ac.za/cplans/, 1999).

Department of Planning, "Heritage system review discussion paper. A summary of the major
issues and ideas for improvement identified in the review of the heritage system", Appendix 6,
p. 27.

Worth, D., "A smoke belching congestion of factories: Cape Town's neglected industrial
heritage”.

Ibid.

Feilden, B., Jokilehto, J., Management guidelines for world cultural heritage sites, p. 14.
Ibid, p. 87.

Feilden, B., Jokilehto, J., Management guidelines for world cultural heritage sites, p. 87.
Worth, D., "A smoke belching congestion of factories: Cape Town's neglected industrial
heritage”.

Feilden, B., Jokilehto, J., Management guidelines for world cuttural heritage sites, p. 87.
1bid.

Letter from David Worth to Nicolas Baumann with regard to the Culemborg site and the Salt
River Railway Workshop, 01/06/1984.

Worth, D., "A smoke belching congestion of factories: Cape Town's neglected industrial
heritage".

Worth, D., "An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town* p. 116.

Feilden, B., Jokilehto, J., Management guidelines for world cultural heritage sites.

National Monuments Council, "Principles for the conservation of places of cultural significance®,
PO31E/a, 5l.

Worth, D., *A smoke belching congestion of factories: Cape Town's neglected industrial
heritage".

Worth, D., "An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town’ p. 19.

ibid, p. 19.

tbid, p. 17.

Ibid, p. 116.

Personal communication with David Worth, 07/06/1999.

Worth, D., "A smoke belching congestion of factories: Cape Town's neglected industrial
heritage".

1bid,

Worth, D., "An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town’ p. 24.

Personal communication with David Worth, 07/06/1999.

Ibid.

1bid.

71



148.

149,
150.
151

152.
183.

154.
165.
156.
167.

Worth, D., “An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town’, p. 24,

Personal communication with David Worth, 07/06/1999.

1bid.

Worth, D., "An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town”, p. 18.

1bid.

Worth, D., “A smoke belching congestion of factories: Cape Town's neglected industrial
heritage®.

Ibid.
Ibid.
Ibid.
ICOMOS, Guride to recording historic buildings. p. 73.

72



CHAPTER A3: THE FEASIBILITY OF
REUSING INDUSTRIAL BUILDINGS

A3.1 INTRODUCTION

This chapter will deal with the feasibility of reusing industrial buildings. The issue of
feasibility is crucially important for all types of conversions, and thus also for industrial
buildings. In fact, any form of reuse or conversion is only possible if the project is
economically viable. It is imperative, particularly in South Africa, to take into
consideration economic concerns to ensure the economic viability of a conversion
project. The situation is further complicated when there is a conflict between economic

necessity on the one hand, and conservation issues on the other hand.

The determination of the feasibility of a building project depends largely on good,
accurate prior analyses and feasibility studies. These are even more important in the
case of conversion projects than for new buildings, as unexpected delays and problems

are more likely to arise during the former.'/

The success or failure of a conversion project is primarily influenced by three main
factors, which must therefore be analysed thoroughly when conducting a feasibility
study. The ultimate aim of such an analysis is to determine the best ways of managing
the conversion project. These factors are the following: the location of the site
(discussed in section A3.2), the adaptability of the original building to new uses {section
A3.3), and the financial viability of the project {section A3.4).

Each of these three factors will be discussed hereunder. The main literature on the
topic of reuse has provided the theoretical material for the following sections, which
was specifically applied to the South African context. Examples from South Africa as

well as from other countries have been used in clarification.
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A3.2 LOCATION AND FEASIBILITY

lntro_duction

One factor that contributes to the success or failure of a conversion and influences the
feasibility of the reuse is the location of the particular industrial building within the city.
This factor will be discussed more fully in the following section, which consists of two
parts. One part will discuss the general issues relating to the location of disused
industrial sites, and will illustrate these using various examples with the intention of
demonstrating the influence of location on the success or failure of a reuse conversion. )
However, some of the characteristics of location are not only valid for industrial
buildings, but also for old buildings in general. It will thus be clearly indicated in the
following discussion where these characteristics are related specifically to industrial
buildings. The more theoretical discussion of this part will be used as a basis for the
discussion in another part, which will indicate the specific location problems that have
arisen in Cape Town with regard to the conversion of industrial sites.

General location issues

Each location has certain identifiable characteristics, which can have either a positive or
a negative influence on the feasibility of reuse. A good location — with characteristics
that improve the feasibility of a conversion - will clearly contribute to its success. The
characteristics of a site's location consist of the following: the boundaries of the site,
the zoning regulations pertaining to the site, the site’s attractiveness in relation to its
surroundings, the availability of a transport infrastructure, and the soil pollution on the

site.

One characteristic relates to the site’s boundaries. An advantage of a site that has
available space between it and its boundaries is its good accessibility, which is likely to
increase and improve links between the site and its surroundings, thereby facilitating
the site’s re-incorporation into the city structure as a whole. As industrial sites often
comprise several buildings with spaces in-between, these spaces could be landscaped
in such a way that they become an integral part of the city structure. This can happen,
for example, by removing part of the site's boundaries and transforming the spaces in-

between into public squares.
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Another advantage of a site that has available space between it and its boundaries is
the greater possibility for expansion. Expansion is often necessary, as converted
industrial sites are frequently used by more people than before the conversion. The
reason for this is their size: as industrial sites are often very large, their reuse can only
be economically viable if they are subdivided. This means that they are subdivided to
accommodate a number of businesses, whereas before, only one business may have
been occupying the buildings. Therefore, it may be necessary to increase open spaces
for additional parking. and to increase the floor area by constructing additions to the
buildings. Sometimes the possibilities for expansion may be limited, as for example in
the city centre, where industrial buildings are often restricted by their boundaries.

In the case of restrictive boundaries, one solution would be to expand the buildings
within their boundaries by utilising their bulk — or the total allowable floor area on the
site as implemented by the municipality — to its full potential. However, this solution is
more appropriate for industrial sites located on the edges of a city or in a rural
environment, as industrial sites in the inner city are often smailer, which means that the
buildings usually take up almost all the available space on the plot, and have already
made full use of their bulk. This, in combination with the restrictive boundaries, makes
industrial buildings located in the inner city difficuit to enlarge. In general, however,
existing boundaries are less of a probiem for the reuse of industrial buildings than is
the case with other old buildings. This is because the former are mostly found on the
edges of a city, or on bigger sites with a large number of buildings, separated by large
open spaces, and bulk that has not been used to its full potential. Only in the case of an

inner city location do boundary problems in fact arise.

Another characteristic of the location of an industrial site that will influence the
feasibility of its reuse concerns the zoning regulations. These regulations —
implemented by the municipality as part of a global zoning scheme - limit the functions
that are allowed in a specific section of all available land.

An industrial site is often located in a part of the city that was dedicated exclusively to
industry, and this may still be reflected in the current zoning regulations for the site.
The intended new use of an industrial building may conflict with the current zoning
regulations when these are restricted to industrial use — for that specific part of the
city. These restrictions will then cause problems for the reuse of an industrial building.?
The only economically viable reuse of a big industrial complex may be to incorporate a
variety of functions within the same complex. According to the zoning schemes, it may
however not be possible to reuse industrial sites for housing or multi-functional

purposes.*
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Despite this, industrial buildings suitable for conversions are usually sited where mixed
uses exist anyway and where zoning changes are relatively easy to obtain. When a
particular industrial building is located in a mixed use area in Cape Town, it will not be
difficult to change zoning regulations when this would appear to be necessary for the
new function of the building.® in other words, the problem as expressed above is only a
problem in the practical sense when the particular industrial building is located in an

area with ‘'mono-zoning’, further away from the inner city.

The flexibility of the relevant city council with regard to the application of zoning
regulations is important. it is exemplified in the reuse of the large number of textile
factories in Lowell, Massachusetts, the United States, which is seen as a representative
model for the adaptive reuse of industrial buildings. The local council was flexible with
regard 1o applying the zoning regulations when investors showed an interest in reusing
the textile factories. They allowed a mixture of functions, but above all, they
contractually committed themselves to not changing the zoning of the plots for an
extended period of time. This gave the investors long-term security, which in turn made

them more willing to invest in the conversion.®

A further characteristic of a disused industrial site’s location concerns the
attractiveness of its surroundings, as this will attract both investors and tenants —
which will in turn enhance the success of a conversion. Ghirardelli Square in San
Francisco, the United States, is an example of this. This former chocolate factory was
converted into a shopping centre as early as 1962 and is regarded as a prime example
of reuse in the United States. Its superb location on the attractive San Francisco

waterfront, with terraces overlooking the bay, contributed significantly to its success.’

The attractiveness of a site’s location also depends greatly on the security aspect,
including the security of the site's surroundings or the possibilities of improving the
security of the site itself. Particularly in the case of industrial buildings, security is a
determining factor. The reason for this is that such buildings are often located in
remote industrial areas, far away from the city centre, with no mix of other uses.
Therefore, many conversions require at ieast one security checkpoint — and preferably
only one entrance to the site. On the other hand, this can also limit the reintegration of

the site into the city structure because it closes off the boundaries.
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in addition to the aspect of good security, the site’s proximity to other sources of
activity is another factor that increases the attractiveness of the site, both for investors
and for tenants. Particularly if the industrial site is located some distance from the city
itself, this can be problematic.? especially when the new use requires easy access to
basic materials. For example, a photographer who is working from a converted
industrial site may require a photo lab in close proximity of the site. A sculptor who
wants to exhibit his or her work may also have difficulties attracting potential buyers
when his studio is located far from the city centre.

However, the new use does not always require the proximity of a particular activity: the
attractiveness of an industrial site will also depend on the type of intended use. The
fact that a specific building may be unsuitable for one type of use does not make it
unsuitable for another type of use. In fact, the same factor that may represent a
problem in the first case may make the building perfectly suited for the second case.?
For example, some early industrial buildings in town are now unsuitable for a new
industrial use, because this new industrial use would be confrontational in the modern
city: it would result in problems with heavy traffic, sound and air pollution. On the other
hand, the same buildings might be very suited to housing, as they have the advantage
of being located close to all necessary amenities."

The reuse proposal for "Thurn and Taxis' in Brussels, Belgium, is an example of bad
integration of a proposed new use of an industrial building with its location. This goods-
station is one of the most imposing industrial structures ever built in Belgium and has
long been threatened with demolition. it was intended to reuse this building as part of
‘Music City’, a multinational show-business consortium that owns stadiums, theme
parks and concert venues all over the world. This proposal was heavily criticised, as this
extravagant, muiti-functional project is located in the middle of an underprivileged
district of Brussels. The proposal made no attempt to socially integrate the buildings
into the district, nor was there any intention of giving something back to the community
on a socio-economic level." The show-business related new use thus does not fitin

with its surroundings at all.

The availability of a transportation infrastructure is a further characteristic of an
industrial site’s location that infiluences the feasibility of its reuse. Since an industrial
site is often located in a more remote part of the city - often with no proximity to public
transport - accessibility can be problematic,’? and people may have to depend on
transport by car. Such dependence on the car, however, may result in overcrowding,
which means that more on-site parking spaces may have to be created.”™ This can in
turn have negative cost implications for the conversion.
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Finally, the issue of soil pollution as a result of an industrial site's original use ~ a
characteristic that is particularly relevant for industrial sites — must be taken into
consideration. The municipality usually imposes strict regulations with regard to the
contents of the soil, above all if the buildings are to be converted for housing purposes.
This can be a major problem for the economic viability of the conversion, as removing
the upper layer of polluted soil on a site would be an expensive operation. The old
gasworks in Cape Town are a good example of this problem: as the soil was too
polluted, no suitable and economically viable new use could be found, and the
buildings uitimately had to be demolished.

The impact of soil pollution will depend on how heavy the original industrial activity
was. Industrial buildings in the inner city appear to have less soil pollution as a result of
their age and in view of the fact that they were used at a time when industrial activities

generally caused less soil poliution.

The consequences of all of the above characteristics can be summarised as follows.
There appears to be a chain reaction: if a specific industrial building has a favourable
location, which will have a positive influence on the overall feasibility of the intended
conversion, it is likely that the surrounding area will benefit as well. Reuse will create
further development opportunities for its surroundings. Moreover, the concomitant
increase in property values will also attract developers.' This, in fact, is precisely where
the opportunities for development and growth lie: in view of most cities’ current
problems with regard to abandoned buildings in general, the reuse of previously
overlooked industrial sites can in fact help to rejuvenate the city as a whole. It is a fact
that redundant industrial sites are often located in rundown areas, perhaps as a result
of changing technologies in the industrial sector, or changes in the city structure, for
example. A successful reuse is then able to revitalise its surroundings, which will be
beneficial for the city as a whole.

The following is an example of such a conversion. In the late 1960's, the waterfront and
wholesale area of Boston were isolated from the city centre and their buildings faced
demolition. Huge redevelopment and the construction of a highway exacerbated this
situation. At one point in time, the abandoned wholesale market warehouses in
downtown Boston were converted into a shopping centre, which was a tremendous
commercial success. Not only did it regenerate the whole city centre of Boston, but it
also inspired many other American cities to convert their own old buildings, thereby

revitalising their own city centres.'
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Another example of such a successful reuse project was that of the long-threatened
Albert Dock in Liverpool; the project revitalised this rundown city, so that it ultimately
became a prime visitors’ destination in the region.'® Private investors suddenly became
interested in the Dock because the famous Tate Gallery of Modern Art in London had
decided to open a section in the rundown harbour of Liverpool. A warehouse was
chosen and the well-known architect James Stirling brought the reuse project to

fruition."”

The following is another example of a reuse project that had positive repercussions. In
Eeklo, Belgium, a whole area had been divided up and had depreciated in value. This
had happened due to the presence of a redundant dairy factory, namely the Stassano
factories. It was located in an area very close to the city centre. Its reuse as offices for
the health insurance fund, ‘Christelijke Mutualiteiten’, involved close co-operation
between the health insurance fund and the city council. The former renovated the
buildings, while the latter took care of the surrounding public space in such a way that
a whole new area was in fact created and developed. This had a major impact on the

revitalisation of the whole city.'®

However, such revitalisation also involves a potential danger. If a conversion or reuse
project in a fairly rundown or underdeveloped area is successful and its surroundings
are revitalised, property values will inevitably increase as well. This means that those
poorer people who originally inhabited that area, can no longer afford to stay there
(unless of course they find employment in that area). As a result, professionals and
wealthier people will move in. "The longstanding social structure of the area, which was

really the original object of protection, is ultimately destroyed.”™

Itis a fact that reuse has a much higher success rate, if the industrial building is not
located in a completely rundown area.® as it is far more difficult to revitalise such an
area by successfully reusing only one single industrial building. Rather, “rehabilitation
must take place over a significant area sufficient to affect a lasting change in the
perceived value of an area.”?' Consequently, it is not likely that industrial sites that are
located far away from the city, in a completely rundown area, will be able to rejuvenate

their surroundings.
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Indeed, there are significant differences with regard to the success of a conversion,
depending on whether the industrial site is located far from the city centre, on the edge
of the city or in the inner city itself. The potential for the conversion to succeed will
depend precisely on its proximity to the city centre: rundown industrial sites closer to
the city centre will be more able to succeed in economic terms. As stated above, site
characteristics will differ greatly depending on the proximity of the site to the city
centre. Generally speaking, the further away from the inner city a site is located, the
less restrictive its boundaries will be. This also applies to zoning regulations: inner city
sites will be more multi-functional, while those towards the outskirts of the city will be
more mono-functional. This may be problematic in that mixed uses may in fact enhance
the economic viability of a conversion. The attractiveness of a site will further depend
on its distance from the city centre, its activities and level of security. In addition, a site
that is located some distance from the city centre may only be accessible by car rather
than by public transport, which means that secure car parking has to be provided on or
near the site. With regard to the aspect of soil pollution, this usually increases towards
the outskirts of the city, as more allowance for heavy industrial activities was made on
plots far away. from the inner city.

The next part will focus on the location of industrial sites in the city of Cape Town. It
will discuss the differences in the levels of success of various conversion projects by
looking specifically at the influence of their location characteristics and their proximity
to the inner city.

The location of industrial sites in Cape Town

Before discussing some of the remaining industrial buildings in the Cape Town area and
the characteristics of their location, it seems appropriate to briefly discuss the effects
of the history of Cape Town's industrial activities on their location, as this will explain
the current iocation of these remaining industrial buildings.

At the beginning of the nineteenth century, Cape Town was a small market town with
normal industrial activities concentrated in the inner city. lts only intention was to
provide for local needs.”? Money for these industrial activities came from the cash that
slave owners were given in compensation for their ‘losses’ when slavery was abolished
in 1834.2
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By the second half of the nineteenth century, industrial activities in Cape Town had
increased, because diamonds and gold had been found further inland. As a result, the
economy of South Africa as a whole expanded dramatically. Industrial activities were
now also located further away from the inner city, and more in particular in Cape
Town’s harbour, which continued to grow.? The existing harbour dates back to this
period, namely the 1860s. It was also at that time that a new breakwater was built.?
The growth of the harbour was the start of the construction of numerous new industrial
buildings, all of them related to harbour activities, such as warehouses for storing
goods. By 1905, the construction of the Victoria Basin - today part of the Victoria and
Alfred Waterfront - had been completed.?

Soon thereafter, some of Cape Town's industries decentralised to the suburbs, as a
result of the overcrowding and consequent expansion of the city centre.?’ Many
companies moved to the southern suburbs of Woodstock, Salt River and Observatory.?®
This meant that industrial buildings were now not only found in the city centre itself,
but also in its adjoining suburbs. The increase in industrial activities was unmistakable,
as a journalist pointed out in the Cape Argus in 1924: "a stranger might well be excused
for forming the impression that the Mother City of South Africa was nothing but a
smoke belching congestion of factories.”?

In 1938, a larger harbour was constructed as a result of the industrial growth in the
years between the two World Wars. Because the accessibility from the residential and
industrial areas to the east and west of the central city became more important than the
north/south linkage from the harbour to the city centre,® an area was reclaimed
between the new basin and the existing city. This piece of land became known as ‘the
Foreshore’. The material that had been dredged during excavation of the new harbour
basin was used to reclaim this area. Because of the growth of the east/west linkage,
the capacity of the railway terminal — where railway lines from the eastern, southern
and northern suburbs converged — had to be increased.® And yet, the Foreshore was
never successfully integrated into the rest of Cape Town, and still seems to separate

rather than connect the city and the ocean.*

Today, at the start of the twenty-first century, industrial activity in South Africa is
primarily concentrated in and around Johannesburg and Durban. However, "Cape Town
... retains some major commercial companies in the city centre, and some major

manufacturers on its fringes.”*
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Although Cape Town has over the years lost many of its industrial buildings, several
have survived demolition. Most of these are redundant or have been given a new use.
The inference that can be made from the above historical effects on the location of
industrial buildings is that there are at present five zones where industrial buildings
still exist {see Fig. 8). These five zones appear to be influenced by their proximity to the
city centre. Each zone has also developed its own characteristics. Further, each zone
seems to have a strong influence on the success of the reuse of redundant industrial
buildings that are located within that zone. These five zones and their particular
characteristics will be discussed hereunder. The characteristics of location discussed
previously, under the heading ‘General issues’, will further be used as a basis for this
discussion. In addition, prime examples of industrial buildings in Cape Town will be
used in substantiation where necessary. However, as these examples are not meant to
be exhaustive, not all the existing industrial buildings in Cape Town will be discussed.

o
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5 ZONES
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2. City Bowt
3. Close S. Suburbs
4, Far S. Suburbs
5. Industrial Estates __.
N

Fig. 8: Map showing the five zones in Cape Town where industrial buildings can be

found at present {Source: MapStudio)}
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The first zone contains a wide range of industrial buildings that can be broadly
categorised as belonging to the port.* Today, several of these buildings - some of
which have retained their original use — are still visible in the harbour area itself. These
buildings are mainly warehouses. Next to warehouses, the docks also house a still-
working grain elevator and grain silos. Several industrial buildings related to harbour
activities also still stand on the reclaimed land of the Foreshore. The most important of
these is an old railway site, Culemborg, which is currently used as a storage area by a
limited number of short-term industrial users.® Next to these buildings, which are still
accommodating their original use, is a large site that is part of the harbour. It has been
reused for commercial and tourist purposes, and is now called the Victoria and Alfred
Waterfront.

The possibilities of reuse for buildings in this location ~ the harbour zone - depend to a
large extent on the attractiveness of the harbour and its buildings as a whole. As seen
in many other examples all over the world, the reuse of an old harbour can be very
successful and can lead to revitalisation of the city centre. This was also the case in
Cape Town, where the reuse of its waterfront has been a major commercial success as
well as creating a prime tourist destination. The link with the city centre, however, is
still missing. The success of this project will hopefully lead to the reuse of the grain
elevator complex adjacent to the Waterfront when the contract of the grain company
WPK is coming to an end in a few years.® The large site of the grain elevator with its
railway tracks is very well located and could be used as an expansion of the Waterfront.
Paradoxically, it is precisely the success of the Waterfront that is threatening the site,
as the surrounding land has increased in value. The boundaries of the industrial sites
located in the harbour zone generally do not pose a problem, as there are usually
sufficient possibilities for expansion. With regard to transport infrastructure, however,
these sites depend almost entirely on transport by car. In most cases it will not be
viable to create a whole new public transport network. In the case of the Cape Town
Waterfront, though, the City Council has made a serious effort to promote public
transport, and a larger group of people is now able to reach the site.



The various industrial buildings that belong to the City Bowl area make up the second
zone. As a result of its proximity to the harbour, there are also warehouses in this zone.
They are mainly located along Buitengracht and the city's eastside. in general, these are
small-scale buildings - two to three storeys high. As a consequence of decentralisation,
and as they stood on increasingly valuable land, industrial buildings in the inner city
were often demolished to make way for more profitable development.¥” Therefore, only
a small concentration of these warehouses remains. Other than these, almost all
industrial buildings that were part of the city centre have since been destroyed.
Exceptions are the old granary in Canterbury Street in the City Bowl and the reused old
Cunningham and Gearing Foundry in Green Point, near the harbour. Only one industrial
site remains on the fringe of the city centre: the currently called Longkloof site. It is
situated in the Gardens and contains an old tobacco factory; its main warehouses are
fairly large ~ four storeys high ~ in comparison with the other warehouses of the City
Bowl. This particular site will form the subject matter of Chapter B3.

The main obstacle for the reuse of buildings in this zone is their boundaries, as there is
limited room for expansion in the city centre. However, the old Cunningham and
Gearing Foundry and the Longkloof site have already been successfully reused. This is
partly because there were still some open spaces between the buildings, which could
be landscaped to reintegrate the site into the city structure. Buildings in this zone are
particularly attractive for future users because they are so close to the amenities of the
city centre. The good infrastructure in the City Bowl area also contributes to the
economic success of the conversion, as public transport is already preserit,:‘a

The third zone contains several industrial buildings located in those parts of the
Southern Suburbs that are near the city centre, particularly Woodstock and Salt River,
and Mowbray and Observatory 1o a lesser extent. At the start of the twentieth century
when Cape Town was booming and its city centre becamevtoo crowded and began to
decentralise, many companies were forced to move to the Southern Suburbs. Their
premises were mainly located along the railway line. Several factories still exist and
were reused over the years, ranging from an old brewery (Castle Brewery) — the subject
matter of Chapter B2 —~ and the Burtish or Pyott’s biscuit factory {now called Bromwell
Mews) in Woodstock, a cement factory in Salt River, a match factory (Lion's) in
Observatory, to a blanket factory {(Waverley) in Mowbray. Other than these factories,
the suburbs mentioned above also housed many warehouses, some of which still exist

today.



In general, the industrial buildings in this zone are of a larger scale than those located
in the previous zone - the City Bowl| area. They are also slightly less limited by the
boundaries of the city structure. Their plots are fairly large, so expansion is easier, but
they can still be considered as belonging to the city structure. However, as most of
them are located along the railway line — which forms a restrictive boundary - this does
also prevent them from being fully integrated into the city structure. Although the
closeness to the railway line is an advantage with regard to the transport of goods and
people, these sites are not attractive. Areas surrounding a railway line often have
difficulties attracting tenants and visitors because they are rundown. As it may be
difficult for one of these buildings to revitalise a whole area on its own, itis likely that
their reuse will only be successful if it is part of a major redevelopment plan extending
over the whole area. In another sense, however, their location is unique in that they are
situated in areas where there has always been a mixture of housing, commercial and
industrial use. Woodstock is a prime example of this. Such mixed-use areas were and
are still rare in South Africa, and definitely contribute to the liveliness of a
neighbourhood. It is in this context that there are opportunities for redundant industrial
buildings to be reused in such a way that they contribute to their environment.
Moreover, the current infrastructure (for example, the nearby railway line} appears to be

sufficient, although there is an increasing security problem.

The fourth zone contains a few remaining industrial buildings that are located much
further away from the City Bowl area, These industrial buildings, often on large sites
and isolated from their surroundings, are located mainly in the Southern Suburbs of
Rondebosch or Newlands. Their location was often determined by the proximity of a
natural resource, which was a prerequisite for their activity. Examples of this are the
site of Albion Springs in Rondebosch, where a water factory was once situated, or the
site of the South African Breweries in Newlands. Both of these sites are located near a
stream.
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As these are isolated sites, their boundaries often do not limit their possibilities for
expansion. Although their reuse, if properly managed, may be a success — as seen in
the example of the South African Breweries site in Newlands, which forms the subject
matter of Chapter B4 - it is unlikely that this will result in the upgrading of their nearest
neighbourhoods. The reason for this is that such isolated sites are not part of the city
structure and are too far away from neighbourhoods and sources of activity. The
successful reuse of such sites will depend on the specifics of the chosen new use. The
availability of a suitable infrastructure needs to be considered as well. This was,
however, not problematic in the specific cases of Albion Springs and the South African
Breweries: they are both situated on the Main Road, a public transport route.

The fifth zone was created when outsized manufacturing enterprises moved away from
the city centre. Industrial estates such as Paardeneiland and Epping Industria were
established in 1935 and 1947 respectively to create larger industrial sites with better
transport links between them and the city.® These industrial estates are still being used
for industrial activities. Even if they were to become redundant, their reuse would be
problematic, if not entirely unsuccessful by virtue of the following: they are not
integrated into the city Structure; they are far away from the city centre; they are far
from sources of activity; they are heavily dependent on car transport; and they are not
attractive to potential new users. In view of the above, this particular type of zone has

not been dealt with in this dissertation.
Conclusion

In conclusion, then, and as has been demonstrated in the foregoing discussion, the
location of an industrial building plays an important role in ensuring the success of its
conversion. In the case of Cape Town, industrial buildings located in the first three
types of zones {the harbour, the City Bowl! and those Southern Suburbs that are
situated fairly close to the city centre) have the highest reuse potential. This is primarily
because of their proximity to the city centre. Successfully converted industrial buildings
in the third zone, which has the highest number of redundant industrial buildings, are
also most able to revitalise their surroundings. However, the success of a conversion
does not only depend on the location of the building and on the match between the
new use and the location of the building. It also depends on its suitability for the new
use, in other words, the match between the building’'s form and its intended new
function.® This aspect will be discussed in the following section on the match between

form and function and its influence on the feasibility of reuse.
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A3.3 FORM-FUNCTION MATCHES
RESPECTING DESIGN INTEGRITY

Introduction

This section will focus on the match between the existing form of industrial buildings
and their intended new function or functions. This match is an important consideration,
as it influences the feasibility of a conversion: mismatches between existing space and
new use, and between old form and new function, will necessitate extensive and

expensive adaptations, which may reduce the feasibility of the conversion.

Industrial buildings appear to be well suited to a wide range of new functions, because
their spatial programmes are more diverse than is commonly the case with other types
of buildings.*' Old factory buildings and warehouses, with their “large, continuous floor
areas, high rooms, extensive hall spaces, old vaulting and many other features”,®
provide “an excellent background for all kinds of activities."®

The aim of this section is to arrive at an overview of the problems and constraints
involved in finding new functions for industrial buildings, and to indicate the most
appropriate approaches to these problems. Thus this section will consist of two parts,
The theorstically based first part will discuss the factors that affect the adaptability of
an industrial building. This part will draw its information from the literature on the reuse
of industrial buildings and key examples thereof. Tables will be used in clarification of

the issues raised.

The second part will look at possible new functions for industrial buildings. The
discussion of these functions will be based on the theory provided in the first part, so
as to ascertain the factors on which the adaptability of a particular building will depend.
Although the choices between possible new functions are almost unlimited in theory, in
practice there appear to be three main functions, which reappear throughout the
literature on the subject of reused industrial buildings. These are housing, commerce
and cultural uses. This discussion will be based on research of case studies referred to
in the literature; examples of these new functions will be furnished by citing similarly
reused buildings in Cape Town, as well as in other parts of the world.
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Factors affecting form-function matches

Several factors will affect the form-function match. It is very important to take these
factors into account, as they will determine the suitability of an existing industrial
building for a new function, as well as the adaptatioﬁs that such a conversion will
require. Extensive adaptations will obviously have a negative impact on the feasibility of
the conversion. Three issues have to be considered in this regard: the impact of the
new function on the building's constructive structure, its functional structure, and its
user structure. The constructive structure of a building is the same as its load-bearing
structure. It is composed of walls, columns, floors, stc. The functional structure is
dependent on the use of the building and is composed of spaces, heights, form, etc.
The user structure is dependent on the circulation of the building and consists of

corridors, stairs, etc..
Constructive structure

An analysis of the constructive structure of an industrial building regarding its
adaptability for the proposed new function must consider the following eiements: the

construction type and the condition of the construction.

The advantages, problems and failures of a particular construction type must be
analysed. Different types of construction of industrial buildings have evolved over time.
As summarised by Sherban Cantacuzino in his book ‘Re/architecture. Old buildings/new
uses’, "in the eighteenth and early nineteenth centuries the structure nearly always
consisted of cast-iron columns, timber floors and timber, brick or stone walls. In the
early nineteenth century a fireproof construction was developed which consisted of
cast-iron columns and beams carrying shallow brick vaults and in the twentieth century
the cast-iron columns and beams were replaced by steel, and later also reinforced
concrete.”* Each construction type is associated with its own set of problems when

adaptations are required for the new function, as is illustrated by Table 1.

- " Material construction types and related fabric Table 1: Material construction types
Comstruction type Fabric problem and related fabric (Source: Eley, P.,
Brick and timber o¢ ail timber Combustibility, wet and dry rot and . i
intert infexiion. Worthington, J., /ndustria/
Brick and i Low fire resistance of clememts, parti
i remova may be ditheuty, T rehabilitation. The use of redundant
Bickox some nd concree. ol peonouncing o ey ! buildings for small enterprises, p. 108,
conerete: Table i)
Steel frame and reinforced concrete, Less likely to need structural alteration.

Also yome structures may need the introduction of new floors where none were
provided for the previous industrial use (eg b ies and maltings)
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When adaptations are necessary to accommodate the new function, the condition of
the structure should be investigated in order to verify whether the proposed
adaptations are possible or would be excessively expensive. For example, the
construction should be able to carry new floors, if the feasibility of the project requires
an increased floor area. Basically, the following two elements should be considered
with regard to adapting the building to the new function: the building’s stability and its
strength.*®

As one might expect, it should be ascertained whether or not the stability of the
building would be compromised if walls or frames have to be removed, as the structure
may then have difficulties enduring wind and other loads. The stability of the building
may also be compromised by the removal of floors or roofs, as the supporting walls

and columns may become unstable.*®

Of course, the strength of the building needs to be examined too, particularly when the
load-bearing capacity of the new function will necessitate an increase beyond the
building’s previous level of capacity. Foftunately, industrial buildings are often designed
to bear heavy loads, for example machinery, so strength is usually not an issue.
Obviously, though, openings made in the floors to accommodate the new function may
compromise the strength of the building as a whole.

Clearly, failure of any one of these elements will mean that the building needs to be
improved, for example by adding supports to increase the strength of a floor. However,
it should be noted that these kinds of changes in the constructional structure are often
very costly, and should be avoided as much as possible to increase the overall
feasibility of the project.

Functional structure

It is important that the new function can easily be integrated with the functional
structure of the building. In contrast to a new building, where the functional structure
and the constructive structure are attuned to each other, a conversion is determined
and limited by the existing constructive structure, and the (new) functional structure
has to fit in with it.*® The following elements need to be considered in this regard: the
form of the building as a whole, its capacity, the types of spaces involved and created,
the existing and projected subdivision of these spaces, and the ceiling height.
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The functional structure depends primarily on the form of the building, and “form is, in
essence, the structure of movement patterns, the organisation of routes.”® The most
adaptable form of a building will be one where the fabric does not interfere with these
movement patterns, but will allow the building to be adapted easily.°

The new function will have to match the original form or structure of the movement
patterns of the building. However, some new functions will require adaptations to the
form of the building itself, and it should be established whether these will lead to
changes in the movement patterns. Fortunately, the large open spaces of many
industrial buildings, where the only fabric consists of the external structure and an
internal steel structure, ensure that such buildings are usually easy to adapt.

Another element that needs to be examined, in addition to the form of the industrial
building, is its capacity - the building’s unused volume. The more spare capacity a
building has, the greater its flexibility in accommodating a new function. Examples of
spare capacity are the 'dead’ spaces between wall and column, or wall thickness. Thick

walls facilitate carving in the building, which can be used to hide services.5'

Previously, buildings in general used to be built with large spaces and were less likely
to be closely tailored to meet user needs. As a result, they have more spare capacity
and are now easier to adapt than would be the case with more recent constructions.5
This is no different for industrial buildings. An example that shows the advantages of
the extra capacity found in old buildings is the 'Usine M.C.R. Prouvost’ in Tourcoing,
France. Reichen and Robert converted this textile mill into an apartment block with
space standards that exceed the French norms by 26%, "a bonus that can often be
achieved without appreciable extra cost when adapting old buildings.”®

On the other hand, a lack of capacity may lead to expensive adaptations. An example is
Reichen and Robert's conversion of the corn exchange in Blois, France, into a
convention and cultural centre. The original volume had to be increased because the
corn exchange did not have encugh capacity to accommodate the new function: the

new addition of a semi-circular shape now houses an auditorium 3

Another element that needs to be examined in analysing a building’s functional
structure is the types of spaces that exist in the building. There are several building
types, as shown in Table 2.
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Classification on;mldmgs according to spatial type; and factors affecting the reuse of each type

Building type Typieal existing use of buildi Ch inti Factors affecting rense -
Small singic space chapel single sioried Advsntages:
pehouse detached o space with charsctes for
nables/cosch bouse ead bearing walls use
m iz max 100m’ Disadvantages:
.~ ® insufficient space
Large single spuce bam single soried : . Advantages:
Bangar detached © flexibility of use
warchouse feamne o frame and perimeter wall ® case of movemnent of goods
engine house size 100’ + * heating
[actory Hoor to eaves beight Sm + N * sub-division
o servici
Smalf veperitive spaces house up to four storied Advantages:
housing terraced * sub-divided for ssnll units of
* warkshops narrow {roniags accommodation
lock-up garages up ta 100m* on each Aoar Disdvantages:
- * mesns of escape
- — * sccessibility
[ » loading on upper Boors
 fice protection
Large repetitive spaces railway arches wmalti-stovied Advantages:
warchouse deep space « flexibility of use
factory {frame and perimeter wall siructure s suitable for open plas roultiple use
mill size up 10 3000m’ on esch foor Dissdvantages:
o difficulty of sub-dividing into small
units
» means of escape
® access
» vy o caturat light
« fire protection
Small and farge spaces church up o four storied Ad 3
1own hall dewached » falling vecant in key ianer city
hoapisal mixed structurad system sites
whoul varying flooe to veiling heights & well serviced, range of spsces
P industriai complex wuhd(mblciormwednm)
» complex building forms
P Lol

@ heating
© internal circulation of goods

Table 2: Classification of buildings according to spatial type, and factors affecting the
reuse of each type {Source: Eley, P., Worthington, J., /ndustrial rehabilitation. The use of
redundant buildings for small enterprises, p. 25, Table V)

As can be seen from the above table, a building can consist of one small single space,
one large single space, several small spaces of similar size, several large spaces of
similar size, and a combination of small and large spaces. The last column of the table
indicates the advantages and disadvantages of each building with regard to. reuse. For
example, a building type consisting of Iafge spaces of similar size is typical for
warehouses. Its advantages are its flexibility in accommodating a new function and the
existence of choices among various possibilities. It would be suited to open-plan
multiple use, but would, for example, be more difficult to reuse for small businesses,
as subdivision into small units might be problematic.

A mixture of different new functions is often the most feasible way of reusing large
industrial complexes. This mixture of functions is easier for a building with a variety of
spatial typés.’m A blend of small and large spaces, or of both shallow and deep spaces
may attract a wide variety of uses, ranging from small apartments to a large theatre.
Fortunately, this variety of space is often present in industrial buildings, as their original
functions often required small spaces for storage and large spaces for machinery.
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The possibility for subdivision of the spaces is another element that must be
considered. Subdivision is a main constraint, particularly when the building is to be
reused as apartments or businesses. Subdivision possibilities will depend mainly on
two factors, namely the distances between the load-bearing structures (the walls or
columns) and the building depths (the dimensions from the front to the rear of the
building).

However, when the sizes of the spaces do not correlate with the projected new
function, and the subdividing walls are in fact load-bearing, the demolition of some of
these walls may necessitate expensive adaptations to ensure the stability of the
building.

Nevertheless, most industrial buildings do consist of large, open spaces. In this case, it
will be the distances between the columns that will determine the possibilities for
subdivision.

Regarding the other factor, namely building depth, this is a critical attribute of the
building form with regard to daylight penetration — particularly in the middie of the
building.*® Enlarging existing windows, or adding new windows or domes can solve the
problem of daylight penetration. These are, however, mostly costly or fabric-damaging
interventions, as the following example indicates.
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The soap factory ‘De Adelaar’ in Wormerveer, The Netherlands, is on the government'’s
list of monuments. Since reuse could potentially endanger the cultural value of the
building, a study was conducted beforehand on the feasibility of new functions. This
study concluded that almost all of the possible new functions would require an increase
in the available daylight, which - even until the present day — has made it difficult to
find a suitable function. Enlarging the existing windows or adding new ones would
interfere with the valuable fagades and was therefore not advisable. The only other
option would be to interfere with the concrete structure by adding a dome, which
would automatically have led to huge costs and damage to the valuable construction.®’
As these problems have effectively limited the choice of new function, the building has
still not been reused. However, there are examples where the necessary increase in
daylight penetration actually contributed to the overall design quality of the conversion.
This was the case with the Bankside Power Station in London, which was reused as a
museum. The dark turbine hall required additional light, which was achieved by adding
a semi-transparent ‘light beam’ on top, “extending across the fagade and providing
public spaces with river views. The overall look of the building is now determined by
the contrast between this horizontal light beam and the solid vertical emphasis of the

chimney."®

The last element to be considered when determining the adaptability of the functional
structure to accommaodating a specific new function is the ceiling height.
Sometimes new levels or mezzanine floors may be inserted to increase the floor area
and thereby improve the overall feasibility of the conversion. This is only possible when
the ceiling is high enough though. Fortunately, most industrial buildings are
characterised by high ceilings because they originally needed room for machinery or
storage.

An example illustrating the significance of this element is the reuse of the ‘Le Nil’ paper
mill as a regional art college and a museum of papermaking in Angouléme, France. The
photography studio, which was a necessary part of this scheme, needed a fairly large
space. Therefore, it was located in the large roof space where the height made it

possible to insert mezzanine floors, which is ideal for photography.®
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User structure

The user structure is the final element that needs to be analysed when trying to
determine the adaptability of an industrial building for a new function. This involves
fooking at the ways in which the building catered for its original users and how it might
cater for, or be adapted to cater for, new users. This kind of analysis looks at the
building’s methods of operation and at the influence of the requisite machinery on the
building’s design.

The user structure is based on a circulation system of corridors, stairs, elevators
or entrances.® Specific building regulations set out the measurements of these various
elements of the circulation system. For example, the regulations governed the ratio
between the number of fire escapes and their measurements, depending on the
number of people using the building.

Clearly, if a building is to be reused for a different type of activity or function, different
regulations will apply. Thus, the adaptability of the building will depend on the
possibilities of changing the circulation system. An example of this kind is whether
corridors or entrances could be moved to another place or even demolished, or
whether it would be possible to add staircases, so as to meet the regulations with

regard to the new function.®

Now that the factors affecting the form-function matches have been determined and
clarified, the following section will discuss more fully the possible new functions for
industrial buildings.

Possible new functions

There appear to be three main new functions that are relevant to reused industrial
buildings - housing, cultural and commercial. The problems and constraints of each of
these in turn will now be discussed in greater detail.

94



Housing

For a long time, the primary new function of converted industrial buildings has been
housing. This is a trend that originated in the United States in the 1970s. It was artists,
Iooking'for places where they could live, work and exhibit their works of art, who were
first interested in renting redundant industrial buildings with their large, cheap spaces,
regular plan and high ceiling height. Later, it in fact became fashionable to live in
industrial buildings, which had been converted into trendy lofts.5? Lofts are often an
ideal new function for industrial buildings, as they preserve and highlight the sense of

space and structure of the original building.

In addition to being used as lofts, industrial buildings have also been reused as
apartment blocks, mainly small-scale or related to social housing. This new function is
less likely to be successful, as extensive adaptations are necessary. One of these is the
need for intensive subdivision of the building into smaller units. This in effect destroys

the large open spaces, which are such an attractive feature of industrial buildings.

Other adaptations are necessitated by building depth. This is a critical attribute of the
building form with regard to daylight penetration — particularly in the middle of the
building - and crucial for an activity such as housing.® It may be difficult to adapt
apartments in such a way that they have sufficient natural light. One option is to have
skylights in the roof, thereby bringing natural light into the centre of the building. This
can, however, have a drastic - and perhaps even damaging - effect on the character

and form of the buiiding.

Furthermore, governments often lay down even stricter regulations for housing than is
the case with any other reuse function, and these may necessitate far-reaching
adaptations. Examples of such regulations include the required minimal number of
toilets, the minimum permitted measurements for lounges in small apartments, as weill
as adaptat'ions to industrial buildings with their steel structures to comply with the
current fire regulations.® Also, the quality of heating required by people for spaces
used for living is often in conflict with industrial buildings, because they were not
originally designed for this and because their high spaces increase the heating costs.

There are advantages to reusing industrial buildings for housing purposes, however. For
instance, as a result of the large ceiling height so characteristic for industrial buildings,
it may be possibie to insert additional levels, thereby creating duplexes with a greater
sense of space. In addition, this increases the sellable or lettable floor area, which may

enhance the overall feasibility of the project.
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In Cape Town, there has been no loft living culture, and hardly any of its redundant
industrial buildings are reused for housing purposes. However, the current trend
appears to be that loft apartments in the inner-city are a fashionable way of reusing

buildings; this is likely to happen more and more in the future.®

Although industrial buildings are suited to reuse as loft apartments, in general housing
is not regarded as the most appropriate type of reuse, as, in most cases, drastic

adaptations are necessary and the unigue sense of space may be sacrificed.
Commercial functions

In contrast to housing, the reuse of industrial buildings for commercial purposes — as
offices, shops or businesses — is more feasible; it is also becoming increasingly

popular, especially when a collection or ‘hive’ of several businesses rents the space.

Indicative of the easy match between industrial buildings and their new function for
commercial purposes is that redundant industrial buildings are often first used as
commercially related storage space.® The reason for this is that many industrial
buildings already have a lot of storage space and therefore, do not need many
adaptations. This is indeed the main advantage for commercial reuse: subdivisions are

hardly necessary, as businesses merely select a space size to fit their needs.

Industrial buildings are particularly suited, without many adaptations, to occupation by a
hive of businesses. (f used in this way the original character of the building is preserved
and the exterior remains mostly untouched. Moreover, the variety of spaces available
will improve the feasibility of reuse, as there are fewer limitations on the types and
sizes of businesses that are able to occupy a building — some may require a smaller
area, while others may need more privacy. In such a way, these buildings can
accommodate diverse commercial businesses. As an example of this, the old Castie
Brewery in Woodstock, Cape Town, is a building with a variety of spaces, which were
inherent to its original function as a brewery. It now houses a hive of businesses, each
of which could choose the space most suited to its needs. Thus hardly any adaptations
needed to be made to the spaces.
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The above should not be seen to imply that only buildings with irregular bays are suited
for commercial reuse; structures based on regular bays are equally suitable, particularly
for larger businesses that need open-plan spaces. These will often buy or rent an entire
level of a building. For example, the former tobacco warehouses in the Gardens,
Longkloof Studios, consisted of open-plan levels of similar sizes, and now houses
media-related firms. One of these firms owns several levels, which have been sub-
divided by half-height prefab walls that do not disrupt the sense of space created by
the original fabric of the building. In the case of some of the other smaller businesses,

however, the levels have been subdivided and the sense of space has been lost.

In the case of businesses, the building depth factor will affect greatly the sizes and
types of firms that can occupy the spaces. Shallow buildings (10 to 15 metres deep) are
most suited for firms requiring small cellular spaces. On the other hand, medium-depth
buildings (15 to 20 metres deep) are more appropriate for a combination of cellular and
open-plan areas. Finally, deep buildings (20 or more metres deep) are more suitable for
organisations that require a great deal of interaction and minimum separation, or have a

high proportion of machinery or storage spaces, which do not require natural lighting.

The amount of daylight that is available in industrial buildings generally suffices for
commercial purposes, as these businesses require less daylight than would housing.
Businesses also select the space most suited to them according to how much daylight
they need. Manufacturers of goods, for instance, would obviously choose a space with

more daylight than would storage companies.

All over the world and not only in Cape Town, industrial buildings are commonly reused
to accommodate hives of businesses, because such reuse initiatives come from private
investors and because such projects are especially feasible. In the case of Cape Town’s
many redundant industrial buildings, only a small number of these have been reused,
and those primarily as business hives. The most likely reason for this is that relatively
few adaptations are necessary. Depending on the type of business that moves in, the
degree to which the building is finished does not have to be as high as it does in the
case of housing. An example of this is the old Castle Brewery in Woodstock.

There are several other examples of successful commercial reuse in Cape Town, and
they are the following: the Waverley building in Mowbray, Bromwell Mews in
Woodstock and the more upmarket old Cunningham and Gearing Foundry in Green
Point.
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Cultural functions

industrial buildings are also particularly suited to be reused for cultural activities — such
as museums and theatres or performance halls — because these require large open
spaces. Adaptations are thus often unnecessary, and subdivisions are only used to a
small extent. If there are already a variety of different size spaces available in the
industrial building, then it may not be necessary to subdivide the space at all. For
example, the control rooms, changing rooms and small storage spaces found in a
typical factory can easily be converted into toilets, changing rooms, storage spaces or

offices, all of which may be required for a theatre or a museum.

Moreover, as industrial buildings are often chosen specifically for their inherent
qualities, their large open spaces are usually retained. For instance, the decision of the
Tate Gallery to use the redundant Bankside Power Station in London for their new
museum — the Tate Gallery of Modern Art — instead of constructing an entirely new
building was based on the quality of the Power Station’s inner space — and
spaciousness. The Swiss architectural firm of Herzog and de Meuron have done the
conversion work on behalf of the Tate Gallery. They recently converted the massive
turbine hall into a huge public space, with galleries situated alongside. In this way, the
quality of the large open spaces was retained. This type of creative adaptation is

considered to be an important step towards reusing industrial buildings in the future.?’

Another example of the cultural reuse of industrial buildings is that of the Hamburger
Bahnhof, the old terminus train station in Berlin, which was converted for reuse by
Jozef-Paul Kleihues. It is presently a museum of contemporary art. The large art works
and the elegant nineteenth-century train shed are excellently matched, and the shed did

not need many adaptations.®®

Daylight penetration into the building is also less of a problem with cultural reuse than
is the case for housing or commercial activities, as theatres or performance halls in any

event depend on adjustable artificial lighting.
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The main disadvantage of the reuse of an industrial building for cultural purposes,
however, is the installation of the infrastructure, such as air-conditioning and lighting.
As a more specialised infrastructure is required, this can have a greater impact on the
feasibility of a reuse project than would be the case for housing or commercial
functions. The following example - of the famous conversion of the Orsay Station in
Paris into a museum - illustrates the excessive expenses that can be incurred if there is
a mismatch between the original form and the new function. Although the massive
open spaces inside the old station appeared to be ideal for exhibiting sculptures,
several factors argued against this. There was the problem of managing the light from
the glazed roofs, the resonance caused by passing trains, and the difficulty of
controlling the temperature and humidity in such a huge space. To overcome these
problems, it was necessary to develop and use advanced and very costly systems, such
as sophisticated air-conditioning, which impacted negatively on the feasibility of the

conversion.%®

In general, though, and depending on the type of industrial building, relatively few
adaptations are necessary to accommodate cultural functions. Also, they have a
positive influence on their surroundings. More than would be the case with housing or
commercial functions, cultural functions can in fact act as a focal point for the
surroundings and are able to uplift their surroundings: this is largely because they are
by their very nature accessible to everybody. Accordingly, industrial buildings are very
suited to being reused in this way.

in Cape Town, industrial buildings are rarely reused for cultural activities, most likely
because the City Council does not encourage this or take initiative in this regard,
Theatres or concert halls are not found in such buildings in Cape Town. Moreover, to
the author’s knowledge, the Market Theatre in Johannesburg and the 'Stables Theatre’
in Alice Street, Durban (by OMM Design Workshop) are the only examples in South
Africa where industrial buildings have been reused as theatres. Mussums, however, are
found in several reused industrial buildings in Cape Town: the South African Breweries
in Newlands has reused its malthouse and the Mariendahl Brewery as a museum
dedicated to beer making, and Josephine Mill has been reused as a museum focussing

on its own history.
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Mix of functions

As a result of their large scale, it is often not feasible for industrial buildings to
accommodate only one type of function. In fact the most successful conversions of
industrial buildings make use of and incorporate a combination of functions. An
example of this is the reuse of the Tiefenbrunnen flourmill in Zurich, Switzerland. The
redesigned building accommodates shops and offices, a museum, dance studios, art
galleries and even apartments.”

An analysis of case studies referred to in the literature on the reuse of industrial sites
seems to demonstrate that the most successful combination is where the lower levels
are used by many people, while the upper levels are more private. For instance, the
ground floor either has a cultural function, which attracts the public, or commercial
functions in the form of shops. The next level contains commercial functions, such as
offices. Finally, the upper level accommodates housing.”!

In an ideal situation, the various new functions would support each other. One of the
mills in Lowell, Massachusetts, the United States is a good example of such a situation.
This is considered to be one of the most influential and effective conversions of an
industrial building. The lower level of the building contains a créche and doctors’
rooms, while the next level accommodates a restaurant and various service companies,
such as physiotherapists. The upper level, finally, has social housing for the elderly. The
idea of this set-up is that the elderly make use of the doctors’ firms and the service
companies, and act as a type of social control for the créche by watching who comes
and goes.”

An advantage of a mix of functions is that the converted site is in use both day and
night. In other words, while shops and other businesses primarily attract customers to
the site during the day, a cultural function such as a theatre would do the same during
the evening, and pubs would do so at night. As industrial buildings are often located in
less lively or less secure districts, this would contribute strongly to the feasibility factor

of their conversion.

In Cape Town, only a few mixed-use complexes exist. For example, although the
Waterfront is currently reused for commercial purposes — containing a mixture of
shops, restaurants and pubs — there is also a cinema and an outdoor performance
space (representing cultural functions). In addition, there are plans to use adjacent

plots for new housing developments as well as office blocks.
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Application of the location and form-function

match

As can be seen from the first two headings of this chapter with regard to the feasibility
of reuse, the location of the industrial building and the form-function match will be
determining factors. This is illustrated by Table 3, which concludes this.

«.. Redundant building types and possible new uses

Pesiod

Ch
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category type Location coverage
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. Redundant building types and possible new uses—continued

Use Building Period Charscteristics  Coafigurstion Coautruction % Site Possible new vses
category typs ’ Locatien coverage
L] Sam! Sehools C16-20 Urban, rursl Caomplex, simple {Sione) brick, tiotber 80 Todusteish units, arts centres,
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Table 3: Redundant building types and possible new uses (Source: Eley, P., Worthington,
J.. Industrial rehabilitation. The use of redundant buildings for smalf enterpnises, p. 21, Table Il)

The table above indicates which new functions will be most suited for specific building
types. For example, if the building fypa ‘brewery’ is associated with the possible new
functions ‘offices, light industrial units, craft centres, residential’, then this means that
the new functions and uses shown in the table are appropriate for the stated building
type, and that there is likely to be a good match between the form of the brewery and
its intended new function.

The above table also identifies several factors that determine possible new functions
for redundant buildings, related to the location of a building as well as to its form-
function match. With regard to the location of a building, these factors are the
characteristics of the location (such as urban or rural) and the percentage of site
coverage. With regard to the form-function match, one factor is the time the building
was erected and therefore the construction — such as concrete, which was primarily
used in the twentieth century (constructive structure). Another factor is the
configuration ~- such as the varieties of spaces available (functional structure). This
table does not discuss the user structure, however.
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The example of the Josephine Mill (located in Newlands, Cape Town, and built in
1840)7 illustrates the applicability and relevance of the above table. The building type is
a water mill, which belongs to the use category of ‘power production’. The factor
‘characteristic of the location’ indicates that it has a primarily rural location, or is
located near water. This was indeed relevant to Newlands in the nineteenth century, the
period when the Josephine Mill was built. Although Newlands was already part of the
city of Cape Town at that time, the mill was located far away from its centre, in an area
consisting mainly of farmland, virtually on the banks of the Liesbeek River. The building
consists of a brick and timber construction, which was typical for that time. The
configuration has a variety of spaces, and thus has an irregular profile. It is suggested
in the table that new uses such as ‘crafts and local centres’ are a possibility. This is
partly correct with regard to the current function: Josephine Mill is currently being
reused as a museum detailing its own former function or activities, has conference
facilities and a tea garden.” It is in fact the only working industrial museum in Cape
Town. From time to time it is also used for concerts. In this way, the rural atmosphere
of the place has remained almaost undisturbed.

The following sums up the advantages and disadvantages of the most commonly used
new functions for disused industrial buildings. In the case of housing, the advantage of
lofts is that it may be possible to keep the large spaces fairly intact. On the other hand,
apartments may have problems with daylight penetration, may need adaptations to
meet the City Council’s regulations or may have problems with subdivision. However,
the ceiling height can be an advantage in terms of increasing the lettable or saleable
floor area using horizontal subdivisions.

In the case of commercial functions, ‘business hives’ seem to be particuiarly suitable
because they make use of the multiplicity and variety of available spaces {although they
are also suitable for regular structures). They are also less likely to need much
subdivision and there is no serious problem with daylight penetration.

In the case of cultural functions, they are generally able to retain the space. layout and
structure of the building, and have little need for subdivisions. There are no real
problems with regard to daylight penetration, as they often only require artificial
lighting. Cultural functions are also particularly suitable as a new use for industrial
buildings, as they can revitalise an area and are by their nature very accessible to the
general public. However, problems may occur when it is necessary to install specialised
infrastructure.
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The discussion above also indicates the following. In situations where a conversion
exclusively for housing purposes would be less feasibie {and commercial or cultural
functions would have better chances of success), the ideal situation would in fact be a
combination of all three. In contrast with other redundant buildings, which mostly
involve only one type of new function, industrial buildings have the advantage that their
scale permits and encourages a mixture of different, mutually supportive functions.
Such conversions in fact embody the current tendency in city planning, which

encourages a mixture of zoning/functions.
Conclusion

To sum up, then, it is clear that the constructive structure is characteristic of a specific
building, and may therefore be difficult to change. It may, héwever, be possible to
adapt the functional and user structure to the projected new function. Moreover, it is
precisely this adaptability or flexibility of variation and extension that will make it
possible to reuse a building for a particular function. This adaptability is thus an
essential feature in the design of the conversion project.”™

As can be seen from the above discussion, it is vitally important for the overall
feasibility of the conversion project that the projected new use matches the structure
or function of the particular industrial building. Mismatches would |lead to extensive and
costly adaptations. The issue that must be considered at this stage of the dissertation
is the financing of the conversion, and which development approach must be used to
guarantee the economical viability of the project. This will be the topic of the following
section.
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A3.4 FINANCE AND FEASIBILITY

Introduction

This next section will deal with the overall economic viability of & conversion, as both
generally and in South Africa the only hope of retaining the industrial heritage is by

giving it an economically viable new use. The purpose of this section is to determine
which models can be used to make a conversion economically successful, and what

factors will influence its success. For this reason, this section is subdivided as follows.

Firstly, the possible funding and development models will be discussed, in order to
determine how the conversion of industrial buildings can be made economically
successful. The sources of funding, as well as the different types of development —
each with their specific problems and successes — will be analysed and contextualised
to the situation in South Africa.

Secondly, the main factors influencing the overall cost and economic viability of the
conversion will be discussed. The information presented will be drawn from the
literature on the economic feasibility of reuse. This will be combined with material
obtained in a number of interviews conducted in Cape Town with experts in this field,

such as quantity surveyors, property developers, and architects.
Funding and development models

How a conversion scheme can be made economically viable will depend largely on the
relevant funding and development model. in order to determine the most appropriate
funding and development model for a particular conversion, the various problems and
constraints with regard to the funding must be examined. Those problems related to
the development of the conversion project must be examined as well. The private
sector can overcome some of the problems and constraints in this regard; despite this,
an overall structure is necessary — and this should come from the public sector. The
government's role in stimulating funding and development for reuse projects will be
another issue discussed in this section.

Relevant discussion for each of these problems and solutions will be put forward. This
discussion will pertain to conservation in general as opposed to the reuse of industrial
buildings in particular. it will also pertain to international practice as opposed to only
what is relevant or is possible in South Africa.

105



Funding

Firstly, then, as suggested in the literature on the subject, conversion schemes for
industrial buildings can be financed and developed in various ways. In general, the
funding comes from either the public or the private sector.

The funding for conversions is partly different to other conservation processes, in the
sense that the emphasis will be more on the private sector. This is because, inherently,
reuse projects — as any other building projects — have to be economically viable in order
to survive. In general public sector funding can come from a local authority, an urban
development grant or a historic buildings commission. Private sector funding can come
from a bank loan, a building society, a property fund, an insurance company or own
resources.” Occasionally funding may alsc come from a combination of public and
private sectors. For example, a local authority can make obtaining funding easier by
offering subsidies, which themselves can be combined with the investment of
developers.” '

Howaever, in South Africa the choices between the various sources of funding are
limited. Although the South African Heritage Resources Agency has significant powers
when it comes to the conservation of the cultural heritage, it lacks the ability to enforce
these powers. The main reasons for this are the shortage of funding from the central
government and the shortage of skilled staff.”® This is no different for its industrial
heritage, resulting in a lack of a subsidising framework for the conservation and reuse
of industrial buildings. To the author’'s knowledge, in all the cases of reused industrial
buildings in South Africa funding came from the private sector. Further, as the building
is often intended for a commercial market, in most cases a property developer will
provide the money.”

in other countries, as well as in South Africa, obtaining sufficient funding to carry the
cost of the conversion of an industrial building is often difficult,*® as developers and
investors generally do not see such a conversion as a healthy investment. Reuse
involves high financial risks and for several reasons the financial feasibility of the
investment cannot be guaranteed: industrial buildings in particular are difficult to value
and there is too much uncertainty with regard to "demand, building condition and local
authority expectations.”® Their location in an unattractive industrial zone may also play
a role, or the fact that the preparation time for their conversion is often long.
Nevertheless, there are solutions to the problem of funding conversions of industrial
buildings, and a few of them will be discussed hereunder.
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One solution to make the conversion more viable economically is to spread the funding
over different phases. As discussed in the previous section (A3.2) on ‘Form-function
matches and feasibility’, when an industrial building in South Africa is to be reused for
commercial purposes, the future new users will often be tenants of businesses. This
means that a new phase is only started if the space created or converted in the
previous phase has already been rented out and occupied.® The rent from the first
group of tenants could then be used to pay for subsequent conversion works. This was
the case in the reuse of the old tobacco factory in the Gardens in Cape Town. After the
first phase of its conversion had been completed, the rent of the first tenants provided

sufficient funding for the second phase of development.

The spreading of funding over several phases is a particularly good solution for
industrial buildings, as their large size often implies that it is only viable to redevelop
one part at a time. An example is the reuse of the Fiat factory in Turin, Italy, by the
architectural firm of Renzo Piano. It was converted into a multi-use, cultural and
commercial complex in phases, because of its immense size of 230 000 m?. The
conversion started in 1988, and by 1997, over 185 000 m? of space had already been

occupied.®

Another solution to the problem of funding is to use a mixture of new functions. From
an economic point of view, some new uses can compensate for others that are less
viable, thereby making the conversion as a whole more viable. Housing and cultural
functions are seen as economically weak functions, as the income from rentals is
normally quite low in these cases. These functions could be balanced by commercial
functions, such as businesses; these are economically stronger, as the rent income is
higher.® For example, in the reuse of the Tiefenbrunnen flourmill in Zurich, Switzerland,
the high ground rents charged for the offices and shops compensated for the lower
rents charged for the museum and the dance studios.®
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Development

The different kinds of development approaches to conversions of industrial buildings -
as well as each type of development as it applies to international practice, and how
each type pertains to South Africa — will now be discussed. Each conversion has a
driving force behind it, somebody who looks for the funding to cover the cost of the
project and who manages it: the developer. For both conservation and conversion
projects of old buildings as well as industrial buildings, there are different kinds of
developers: they may come from the private sector (for example, property companies,
landlords, locally based developers, associations of users, small firms, private
developers, voluntary groups, or development trusts) as well as from the public sector
(for example, local authorities, building preservation trusts, or central government).%/#

A combination of the two is also possible.

In the same way that conversions of industrial buildings are mostly funded with money
from the private sector, it is also common for them to be privately redeveloped. A study
of the Re-use of Industrial Buildings Service (RIBS) in the United Kingdom® confirms
this. The RIBS categorised 400 conversion schemes of industrial buildings carried out in
Britain in the eighties and its files indicated that private developers carried over half of
these schemes out.® Only a few of all the existing private developers actually specialise
in conversions,® and those few are responsible for a large number of the conversion

schemes.”

An example of a private company that specialises in conversions is the ‘Lofting Group’
from Belgium. They only redevelop large old buildings, and in particular industrial
buildings. The new use is mainly lofts, sometimes offices. In contrast to other large
development companies, they are in charge of the entire conversion process.® Their
sphere of work consists of three aspects: the first is that they look for old buildings
that have reuse possibilities. They may either buy the building themselves, or they may
help the owner with the financing of the project. They then deal with the planning
regulations and analyse the return on the investment and the commeércial feasibility of
the project; they also negotiate with architects, local authorities or action-committees.
The second aspect is that they are able to act as either the general contractor who
organises everything during the building phase, or as the building contractor, or as the
interior designer. The third aspect is that they are also responsible for the
commercialisation of the reused buildings: in other words, they try to sell or lease parts
of the reused building to potential customers.®
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Small private developers are most common for the reuse of smaller industrial buildings,
because it is still possible for a single individual — or a small group - to financially
manage such a project.* They are also common for the reuse of other old buildings.
However, industrial buildings are often part of large complexes. Developers have to be
financially very strong to be able to deal with such projects and therefore, industrial

buildings are mostly developed by large companies or even the government. %®

In South Africa, the choices between the existing types of developers that are able to
embark upon conversions are limited. Large property companies-are most likely to act
as developers, although none of them is specialised in conversions (as is the case with
the ‘Lofting Group’ from Belgium). Rather, they are most interested in projects with a
good return - value for money - and thus primarily in commercial reuse projects which
generate higher rental incomes. However, although large property companies are
indeed attracted to develop such a project, it is ultimately individuals who first embark
upon conversions. “Personal enthusiasm has been a prime mover in the conservation of
industrial sites"® in Cape Town.

The developer may also come from the public sector. In that case, it is often the
government or its locat branch that acts as the developer, although in many countries
this has not yet happened. Only in special circumstances will the local authority take on
the role of developer and convert and manage sites themselves; most of the time the
role of the local authority is limited to creating a good climate for conversion. In
general, it appears that conversion projects that are most likely to be successful are
those where the local government has either taken the initiative or is actively

supporting the reuse proposal.”
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In South Africa, the government has never acted as a developer for conversions of
industrial buildings. However, a development trust exists in Cape Town, which exists
only in Durban too (the Durban Heritage Trust). It is called the Cape Town Heritage
Trust; it was set up by the Cape Town City Council in 1987, but is now independent and
a non-government organisation. It promotes and funds Cape Town's architectural and
historical heritage, "by acquiring, rehabilitating and leasing or reselling buildings; and
providing financial assistance and advice to property owners wishing to rehabilitate
architecturally and historically significant properties.”® Because the Trust wants to have
a say in any major alterations or demolition of the buildings it sells, it is able to write
restrictive conditions into the Title Deeds of those properties.®® From the inception of
the Trust, it had the resources "to set up a revolving fund along the lines of Britain's
Civic Trust.”'® However, “it has not operated the revolving fund in the way originally
envisaged.”' The Trust's most important and biggest project is the highly successful
reuse of an old housing~block along Buitengracht, which is now known as "'Heritage

Square’. It contains shops, restaurants, and a hotel.'®

The above suggests that the developer can come from either the private or the public
sector. It even seems that the conversion projects of highest quality are those where
there is a partnership between the two. Clearly, reuse projects are not possible without
the support or participation of the private sector, However, as the quality of the end
result may be neglected, official conservation bodies need to act as a guardian to

ensure the quality of the conversion,

The government’s role in stimulating funding and

development for reuse projects

The previously discussed types of funding and development for reuse projects, and
their problems and constraints, indicate that most problems could be dealt with if there
were some sort of support from the public sector. This section will look at the

government's role in the international arena as well as its role in South Africa.

There are two ways in which the government can stimulate the feasible reuse of old
buildings, and of industrial buildings in particular: firstly, by providing finance, and
secondly, by creating a better climate for such developments. These are discussed

hereunder,
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Firstly, as with any conservation project, searching for funding is always a constraint;
this is even more so with the reuse of large sites, as is often the case for industrial
buildings. The government might offer direct financial stimulation for conversions by

providing grants or loans.'®

However, government subsidisation is often not the best solution, as it involves
complicated and time-consuming procedures. This is particularly detrimental for the
economic viability of smaller conversion proposals. A better solution would thus be
indirect financial stimulation by providing fiscal advantages.

In Belgium for example, indirect financial stimulation by reducing taxes levied on
conversions would be appropriate. Currently, there is a tax reduction for the renovation
of houses (6% is levied), while there is no reduction for the reuse of a factory as
housing {the full amount of 21% is levied). Effectively, then, reuse proposals are not
stimulated.'® However, care should be taken that a low tax rate for conversions-does
not lead to the situation that presently exists in the United Kingdom. A standard tax on
the repair and maintenance of all buildings is present there, while there is none for
major works of alteration or reconstruction on buildings that are listed by the
government as being highly significant. Therefore, listed buildings are easily damaged,
since major alterations to buildings are taxed at a lower rate than their repair or
maintenance.'® Other countries in the European Community are no exception, as they
have even higher tax rates for repair and maintenance than in the United Kingdom. So,
ideally, the tax rate levied for conversion should be lower than the standard tax and as
high as for other conservation processes.

However, there are a few countries that do offer some level of tax relief. The
Netherlands provides an excellent example of this. There is a yearly fund that provides
for the repair and maintenance of all major historic buildings, together with a tax-
deductible interest on the repair and maintenance costs. Both The Netherlands and the
United States have a system of combining grants and tax relief. The USA’s Economic
Recovery Tax Act of 1981 provided private investors with “a tax credit of up to 25% on
the capital cost of converting an old building, providing it was of landmark status.” This
resulted in a great boost to the adaptation of old buildings to new uses. This is also
why a large proportion of the world's most successful conversions are found in the
States.'®
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The local government could also subsidise feasibility studies of crucial and
representative projects, since the biggest costs with the start of a conversion are taking
the measurements of the building and analysing the structure. In that way, the
government would stimulate the private sector to realise an economically feasible

conversion.'¥

With regard to the situation in South Africa, however, as it is not possible to obtain
grants or loans, or fiscal advantages for any conservation or conversion, there is no
chance whatsoever that state intervention or tax provisions will be made applicable to

industrial buildings in particular.'®

Despite the aforesaid, it appears that the main constraint with reuse is not a lack of
funding. Although there are problems in this regard, they can be overcome. More
important are the technical and administrative difficulties,'® with governments often
blocking rather than stimulating conversion schemes and in particular those for
industrial buildings: there is often a lack of vision on such schemes, due to the
particular nature and problems of industrial buildings.

Therefore, it may perhaps be better for the government to stimulate the economic
viability of reuse proposals for industrial buildings by providing a better overall
climate for such developments. The possible methods of doing so will be discussed

hereunder.

If the local government owns the property, they could, for example, introduce a
competition to get an overview of different ideas for the reuse of a specific industrial
building, since they often have a lack of vision with regard to reuse possibilities.'® Or
else, if they do sell their property, an obligatory architectural competition might be part
of the deal.

The government could also provide a better climate for conversions by developing an
appropriate planning policy. This would involve listing buildings and declaring them
monuments for conservation purposes. However, listing can be somewhat of a
constraint for reuse projects ~ in particular for industrial buildings — for the following
reason. Although a planning policy created by the government, where significant
industrial buildings are listed, may be intended to improve the quality of their reuse, it
is often a major constraint on the economic feasibility of the project. As listing involves
strict building regulations, this often makes the administration of the reuse process
complicated and time-consuming, affecting the economic viability negatively rather than
positively. This is even more so for industrial buildings, as their large size implies bulky

conversion processes.
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Instead of listing industrial buildings, the local government could develop a planning
policy that encourages reuse and discourages demolition without plan''! by creating a
municipal development plan for the industrial heritage. This has already been done in
the United Kingdom where the English Heritage development plan exists."? In this
development plan, industrial areas can be promoted by local authorities,”’® for example
by localising cultural activities in the area in order to draw attention to it,'" or by setting
the right example by reusing industrial buildings as the local authority’s own
administrative centres.''

However, to develop such a planning policy, the available stock of industrial buildings
first needs to be determined. In The Netherlands, for example, a building reserve of
industrial buildings has been established, which is called SPABIE (Stichting Pandenbank
Industrieel Erfgoed). Although this approach starts from individual buildings and users
and does not automatically lead to a general policy at the level of town planning, it can
ultimately help the government to decide on the preservation and reuse of individual
buildings."®

With reference to the situation in South Africa, such a databank of redundant industrial
buildings — and even of any building with reuse possibilities — could be useful when the
City Council draws up conservation plans for certain areas. Hopefully, the information
provided in this databank — such as information on the buildings’ form and their match
with specific functions - would be taken into account and allowed to impact on policy

decision making with regard to those conservation plans.

The information provided on this databank could also include the unused bulk rights of
each redundant industrial site. Many old buildings do not use their full bulk, which is
the total allowable floor area on the site, to its full potential. The owners of buildings
could sell their unused bulk rights and thereby generate funds; alternatively, they could
buy or exchange bulk rights to increase the floor area. '’

A better climate for the reuse of industrial buildings could also be achieved by setting
up professional organisations, which can give advice on specific reuse problems. An
example of such a professional organisation exists in the United Kingdom, where
amenities societies and community groups can get advice from the Reuse of Industrial
Buildings Service {RIBS) of the non-profit making training and development consultant
organisation URBED {Urban and Economic Development).''® However, it is not likely
that such organisations will be set up soon in South Africa, as Industrial Archaeology is
not even recognised as a separate discipline, but falls under the broader field of the

well-established discipline of Historical Archaeology.'®
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The above illustrates that there are several ways in which the government can assist
conversion schemes. Some examples are now discussed to demonstrate that the
government can use a combination of the methods referred to above to promote the
reuse of industrial buildings. The reuse of several industrial buildings in Lowell,
Massachussets, the United States, is an example of how the government can
contribute to the success of a conversion: they chose the concept of a national park -
called the Lowell Heritage State Park - instead of agreeing to an urban renewal
approach. "Aided in the beginning by low interest loans, the project has inspired
enormous investment, both public and private, for the renovation of mills, canals, and
commercial buildings.”'® A variety of different sources paid for the conservation of a
large part of the town. Joint ventures, using public and private funds were used, and
public finance was used to attract private investment.'?' For every dollar of government

money received, eight dollars were obtained from the private sector.'?

Another example is the reuse of a large section of the city of Norrképing in Sweden.
The city lies on the river Motala Strédm or ‘'The Stream’ as it is known. A one kilometre
long industrial landscape is sited along ‘'The Stream’; this zone has now been reused. A
substantial number of buildings on this large area was listed and consequently received
state heritage grants. Because the entire site is classed as valuabie, some of the more
modest buildings also obtained grants for refurbishment. This external refurbishment of
several buildings was partly funded by the government and completed even before any
decisions were made with regard to the new use. This was very important from a
psychological point of view, because it drew attention to the buildings’ qualities and

thus interested investors.'?
Factors affecting economic viability

The discussion now turns to the factors affecting the economic viability of conversion
projects, in contrast to those pertaining to entirely new developments.'? They are the
costs of returning the building to a workable condition, and the peripheral costs
involved in a conversion. These factors will determine whether the conversion will be
economically viable.

The main factor is the costs of returning the building to a workable
condition and thereby ensuring its compliance with the modern building regulations
and the modern requirements for infrastructure. Restrictive building regulations with
many conditions will obviously increase conversion costs, even up to 10%.'% Liberal

building regulations, on the other hand, will reduce costs.'?®
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The most important of these regulations are those related to fire protection. Adapting
industrial buildings to current fire regulations is a major financial constraint. The reason
is that many industrial buildings consist of a cast-iron or steel structure of beams and
columns.'” The most appropriate design approach often requires the industrial look to
be preserved or highlighted. As encapsulating the cast-iron or steel structure with fire-
retarding material will hide it, the only other option is to make use of costly fire-
retarding paint.

Providing the necessary infrastructure may also increase costs. This is even more so for
industrial buildings: most factories or warehouses usually have an outdated or low level
of technical installation - such as electricity or heating — due to the very nature of their
original function. Turning such buildings into apartment blocks, business hives or
theatres may in most cases require costly adaptations. Unlike new buildings, this new
infrastructure has to fit into an existing structure, necessitating certain adaptations -
such as cutting holes into the walls. The lift system — if there is need for one — will
affect both the conversion costs and the post-construction costs {(or the costs of

managing and maintaining the building after the conversion).'?

In addition to the actual conversion costs, yet another factor impacting on the
economic viability of a conversion are the costs involved in the redevelopment, such as
the purchase costs, the demolition costs, the holding costs or the post-construction
costs, in other words, the peripheral costs. Particularly in the case of industrial
buildings, which are often located in rundown areas'? with low land value, the purchase
costs of the site and its buildings are generally cheap.'®

Other costs that are relevant to conversions are the demolition costs of parts of the
buildings and/or of some of the structures on the site. Furthermore, industrial sites
often comprise many structures, some of which are more culturally significant or easier
to adapt than others; the costs of demolishing these structures, for example, to
increase space on the site for additional parking, can be fairly high."™ Further expenses
are the holding costs (this is the capital that was spent on the conversion prior to
receiving an income from the conversion); it is the same as the sum of the capital
invested and the opportunity costs. The term ‘opportunity costs' denotes the loss of
interest when own capital is used to convert the building (thereby losing interest on the
investment), or, if the capital had to be borrowed from the bank, it is the interest that
the bank charges for the borrowing of the capital.’® For example, if a capital of five
million was invested, and 0.5 million interest on that amount was lost, then the holding

costs would be 5.5 million.'®
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These holding costs affect the economic viability of a conversion in the following way.
Compared to a ‘green-field’ land development, where a piece of land is bought and it is
only necessary to bring money in gradually, as the construction of the buildings
proceeds, the initial start up costs of a conversion project are generally higher. The
reason for this is that the land and buildings have to be bought up front and at the
same time the conversion has to commence. 'Cash-flow’ is thus siow, and it takes a
while before the buildings generate income. As interest has to be paid, there are much
higher holding costs {(or costs of holding onto the property before it generates income).
in the South African economic context this is an extremely important factor, because of
the high real interest rates (being the repayments on the capital that are needed for the
purchase of the land and buildings and the conversion costs). Over the past decade,
interest rates have fluctuated significantly. Whereas 4 to 5 years ago, these interest
rates were around 24%, they are currently around 13-15%.'*

Finally, the post-construction costs, for example the costs of running and maintaining
the buildings after their conversion, are another factor to consider. The post-
construction costs for old buildings may be significantly higher than those for new
buildings: although renovated, the state of their fabric will never match that of new
structures, for the simple reason that their fabric is older and thus, will have sooner
problems relating to maintenance.'®

To determine the impact of the factors discussed above on the economic viability of a
conversion and to determine whether viabiliiy exists, it is important to conduct a
feasibility study prior to the start of the conversion. A feasibility study should be
carried out as soon as there is a proposition to reuse a specific industrial building, so
that problems can be detected at an early stage, thereby reducing costs.

The advantage of having conducted a feasibility study in advance is that this reduces
the chances of unexpected costs during the course of the actual conversion works.
Nevertheless, it is not possibie to predict every problem. Preparatory estimations and
cost planning are considered to be the main difficulties in converting buildings, as itis
difficult to foresee the extent of the various necessary adaptations to the fabric of the
building. As has been pointed out by Alfred Fischer, “ because of imponderable factors
such as these, cost planning is only possible to a degree of accuracy of +/- 25 per
cent.”'*® Particularly during conversion works, it can be discovered that the structural
condition of the building is not as good as initially thought. This will result in additional
costs, as well as interruptions and delays.
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Conclusion

As can be seen from the above discussion, much still needs to be done in South Africa
- and Cape Town in particular - to encourage the reuse of industrial buildings. Funding
and developing problems are currently in the way, as well as the "lack of a dsefinite
concept, lack of experience in redevelopment schemes, uncertainty in financial
questions, difficulties in the reaims of urban planning and conservation, and a whole

range of other obstacles.”™

It is vitally important for the overall feasibility of the conversion project, that obstacles
are identified prior to the start of the conversion works. Conducting a feasibility study,
analysing the building carefully and increasing confidence in the viability of the

proposed conversion are therefore essential.

The theory presented in the previous two chapters on conservation and on feasibility
will now be used to anal‘yse three industrial buildings in Cape Town. These case studies
will form the subject matter of part B of this dissertation.
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PART B: CASE STUDIES



CHAPTER B1: INTRODUCTION

Part B of the dissertation consists of case studies. The aim of this is to apply the theory
discussed in part A to the current situation in Cape Town. Three reused industrial sites
in Cape Town have been chosen for this purpose with each illustrating a different
approach to adaptive reuse. This will indicate the possibilities for the reuse of industrial
buildings, specifically in Cape Town. The three case studies will be examined on the
quality of their reuse approaches, on a conservation level as well as a feasibility level.
The relevant issues of the theoretical part of this dissertation will be used as a
framework. Finally, a comparison of the respective reuse approaches will allow
conclusions to be drawn on issues ranging from the impact of the location and
conservation and design- attitudes towards these buildings to the economical viability of
their conversions and new functional opportunities offered by their typical structural and

building forms and spaces.

The chosen case studies are the old Castle Brewery in Woodstock, the old tobacco
factory in the Gardens, currently called Longkloof Studios, and the site of the South
African Breweries in Newlands, where the original brewery has been reused as a visitors'
centre. The selection was made on the basis of the following four criteria, which have
been derived from the theoretical part of this dissertation: location, design approach,

project-economics and function.

The three case studies illustrate the impact of location on the redevelopment of an
industrial site with regard to its surroundings. As will be seen, the sites discussed in the
three case studies varied in their proximity to the city centre. There were also variations
in their design approaches, ranging from design changes with a low impact on the
existing building, to new designs with a high degree of interference. These chosen
design approaches in turn influenced the conservation quality and the economic
feasibility of the conversion. Also, the available budgets for each of the three case
studies differed, which again influenced the success of the conversion. Finally, the case
studies were also chosen for their differences in original and new functions. The match
betwesen the old structure, as intended for the original function, and the new use also

influenced the success of the conversion.
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Table 4 summarises the variables on the basis of which the case study choices were

made:
CASE STUDY 2 - CASE STUDY 3 ~
CRITERIA esaideiiing LONGKLOOF SOUTH AFRICAN
STUDIOS BREWERIES
In suburb close to In citv centre In suburb further
LOCATION city centre ( éar dcens) from city centre
{(Woodstock) {Newlands)
DESIGN Low impact design Medium impact High impact design
APPROACH approach design approach approach
EggﬂéEhS ITCES Low cost Medium cost High cost
From brewery to art
FUNCTION and advertising | | oM tobacco factory | From brewery to
: to media centre visitors' centre
businesses

Table 4: The criteria on the basis of which the case studies were chosen

Material was obtained from the following sources:

o]

(o]

o

interviews with the professionals involved in the conversion process (the architect,

the developer, and the person responsible for the feasibility studies)

interviews with tenants (with the exception of Case Study 3, as no tenants were

involved)

old documents and photographs {City Council and Cape Archives)

plans and files (architects), and finally,

personal in situ observations

Interviews were based on open-ended questions, intended to clarify the entire

conversion story, identifying both its problems and successes. Table 5 provides a list of

the types of questions that were used during the interviews:
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Location Questions

Were the surroundings of the site affected by the
conversion, and if so, how?

Was the location of the building in any way an opportunity
or a constraint for the success or failure of the reuse, and
why?

How did the zoning regulations influence the success or
failure of the conversion?

Were changes necessary to improve the access of the site
and its buildings, and if so, what were they?

Quality Questions

Which design approach was followed and which factors
influenced its choice?

How was the building brought into a workable condition?

Who redesigned the spaces (the architectural firm or the
tenants), and how was this accomplished?

Were any new additions necessary?

Which alterations impacted most on the fabric of the
building?

Project-Economic
Questions

Who provided the finances for the conversion?

Which costs were involved in the reuse?

How was the economic viability of the conversion
accomplished?

Was a feasibility study prepared in advance?

How was the level of co-operation with the local authorities?

Which factors impacted on the costs of the conversion?

Function Questions

Were there any structural problems that had to be
addressed?

What was the condition of the building before the reuse?

How did the types of available space influence the reuse
possibilities?

Table 5: Types of questions asked during interviews conducted for the three case

studies

Each case study examines the quality of the adopted reuse approach. Each starts by

identifying the constraints of obtaining the necessary material for conducting the case

studies, and thereafter consists of four parts.

* The first part will furnish some background to the project, presenting general

information and the history of the site;

» |n the second part, the success of the case study in economic terms will be

analysed. Issues such as the following will thus be dealt with: the adopted funding

and development model, the suitable tenant profile, the impact of the location on

the success of the development, the amount of work required and the cost

implications thereof, and the cost of the conversion;
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e In the third part, the conversion’'s success in conservation terms will be established.
In order to provide the necessary framework and background for the analysis of the
success or failure of the project in conservation terms, this part will cover the
following topics: it will describe and analyse the buiidings on the site in the light of
their the culitural significance; it will discuss the quality of the conservation in
architectural and in urban terms; and finally, it will examine which factors influenced
the ultimate success or failure of the conversion project in conservation terms;

e The fourth part will summarise the basic features of the case study, as a basis for
comparing the reuse approaches of the three case studies, which will form the
subject matter of the conclusions of this dissertation (part C).

Each case study will contain a few particularly appropriate and illustrative figures, which
have been inserted in the text itself. These 'primary' figures will be numbered just as ali
the other figures in this study, namely, in the order of which they appear in the entire
text. For example, the first figure appearing in the first case study will be referred to as
'Fig. 9'.

Reference will also be made to the appendices in Volume Il of this dissertation,
containing a large number of additional figures. These secondary figures, mainly maps
and photographs, will be arranged in the order in which they are mentioned in the text.
In this way, the text of the case studies in Volume | and the relevant figures in Volume li
can be easily read through together. The code of these figures included in the appendix
starts with the relevant appendix code and is followed by the number of the particular
figure. For example, for the first case study, Chapter B2, the relevant appendix is also
coded B2, and the first figure appearing in the text of Chapter B2 is coded 'Fig. B2/1".

The pictures inserted in all three case studies and in the appendices have all, unless
otherwise stated, been taken by the author during several site visits (from 1998 till
2000).
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CHAPTER B2: CASE STUDY 1 -
CASTLE BREWERY, WOODSTOCK

B2.1 INTRODUCTION

The first case study, the conversion of the old Castle Brewery, was the most economical
and the design approach employed had the lowest impact of all of the case studies. The
Castle Brewery buildings are presently being reused by art and advertisement

businesses.

The material for the case study was gained through interview, archival research and on
site inspection. Extended interviews were held with the architect and thirty-five of the
forty tenants. Unfortunately, it was not possible to interview the owner and developer of
the conversion, as he is currently living overseas. According to the architect,’ only the
owner is in possession of the feasibility study, and there is thus a lack of information on
the issue of the cost of the conversion.

The material found in the Cape Archives consisted mainly of old photographs and
location plans. The architect provided a file with his own research, containing old
photographs and some general historical background. There were no original plans of
the brewery available in the Cape Archives and the City Council, and the architect
confirmed that he too had not managed to find them.2 The architect furnished the plans
of his own measurements and designs, as well as an updated version of the current
situation.

This case study is structured as follows: first, the history and background to the project
will be discussed; second, the economic feasibility of the conversion will be examined;
and third, its success in conservation terms will be evaluated. This will lead to
conclusions on the key features of the case study, which will eventually be compared

" with the other two case studies, with the ultimate aim of drawing conclusions on the
opportunities and constraints of reusing industrial buildings in Cape Town. Key figures
will be inserted in the text. The text will also refer to other figures, contained in
Appendix B2 {(Volume Il). The code of the figures included in the appendix starts with B2
and is followed by the number of the figures.
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B2.2 THE BACKGROUND TO THE PROJECT

The history of the site

The site of the old Castle Brewaeary is in the Southern Suburbs of Cape Town in
Woodstack, in an area closs to the ety centre. Until the first railway ling in Soulh Alrica
was built here in 1869, Woodstocsk was purely a seasice resort Thereafter, the area
developed rapicly and oecame more ingustralised and densely pooulatec ' Subseguent
davelopment consisted mainiy of working ¢lass housing, Fig. 9 shows where the Castle
Brewery site |5 iocatec «n Woodstock,

Fig S: Develogment of Cape Town anc Waoocsiock i1n 1807, indicating the tuture

location of the Castle Brewery site (Source Cape Archivas, M2/341)

Srom 19860 cnwards, some plots were consolidated to accommaodate larger scale
developments, inc'uding blocks of flats and commarcial and light industnal buildings
(sea Fig, B2/1). Much of this new ceveicagmenrt was in fact out of scale and thus steod in

stark contrast 10 the previous residential davelopment.

Tocay, the character of Wocestock is determined by the working class housing of which
it s still precominantly comprised !t consists of only a few s1andard builaing rypes,

resulting ir 3 s2nse of continuity and unity in the envircnment *



Arcund the turn of the twentietr caniury the Saut Africar Brewor.es wisned to conies
tke then prevaiing mangpe'y f Crisson’s Srewary Theralme thay dezided to build an
aa ager and stoul brewery far their Casile besr in Weodstack n 1607 (firished in
1992). whizh they namod Zastle Brawery ¥ The mrame ‘Cast'e’ angirated trom tko
bullding whesg the invanlo: of 1t beet gl Baaeesd prior LG :--v-,-u.limj s DraggaEry Yo (FEe
Sourt &l can Broweries: tha features of (has byilding resomb'ed a cassle " Fig, 10 gises

an idea ¢f how tre brewery must Tave looked to- was intended 2¢ lco<i when 't wae

Erilt
i & s = ’::H?‘ 2 .
| |_ -_|_'rl_|- -l.."lhn_ beya: \-1' L-i h—-| ll Ty ’41I .l!._-;-:’ f;_'_'_'_w__::»l
| — e — e e & et | e — — Y —— | ——
y
I 'r
!
I ]
|
C

Fig 19 The Castle 3reworgdt ha tme when it kad |ust baan ELilt iScurce: Capa Times

Anncal, 18C2)

Tre ariginal designer of the Castle Erawdry was H, Steinmann tem New Yarx,
Steinmarr was an archisect and engiieer whe had designed bréweiies sl ovar the
werld, this brawery was also the secerc bulding designed by an Amresican z-chitect s
South A'rica.’® The censtruction of the brewary took place duiing the Second Angle
Boer war 188561902 ) and was hinaliged |n 1902 |t nad o be expanded a most

immmediztely. bacausa o7 the Puge dermand ‘o besr from Britsh roops 3%

Criginally, the site of the Castls Breweary was located between the ralway  re ard
Weadsiock heach; "'n those days 1here was nathing tetwasn the Brewery ard the

beack """



Latar, as a result ¢! a land recamaton project, thecoastline recadad fram the site At
grzsart, the induslrisl site Culemosrg s Jocatad cn this ras avred lznd, angd the sirees
name ‘Beacn Soad' 7 3 now the anly raminde’ of the facr that me coaslling was snce

JBrY 2G5 3 Lastle Srewary,

Carreatly, the Castie Srewary 8 part of lswar Waosostoss o wundown area with amx cf
raqidental, commeraial and industnd! activities. The sit2 ‘& 'ocarsd clgse ta1ne 2antre ¢f
inwer Woodstadk, which w cancenitilad algrg aiert Raag wiln s smrall commercial

DuSnNessas

'me onginal use of a side s olt=n anly half (ke siory, End this s partcular'y The case fer
shis yita: for ! of it life it had haan usad o atner furct ans and several charges of
uwitstahg aooarrad, As the assasaniant af tha sucress of taillure a7 the canvarsion = Ihs
aimy ot tris case stucy - can anlv take oiace it 119 known what exatty Fas been
cengervad, there is g nesd for 3 groper Undergzanding of the antirs istcry of 1kz
buliding and/or the sile Thus the histary of the site wil bs heely sel cut Fersundss

Cwar 1he yaara and due to the many changes ¢ cwnersiit anc sew usaes. saveral
adagtatons ware made to the bulcirgs. As thase 3dsgtat ons influenced thz siats ol
{he buildings at the |'rme cf the ccnversior, thay 37e discussad hateunder Howevar, dus
to A lack af old glans and phetsgraphs, (Lwas Nt acssble 1S aktan prasse infsrmalicr
ot the acaptaticns, The anly avzlable ihformation came from ¢ d prelographs, sa<er oy
tha arcnitect jusl pror 10 1he Convedsion

The builaing was used as a prevery untii 1958," when Soutn Alrcan Brewer es merged
with Onissan’s Cape Braweries anc moved their enlire Lrewing operztion to Newlanos.
Therzaiter, Unitad Maal Excnargs bought the site anc used it ler akout 1en years; the
sile was than soldas tne refrigerztion campany ‘IR, who scoupwed it for about fiftean
vears anc wansfarmead e buildings into coid rcoms. This new use required severa
sdapiaticns 19 the buildings. Windews were cicsec refnigarat on doots insertad ard the
walls coverad wilh a thick insulation layer cf chalk ™ After that, it was acaquired by
Jralee Coust (Srooretary) Limnad ard was les sut to a nurrber of tenanss o the lame
1970's, whe used it manly for worsheps and starage ™

The preser: cwner, the Srooetty developer Max Arien of Coyview Irdustriz (Sraprietary)
Jmited, became attached 1c the buildings, saw thel peasibilities ane theught thay
show.d e protected from funke” cetericraticr He askad the property cevalepmeant
company DCF Propanlies (Fiy! Lid" 10 deaw up an invastment plepasal oefore e ooughs
the 53 in 1884 with tne rlanucn 3f corvernng it Fig "1 tshows now the Castle

Brewery lnokad jusl bafors 15 conversian.



g 'Y The Castle Brewary oetore the 1984 cenversiom|Saurce Wil am Oiien

B2.3 ECONOMIC FEASIBILITY

Thea “ollawing sector will examcawnether ang (o what d2gree Tne corversion of (na

Lazatie Brawery into a Five far bisinesses was 2concmically fezsible. It will also identity

Al Clecuss th2 reasaons Inctha sure 25585 and l-.dzlul-':-\ + the fOnversio

cie ol the lactors impaeting ca e economue [2asibiity of the conversion was the
avarall fundirg and devaiopmanl model spphed. When the currenl gwnar Max Aren
bought the s:te. the buildings wera ir a darel cr siate His criginal inlended reyse
concept was Lo iehabillate them e an econcmically viabia way, using a part al the
space lor his own has k3ciory and renting cul the remaincer to & vanaly of lapunis with
nall businessas The idea was o rure the siteinto a safling Tara vibrart creslive
commurity There were. for instarce plans fo- a restaurant saflee bar, pub and meving
gatlery i thae complas 10 attract ouisicers The common-araa betwaen the bulilgings was
o be lardscaped to make it accessible to outsicers: |1 was & so the mlention 1o atvact

appropnate tanams, who would reirtforce a community soinit v



Factors affecting the economic feasibility of the conversion

Tu determine the economiz teasibility of the conversion of the Castle Brewery. it 15
impaortant to discuss the fellowing relevant facters: the funding and development model,

tha suitable tanant profiie. the locatien of the sne, and the amount of woark required

The fallowing apptoach was used in an effort to accomplish 1"us. the owner acted as the
developer and also funded the project, with his own capital as well as moaney borrcwed
tram the bank. Ha contracted Willem Otten 25 the architect for the conversion process:
Ctten drslted several feasibility studies and budget schemes on the expected costs ol
the conversiar Later, the constant updating of the teasikility sthemes ansurad thal
beth the architect and the owner could keep track of the situation, adaptations are

continuing even untl this date. ™

Because of the large sizes of the buldings with their large tliocor areas, it was demidad
tna1 the conversian werks would happen graduslly. depsnding an tenants maving in

The ypead af finding these tenants was particularly important, as the income, which was
ta be received from their rent, would be used 1o pay fer the next phases. The inmal
conversion phase (asled about six months, after whish the tirst tenants already moved

in in the ang. It sook about three years to schieve 100% cccupancy '#

In ganeral, the conversion praject =an besalled 3 success Fig. 12 gives an idea of the
rranstormaucn the site underwent. Whereas the pwner anginally had 1o borrow more
maney from the bank, the projectis cow sel-sufticient, and borrowing is no langer
recessary for the continuation ot rew work ™ However, althougn the project s
economcally viable at presant the criginal reuse carcept in fact aimed toa high in
budgetary terms one ot the commaon problems with reuse proposals for industrial

buildings

43?



Fig. 2. Tha Castle Brewery afte! the 1984 convearsion (Situanon in 1998)

Currantly, the buildings do 1c some extent reflgct the develcper s onginsl intentions for
turming the siteinto & setting for & vibrant grealive community with appropriate tenants
Maosi tenants have intefrelatec businesses and there s contact between The varous
18nants out nct o the extent that there s actiual interaction belweaen their businesses
Furtnermocre, vary few.of the anginal’plars 1o landscape the site were sctually ganzd
out, and most of 1he spaces betweaan the bulidings ar2 only used as parking.
MNaverthalass, thera s a pleasant aimospners on the sime. dde (o tenants ang visitors
walking in ang oul_of the buildings isee Fig B2/2) Attraction of outsiders to the site,
Fowswer, saarmsic be limited to pecple who have to be there: daiivary paople o visitars
for terznts Currently, there ars ne mcere glars for g restaurart, coffee bar. gub or

maoving gallery {see Fig. B2/3),
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At present, though, there are other new plans for the site. Whereas the tenure of the
buildings was a joint-tenancy for some time, the success of the conversion has made
the whole project rather difficult to manage. As a result, the current owner is forming a
body corporate for the whole site, and is sectionalising the entire site. The current
tenants were asked whether they would be interested in buying their individual spaces,
and, at present, about half of the tenants do indeed want to have the sectional title of
their premises. The current owner estimates that it will take about one year in total to
sell the whole site. The owners can then elect a committee, which will look after the
exterior of the building and manage the site, while individual owners will take care of the

interior of each of their spaces.?

Another factor affecting the economic feasibility of the conversion was the identification
of suitable tenants. For this conversion, there were on the whole no problems with
occupying the spaces; in fact, tenants already started to move in, while the architect
was still busy converting some of the spaces. The first people to move in were in the art
or advertising business, which was in line with the intention of the original reuse

concept.

There are several reasons why this process of occupation went so smoothly. it appears
that people in the advertising business know each other well, and thus through word of
mouth advertising more and more tenants were attracted to the site. An article written
in Style Magazine {a South African magazine on design and lifestyle) also helped to
attract people, and in turn more articles on the site were published.?? Despite the
generally high level of satisfaction, though, there are also some problems. These are
mainly those inherent in occupying old buildings. An additional contributing factor were
the budgetary constraints. Some tenants complained that it was either too hot or too
cold, depending on the orientation of their space. Some also had problems with
ventilation, due to the large depth or the lack of doors and windows that could open and

the lack of mechanical ventilation.®
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The high level of occupancy by tenants at the moment can also be regarded as an
indication that the conversion is an economic success. The reason can be found in the
level of satisfaction among the tenants with regard to their respective spaces.
Interviews held? with most (present) tenants - thirty-five — indicated that they are
generally very happy with their space.’{Most of them chose the old Castle Brewery as
their working space or office, because of the specific nature of the buildings. They
appreciated the roughness and easy adaptability of the spaces, since this fitted in
perfectly with their type of business (see Figs. B2/4 and B2/5). Some tenants also
received their customers there, and these customers were very satisfied with the
location of the business in such a converted industrial building. An example of such is
the factory that produces hats, as illustrated in Fig. B2/6.%

Although tenants are changing regularly, this has more to do with the nature of the new
use - small businesses that expand when they become successful. According to the
architect,” the current tendency is that the site is turning out to be more and more
popular with high-tech and media-related businesses. The reason for this is that
businesses related to the textile sector, of which there were many in Cape Town, are
either moving out or closing down. This tendency is a reflection of the macro-economy
of Cape Town as a whole. Since the huge import taxes on textile product have been
lowered drastically, the textile industry is in decline in Cape Town. On the other hand,
media-related businesses are booming. Thus there was a constancy in tenants being

artists.?’

Another factor affecting the economic feasibility is the location of the site. At first sight,
the available transport infrastructure is good: public transport is close, as Woodstock
station and the Albert Road bus stop are within five minutes walking distance (see

Fig. B2/7). However, because of security problems in the area, aimost nobody uses
public transport to get to the site, and certainly nobody walks. Therefore, the site is
entirely car-orientated and the nearby freeway makes the location ideal for that

purpose.?

Accessibility to materials is also good, because the site is located in lower Woodstock
with its proliferating hardware stores and material shops. This is particularly relevant for
the tenants, as it means that all the artists have easy access to the materials that they

need, such as timber, metal, paint and plaster.
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Negatively impacting on the success of the conversion, however, are the strict
boundaries of the site. The site is still enclosed by the railway line on the south side and
Lower Church Street, which goes over the railway line in the east; these two barriers
make it impossible to link the site with the busy Albert Road. Industrial enterprises are
situated on the north and west side of the site. Because of these strict boundaries, the
conversion of Castle Brewery did not have a positive impact on the economic upgrading
of its rundown environment, and the poor link between the site and lower Woodstock

did not improve.

Whereas previously the brewery had been orientated towards the railway line (hence the
position of its main fagade) a big fence between the site and the railway line is now
blocking any contact {since the site no longer needs to use the railway). The site is now
only accessible through one entrance. This makes access difficult for people from

outside, as well as limiting the integration of the site into the urban structure.?®

However, for security reasons the option of only having one entrance seems justified:
many tenants complained about security problems. Even with the installation of a
security control point more recently, these problems have not been entirely solved (see
Fig. B2/8).%° As a consequence, the site has now become a well-controlled hub of
activity, although it is cut off from its surroundings.

Another issue related to the location of the site concerns the zoning regulations. in the
case of Castle Brewery, the zoning regulations did not cause problems. The site fell
under the industrial zoning regulations, which included commercial activities. Since the
new use was for businesses (falling under commercial activities), a change in the zoning
regulations was not necessary.’' Although there were vague plans to use the buildings
for residential use as well, this did not fall under the industrial zoning regulations, and
thus, was not allowed. Also, aithough mixing uses is now common in Cape Town, a mix
of commercial and residential use was not allowed at that time.¥ Such a mixture of uses
is often the only way of ensuring an economically viable conversion scheme for
industrial buildings:; in this case, however, this was not necessary.

Yet another factor that affected the economic feasibility of the conversion was the
amount of work required to convert the buildings, as this impacted on the conversion
costs.
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In this particular case study, the buildings - and in particular the main brewery building -
had already been subdivided into a mixture of small and larger spaces. This seemed to
be ideal for the intended tenant profile, and it was decided that tenants could choose
their space according to their individual requirements. Further subdivision of the interior
of the building was hardly necessary (see Fig. B2/9): the buildings merely needed to be
restored to a working condition. This was fortunate from an economic point of view, as

the conversion ran on a low budget.

Basically, there were three stages of work. First the buildings had to be made compliant
with the building regulations. Thereafter, they were rehabilitated. Finally a suitable

working area for the targeted tenant groups needed to be created.

In the first stage, as indicated, the buildings had to be made compliant with the current
building regulations. In this case, special concessions needed to be obtained. As a
result, the plan approval by the City Council took a long time: approximately one year,
Nevertheless, despite th‘is delay, the conversion works had already been set in motion
prior to approval. A delay would have been too costly, as the bond had to be serviced.*

The regulations regarding ventilation and natural light required some concessions, but it
was the regulations related to fire protection that needed most attention.® On the whole
though, there were no serious problems, partly because the fire brigade in Cape Town
tends to be flexible towards old buildings and agreed to make certain concessions with
regard to the Castle Brewery.® Also, the necessary alterations were ultimately useful for
the overall conversion of the buildings, and thus, these regulations did not seriously
influence the conversion cost. Thus the 'extra’ costs incurred would have been
necessary in any event.’’ For example, additional concrete stairs were built as fire
escapes, but at the same time they were necessary to connect the spaces of the various

tenants with each other (see Fig. B2/10).

However, the low budget did not have the upper hand in decision making in every case:
it was decided to treat the steel structure with an expensive fire-retarding paint. It was
thought from a design approach point of view appropriate to leave the steel structure
visible, as this would enhance the industrial look of the building (see Fig. B2/11).®
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In the second stage, the buildings that had deteriorated over the years had to be
rehabilitated. Again, the costs to repair or improve the structure did not run very high. At
the start of the conversion project, the structure was basically sound, except for some
potential stability problems with the walls and the steel structure. These problems were
mainly caused by the former use of the buildings as cold rooms: for example, the walls

had major cracks and the steel structure was badly rusted.®

Major adaptations were necessary to bring the building in line with current infrastructure
requirements: for example, the building had to be completely rewired. To limit the
costs, it was decided to insert very little mechanical ventilation, and to use natural

ventilation instead.®

Finally, in the third stage, a certain amount of work was necessary to create a suitable
working area for the envisaged tenant groups. This gave rise to several adaptations, of

which the main ones are now discussed.

One adaptation involved the improvement of the security on the site. An entrance area
was accordingly designed to control vehicle access, and visitors and tenants have to
check in with the security guard. Another adaptation involved the change in the
circulation pattern within the buildings, which resulted from converting the building’s
single use space (as a brewery} {0 a mixed-use environment (a business hive). New
stairs had to be added to the brewery building so that the tenants could have access to

all the spaces without having to pass through other tenants’ spaces.*

Another adaptation was the increase of the amount of open space on the site, with the
aim of providing more parking space and more freedom of movement for delivery
vehicles. At first, this seemed quite difficult to accomplish, as the site has strict
boundaries — such as Church Street, the railway line and its own property lines.* The
only available option seemed to be the demolition of some valueless constructions on
the site. However, SPOORNET, the South African Railway Company, had taken over a
part of the property of the brewery to extend their original railway line, without the
knowledge of the owners of the property,* and in July 1984 had erected a fence inside
the boundary lines of the site.* When the architect discovered this encroachment, he
was able to obtain an exchange of the property between Lower Church Street and the

brewery site and an adjoining plot.
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Another adaptation was the increase in the floor area, with the aim of increasing the
lettable area, so that more income could be generated. This was done by inserting
mezzanine floors for individual tenants.®® A further space was created by means of
excavating an extra space beneath the brewery building, where there happened to be an
unused space of about one meter of height (which had formerly been used as cold
storage). Also, as the foundations were deep under the ground, it was possible to dig

out an even larger space (see Fig. B2/12).48

Basically, the limited amount of work required~to convert the buildings can be ascribed
to the good match between the fabric of the brewery and the intended function. The
flexibility of the fabric made this possible. The mix of different building types (see

Fig. B2/13), the variety of shallow and deep spaces, the excess of capacity, and the
open-plan structure of the building all contributed to this.

The cost of the conversion

In general, the factors discussed above had a positive effect on the feasibility of the
conversion and contributed to its success in economic terms. In order to verify this
properly, though, it would have been desirable to obtain exact figures of the costs
involved. This was not possible, however, as the owner currently lives overseas and is
the only one who is in possession of the feasibility studies. Nevertheless, the architect
and a study done by DCF Properties (Pty) Ltd (instructed by Cityview Industrial CC) did
provide some material in this regard.4’

According to the architect’s recollection, the feasibility study made at the time of the
conversion indicated that the whole conversion would cost about half as much as the
cost of erecting a new building with the same use on the same site. Moreover, a new
building would not have had the same quality or attractiveness to the targeted tenants:
these tenants indicated that they partly chose the building because of its industrial
look.* Further, according to the architect,* the property value has increased greatly,
partly because of the success of the site in terms of occupancy. However, it was not
possible to verify these claims with exact figures.
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An important factor in making the conversion economically viable was the cheap initial
cost of buying the property: not only was the land value of the site fairly low, but the
property was in such a rundown state that the cost did not exceed the land value by
much. When the current owner bought the site, the asking price was R650 000.%
Compared to the land value in Woodstock at the time of the making of the study, this
meant that the actual rate per m? would be far below the rate per m? at the time of the
conversion.’! According to the architect, since then the property value has increased

greatly over the years.%?

B2.4 THE SUCCESS OF THE PROJECT IN
CONSERVATION TERMS

The following section will deal with the success of the conversion of the Castle Brewery
in conservation terms. It will identify and discuss the elements influencing the success

or failure of the conversion, as well as the consequences of such success or failure.

The economic feasibility of a conversion can be calculated fairly accurately. It is difficult,
however, to determine as precisely whether or not a conversion is successful in
conservation terms. The reason for this is that criteria must be used that are not
measurable in figures, but are instead based on such intangible gualities as expertise,
judgement and common sense. in order to provide the necessary framework and
background for the analysis of the success or failure of the project in conservation
terms, this section will do the following. It will describe and analyse the buildings on the
site in the light of their cultural significance; it will discuss the quality of the
conservation in architectural and in urban terms; and finally, it will examine which
factors influenced the ultimate success or failure of the conversion projectin

conservation terms.
The cultural significance of the site and its buildings

In order to evaluate the success or failure of the conversion of the Castle Brewery in
conservation terms, it is important first to establish what its specific cultural qualities
were prior 1o the conversion. The site contains a wide range of buildings, which are
important in conservation terms to varying degrees. Not only may the entire bu‘ilc'i‘ing 3
have cultural significance, but there may also be elements of signifiéa”nce within the

[

buildings, and different phases in occupancy of the buildings may have different
significance too.
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South Africa's conservation body (at that time still called the National Monuments
Council) inspected the site prior to the start of the conversion works to evaluate its
conservation worthiness. They concluded that it was not worth protecting, as the
original brewery had endured too many alterations over time to warrant protection or

conservation.®

The cultural values of the Castle Brewery site and its buildings will now be discussed
{Fig. 13 presents a site plan with the different buildings). The author does not intend to
be exhaustive in this regard: the purpose of this discussion is merely to indicate that
cultural values should not be limited to aesthetic considerations. Essentially, there
appear to be two main categories. The first is the urbanistic significance of the site, or
in other words the significance of the site in relation to its surroundings. The second
category comprises the intrinsic values of the buildings.
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Fig. 13: Site plan of the Castie Brewery (Source: Willem Otten)
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The urbanistic significance of the site lies in the fact that it is part of Woodstock.
Woodstock is a rare example of a suburb with an unusual mix of uses, because South
Africa is a country where strict zoning is still a central issue in city planning. However,
this may change in the near future). Both the original and the later uses of the site were
related to industrial activities, which were integrated into the predominantly commercial
activities and housing that make up this suburb. in social and cultural terms, Woodstock
is an atypical neighbourhood in South Africa,* as it combines “one of the oldest working

class residential areas in Cape Town"® with other activities.

The site also has historical value, as the South African Breweries originally owned it.
As one of the most successful and largest ventures in Southern Africa,® the

SA Breweries form an important part of South Africa’s history and development.¥” The
Castle Brewery also played a prominent role in the merging of the South African

Breweries and Ohlsson’'s Breweries in the early 1850's.

The intrinsic qualities of the buildings on the site consist mainly of architectural, as well
as of scientific and technical values. The main building on this site is the brewery
building, by virtue of its appearance, scale and original use. It certainly has
architectural value, as there are not many buildings of American design from the
period of the Castle Brewery in South Africa.%® The brewery building itself seems to be a
unique blend of the proto-modern American architecture of Furness® and of Cape

Victorian industrial architecture.

Briefly put, the architect of the brewery building (H. Steinmann from New York) may
have been influenced by an important American architect of his time, Frank Furness.®
The extremely good and detailed red brickwork in this same fagade (see Fig. B2/14)
resembles the red brick buildings by Furness, for example his buildings in Philadelphia
in the United States.®'

Furthermore, the brewery is an example of Cape Victorian industrial architecture, as
seen in the use of material (such as the red brick and cast iron, of which the detailing of
the window frames is made). Its spirit is an example of Victorian romance and the
buildings are a Victorian-style fantasy, because the exterior is designed in the form of a
castle (seé Fig. B2/15).82
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The brewery building also has technical value, which is embodied in its structure.
The specific type of construction was unusual for that time. Therefore, the building has
rarity value: many of its features, such as the steel frames, the building material and the
complete brewing equipment were imported from the United States.®® In order to ship it
from the United States, it had to be entirely prefabricated, which was fairly unusual for
that time. This resulted in a structure that is based on a prefabricated concrete and cast
iron I-beam system. The floors are made of cast iron I-beams with concrete vaults

between the beams and a tension bar resisting the outward thrust of the vaults. Fig. 14

shows an example of this system.

Fig. 14: The prefabricated
system of the brewery building
(top floor)

In addition, there are several other buildings on the site, of less architectural importance
than the brewery building, namely:

o The stables (Fig. B2/16). They indicate that in addition to the train, horses and

carriages must have been used to deliver beer.%
o The granary, where the grain for the beer was stored.®

o The boiler house, where the coals were burnt to provide steam for powering the

brewery.%

o A house presumably used by the site manager, as the brewery was operating
24 hours a day.¥’
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As complete industrial sites from that period are rare in South Africa, these buildings are
worth conserving and should be considered as forming an integral part of the site. They
were also converted in 1984. This variety of building types, with their typical
construction and spaces contribute to the pleasant atmosphere that currently exists on
the site. The above clearly indicates that, contrary to the conclusions of the South
African conservation body, the site and its buildings were worth conserving. The
National Monuments Council had concluded that the buildings had endured too many
changes over time to be considered worthy of protection. This indicates that they were
at that time not sensitive to the entire history of the building - including both the history
of its original use and its later uses - and that they made decisions on the conservation
worthiness of their heritage resources without a proper understanding of their values.
Regretfully no proper assessment of the site’s cultural significance was made, which

could have been used as a basis for the conservation of the site.

The quality of the conservation of the project in architectural
and urban terms

The following discussion will evaluate how the conservation of the site was
accomplished (without a proper assessment of its cultural significance). It will also verify
whether a qualitative approach was adopted — with respect for the cultural values of the
site — both in architectural as well as in urban terms.

To determine the architectural quality of the conversion, the design approach must
be analysed. However, the economic considerations greatly influenced the choice of
approach. Conservation criteria were also taken into account: in other words, the
approach was not purely economic. Care was taken with the integration of new

elements, hence the low impact of the design approach on the existing structure.

In this case, for economic reasons, a conservation process other than reuse would not
have worked: an economically viable alternative use was necessary if the buildings were
to be kept at all, and on a low budget, the practical options were limited.® Given the
very specific spaces originally required for the brewery, the necessary changes in use
required minor modification of the building; and in any case, given the budget available,
full restoration was clearly impossible on economic grounds, even if it had been
functionally possible. The only feasible conservation strategy was adaptive reuse.
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The existing spaces were thus repaired and adapted to suit the chosen uses. In fact, the
building has proved to be flexible enough to permit ongoing adaptation to fit in with the
needs of new users. These adaptations have been limited and have easily been
accommodated by the building. Further, the new tenants tend to choose the space that
best meets their needs. As a resuit, there is é harmonious interaction between user
needs and space, and between function and form.

The design approach is one of continuity, rather than contrast. The architect and the
owner both believed that a modest design approach was the best option, both from an
economic as well as from an architectural viewpoint. Therefore, physical intervention
was minimal and the fabric was kept as much as possible as it was before the

conversion.

Prior to actual adaptation of the buildings, though, these first had to be repaired and
cleaned, as they were in a poor state (see Figs. B2/17 and B2/18).% Old beer
advertisements depictinc::j the original state of the buildings, found in the Cape Archives
by the conversion architect, were used as a guide to refurbishing the building, although
the ultimate decision of which later additions and alterations should be retained
depended upon matters of practicality and economic feasibility. There was no intention
to restore part of the fabric to its original appearance. For example, when the posts of
some of the windows, previously in cast iron, had to be replaced, it was decided to fit
new posts constructed of wood and painted in the same colour as the others. This was
done to fit in with the rest of the windows, as there was no money to make a replica of
the styles (see Figs. B2/19 and B2/20).”

Afterwards, alterations were made in order to accommodate the new functions, and
with a certain level of respect towards the existing form. Continuity with the industrial
look of the buildings was thereby safeguarded, and this effectively maintained the
integrity of the buildings. To achieve the industrial look {and as it was also the cheapest
way), often all that was needed was to expose or to leave visible what was already
present.”! For the newly inserted elements scrap material was used, or even reused
material that had ariginally been part of the buildings. For example, old bricks from
demolished walls were used to build new wélls. Where it was not possible to use scrap
material, new material at low cost and with an industrial look was used. For example,
the cement render-finished floors were chosen not only because they were cheap, but
also because they fitted in with the industrial look of the buildings. To highlight this
look, the new infrastructure was also left exposed. This also happened to be the
cheapest option, as breaking through such thick walls would have been expensive.”
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'ha design-aperoach succeeded in highlighzing the entre misicry of the site by revaaling
the work 1hat had been dona Junng previous gerods, at the same tur# w thoul giving

preferance (o any particular penad For sxampiz2, whern 1he chals, whicn had previced

the insulation far tha cold reems, was chopped away. T was discavered that the bric

walls underreath had mary lavers of paint anc plaster In some sgaces these layars
~ere chopped ol! as much as possibile gizler i 2xpose the cnginal Enck,” aut 0
u sibd d 3re reminders 21 tha history or 1he

gihar apaces thasa lave s are sull visikle ard 30

buiidings isee F g. B2:211

~owevat, 1 must be sad that the dacisiorn tc reveal tha vanous pancds 0 istory was

made on 8 very pragmatc basis: some agditicrs were removed, while others weara kapt

[see Fig. BZ

I Where slamants werge missing. they were replavad or lell a3 .18

27
e

deperding on the urgendcy and the availdole budget As ssen cn Fig 15 and Fig. 16, the
windows that wera tricked in trom the time “hat the soacas ware ysed as cald rooms
s recpensd for the sirmple ragson thal it was nacassary 1o s davlight in carta

ag, '* Also, 1t was decidad to keap same of the fndge deds from those imas. as

they were still vserul 1o close off spaces (see Fig, B2:23)

Fig. 18 Veaw towards grickad-m windows n one of the facades of brewery buliding

saefore the 1984 sonversion (3aurce. Willem Ottend
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“igg 18- Same wiew after tne 1884 conversion, showing new windows

“niy respact for the entire histary ot the place mplies that the cultural significance = in
1his case the historical valee of the place - wasuetaned in some places — although not
aiways with the explicit intenticn 1¢ do so. There are other examples where the cultural
significanca was unconscicusiy retained  The cast iron staircase in the turret, for
axample, was kapt erly 12 reach the uppar level of the brewery building. Some
solentitically signiticant 2lesmenis.ceminders of the buliding's criginal use a5 a brawery
~ereg kept oo, Although a1l the wnachinary haad disappeared ar the time of the

gunvarsion, there are atillsome reminders of the building's former use. Far axamiple, the

#]

mannear «nowhich the bearms work 1 3ome spaces indicates that there must have bean
i
big haer tank standing on top of them. Also. some spdces are double-starey nigh, which

again points to the former presence of tanks ™

1 &hart, the new alaments insertad 1o sscommaodate the haw use were chosen in S4chn
a wav that they tid nat 1mpeoese themsalves an the onginal architesiure, but actually
amphasised the exisung architecture, They can b2 easily removed, sc in the future, the
space ¢can be adapted without prebiems tor another new use The new elemeants have
aiso been cesignad fram as littie matenal as possible and thalr measuremenis arg
minimal. so the new clements o not impase themselves on the $pace. Ay example are
she remavable screens imade out of s thin steel frama), which were designed to
subdivide the Spaces (se= Fig. BZ/24; Their design has been repaeated for new elements

inrougnout the brewsry bullding (see Fig B2/25)™
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L can be conclydded that the design aporoach undertaeer for the convessicr ol ke old

o

Brewery can besl be c'assiliec unger the approsch of celebratan’. The

-5t

L]

srchitec! respected the gemus oo’ 2f the site and adapted the naw funczhicns 12 the

gx

(]

tha structures in keeging with the old. The form of tha spaces was & source of
insoitation, sipce the tenants chose the space specifically hesadse 4 matched their

neeids and the spacas were highlighted with the us2 of small adactaticns.

et B

Urban quality

The conversicn did nol, heweaver, contribute pasimvely 1c the urban quality Thers werg
ne neéw imtalves IC ypgrade the surrouncing Dwilcings. a!'though the annire lock of the
o

Selling ‘was improvad 10 some extent. anmgcstnial buldhng Aext 12 ine Sile was

rehabililated {as can be seen cn Fig. 17 and Fig. 18]

reuse imitanves further alcag the Masin Road® peonle that intended 1=

=
=

=
D
(1
o
!

reuse tne redundant biscuil factory Guwlzing, Pyotrs located alongAlbert Road in

iy

Woodstozk, as a similar business hve came to s=28 how things had haen doene in the slid

Caslle Brewery The old bisouwl lactorny was subsaguentiy-convertad and s known today

wp

as Bramwell Mews

Fg 17 View of entirs site from Beach Road (belore the 1934 convers:on| [(Souree

WWillerm QOtien)



=g B View of antire site from Beach Road [after the 1584 conversion), shawing

mproved siluatuen and rehabllitated buliding {-ight!

Factors that impacted on the quality of the conversion in

conservation terms

Aithough tne conversion cannol.bacalied a success in urbanistic terms, it i= one in

(¥4

architecturat terms. This was accamplishad by 8 number of faczers. such as the maich

betwean the fabric of the buildings ard the new use. and consarvalion restriclions

ona factor that affected the success of Lhe convarsion in conservation terms was the
qood match between form and function, which resulted in a mymimum of
adantations To esiablish whathiar the ald form and new funclion wereg well matched n
this case, the matena: from the thaoretical part of the dissertatior was used as a2 basia

fa- ar analysis

For the purposes of thig case study, cnly the main brewery bulldipg - the focus of the
518 - was exarmined in 1his way. The compatb/ity of the brawery bulding with its new
use tor smali art and advertising businesses can be varifiad through the analysis of ita

canatructve, functicnal and usear structure, as discussed hereundar



With regard tc the constiuctive structure of the brewery ouilding, the constructier type
of a cancrete and cast iron l-bsam system with concrete vaults and brick walls posed no
ditticulties with accommoadatng busmesses, ana there were hardly any tabric preblems
related 1o the conastruction ivpe. Although the buillding had been guite naglected prior to
the canvarsior tha siructure of the buiiding was ina goad condition; moreover, the
new use ad not demand an increase of the load-bearing capacitv. ana there were no

stability or strength proslems.

With regard o the furctonal structure of the brewery building, this could alsa easily
gecemmodate the 1ew use. As the brewery building consisted of a spatial type of 4
mixture of small ang large spazes, this mada it easy tor tenants to choose a spacse that
zuited the purocse and size of ther pusiness. and the buiiding did not need heavy

supdivigicns or aihar alterations 1o the fabtic

With regard to the user structure of the brewery building, the existing circulatien systeam
neaded moditication. as the bullding wes tc pe used tor several businesses ingiead of
one as eriginally, and the different spaces neaded 1o bereachabis seoarately. Howavar,
tha spare capacity of the building made this easy 1c dccemmedate, For axamele, the

BXiSHNg corngars were ovar-dimansianed.

In cenclusion, the above illustrated that there was @ good match betwaen form and
tuncticr in th's ¢ase study As a result, the conservation impolicaticrs were minor The
bBuildings did rol need 1o be axtansivily acaped and wera mainly kegt in their anginal

slate

Arcthar lactor aftecting the success of the conversion in terms of cersarvalion was the
implementation of Consarvation restrictions, as thase can be usad ta protect
the cultural signiticarce ot a buildirg when tac much emphasis s placed on sconcmic

censiderations

In this case, the regulaticns ansured that the developer kapt contrel over the
censervation of the buildings Thess regulations are also comained i1 the gereral
ccnditicns of tha lsase contrast and provide pretectian for the Buildings with regard to

altarations made oy tenants. Thay consist of the fellowing

o Tenanis are not silowed 1o make any altarations ar agditions to ther spaces or the

buildings withaut the eensent of the landiard
¢ The tenants can install bixtures and tiitings, but enly at their cwn coasl

o The tenaris cannct exceed the lcading capacity of the floar ™
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As s uften the tase in conversions of culturaily significant buildines, the abave ndicates
tha following. The {subjectve’ judgement of the deve oper (and 'n pracuce for this case
study, the conversicn architec:) will in the end decide whether certain alterations wil be
allowed, Cansedquently, this judgement will alsa decde whether the Sulturs signficance

of the busiding er the site will be retaired and protected

Heowever, this will chang= in the near fulure, Beacause the who'e site will be subhdivided
and all parts scld off 10 indwidual Tenanls as secl onal ntle ynits, tenanis will be allowed

1o make alterat:ons to tha=r own section. Then again, these will most likely not result in

majer changes to the builldings, smce all jgint owners have 10 agrae 1o the proposed

exteriar alteralicns of each ndnadus! swner Lo his or her section ®

B2.5 SUMMARY OF THE KEY FEATURES OF THE
CASE STUDY

Table 6 summarises the basio features ol this case studyawitn the aim ot comparing 1*

with the cther twe case studies al a later s1age ir the concluding chapter

Case study Qg Castle Brewery .

Onginal use Brewery
New use Art and advertisement bus nessas B
Building year « 19C1
Start aale

CONVErsiGr 19es -

General St P:efabrncated concréte and cast ircn | beam
=truciure 5 ) TSy
sysiem concrele vaulls, bnick walls

Sitesurface Approxmately § 595 m?

| Yoral floor area | 7 902 m* S B
Zoning Cemmaercral

S arvitEs ['Alr'ﬁ_éEEssé_w ssrvl_cs's weare gavailable and did

- __.not require upgrading
Suburb | Woodstock i
Location | Level ¢f upgrading PR
enviranmeant -
Motessionals Private develaper, architect, valuer, marager
| Prajett- Approach Entrépréreurial appreach
BEERBRIES Funding Private invesiment combined with bank lear

LCost Law

 Tenure JCint tenancy -




: Ivoe of space Cpen plan and cellulzr, combination of small
B and large spaces
Site tyge Courtyard site =i
Clepth Medium
i  Function - —
: Frontage Wide
Aspect | Detachad
hMatch between Good
| . [ Farm and function e
wonsarvation [ :
| B Fresareation, alterat ons, adaptsticns
| Conservation - = ———— : .
_ DesigH appioash Coantinuity, celebration, palimpsest, new
| o R | elements do not impoase but highlight

Table 6. ey features of Case Swdy 1 Castle Brewery

1 Persanal commonication with grandect Willem Qtien 25012000
2 Ik, 1208 DS,
3 Document "Histery and gevelcpment”, found 0 oocumentation mag cf arcninect Willem Ctten,

nd.. also in. Sandilands, M., “Castle Breweny' saper for the Unversity of Cape Town as pan of
tne Bachelor of Arehiteciute degree [presusvabdy 1983,
Ibid, . 2
South African Brewernes One Nueadied vesrs of Brewng, nill, g 873 Inc Sandilands, M, “Castle
Brewery paper lor e Universiay of Cape Town as gar of the Bachekyr of Archizecture degres
{presurnabby 19830

£ South African Braweries. [825 1270 Keepog pdog. The stany of the (st 75 years ol the 5.4

frewenas grmup, nd. . &

South Alrican Brewenes One Awvideed vears of trewing, p. B73

g. I1is nat known whether Steinmann was responsible 190 any other buldings in Sourh Afrieg 1t is
llkely thal he nesver came ool 1o Scuth ahoea 1o inspect the site belore the constiuchon crocess

starteo. Fawever, he did come to supervise the erection of the builaing. Personal
commrication with sichtett Willem Ctten 18/DE 999,

=d

9 South Africary Brewenes: Ohg hwndesd vears of brewing p. B73

1 Femanal commundationwith architect Willem Oten, 15061593

. Sandiands M Castle Brawary',

1Z Casile Brewery is locates along Beach Aoad in Woadswok

13 [farmatan gisplay it the South African Brewernies” wsilois centre, Newlanas.

14, FParzanal commumcation with architecs Wllem Otten 18061999,

16 OCF Properties, "Investment propasal City View |ndustnal comples' (Woodstock: Janoary 1984
tound in documentation map of archirect Wikem Crtan

14, Paisoral communcatian with arcnitect Willem Ohiten, 18061399,

¥7, iy, TRDE 1995

B Wiy, VBB 1959

Ik thest, TE0E 955

20, i THDET29S.

2L, ibr, 250712000

2% Mgl THORT959

23 ihrg 250772000

2 Thesea shart iitaylews wer e held 8t sevaral imes when the authar was visiting the site. The

tenants were asked what the positive and negatwe paints were at 115ng @ space In the oid
buildings.
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Fersonal communicaton with tenanis, 3006/ | 999,

Parsonal communigation with archiect Willerm Qiien, 2650172000

Mg, 2840112000

Mg 2E8312000.

Thd TR 1445

Feizcnal communication with tenants . 3006 28,

Farsotal sommunicatian with architect Wilerm Oiten, *B/06/1999

I, THACS 1294,

fog, 17 OV2000,

M, 18061593,

S 17102000,

foug, 5012000,

faect SR N

it 18061 904,

fowd, 18061299,

Perganal ommuicetion with senants, 10061999

ftvd, 18061904,

shapgin, W., Restorag cid Dundings for contemporary uses. An Amsican sourcebook for
arctuients and preservalivnsts (Naw York: Witney Library of Design, 19058, p. 30

Lester frem M. Arlen al ity View 'ndustoal C.C 1o 5 A Transpod Sarvices {Cape Town:
ZCTIIEES], found in documentation map of archidect Wiliem Otten

il

Perzona commumcatian wih aschitect Willermn Oitten.18/06/1959

it VBAOE1 505,

DCF Propemes. 'Investment procosal Ciry View Industnal compiex' (Wocdsiock: January 1984),
fanund m decumenzation mep of amtrect Willem Ctran

Persona! communiceton with architect Wikem Chtens, 26,01/72000

e, 20T T0M.

DCF Progeres Investment proposal Ciy View industngl comples'

Cooies tound in Hie al architect Willern Cmen, prasumably study of DCEF Properues {Pry) Ltd ror
Cityeewe [ndusirial Ce,nd

Persona: sommumicatsn with architect Willer Otten, 25,/07/2000

Parsanal commenization wih tenant Tony Meamnes. 3008, 1994

Lucien Le Grange Architects. i1 Bssccistion with the Tows Planming Branch. City Pranners
Depattment. Wooostooe San faer A giide fo buddamg 2o repans iCape Town City Council,
Dctooer 1983L p &

ihit po B

South Afncan Browenes, 1885 1870 Keeping sace. The Story of the fist 75 yegrs ¢t the 54
Brewerlas qroug, o 2.

fond p B

Author gnenowil. e yeast for s very ald hrew! i Desercarons News L lune 15861
whffen, M and Kosper, F.. American archieciure. Volume 2 1860 13726 Cambridge: MIT
Mress 1995, p 9 (Firsl Editon, T4984)

Perscnal commuricetion with Prab lvor Prinsioo. 27440071995,

Iy 211041995,

Author unenown, ‘Centre tor the ans’ n- Weskend dgus (September 1985

South Alncan Brewenes, Ore hundred vedrs of trawmng. 0. 674

Perscnal commumicatian wih architect Willem Citten, 18/06/1999

fewd, THAE G0
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fhad, 1806/ | 995,

A TR 1998

Mt VHAG 190

Ibad VEIORI199G,

M, THA0G/ 1998

| e was agddiessed with special pamt instead

Persunal communication wilh architect Willen Oten, TR0 19959
diad, FEIDGH 995,

foigl VRrOBS 199G

fad, VIO SRE

And THOB 2995,

Ag mantianed in the theorstical part (A2 2)

Farsenal commumcation with arehitect Wilkem Otten, 20/0671 994
LICF Propemes, Investinent mapoesal Sity View Industrial complex® annesxe F 3d, 38, 3k,
Persongl commumeaton with architect Willem Cren, 280172000

154



CHAPTER B3: CASE STUDY 2 -
LONGKLOOF STUDIOS, GARDENS

B3.1 INTRODUCTION

Langklant Studios, farmeriy the industrial site of (ke United Tebazoo Company, is the
*ocus of the second case study In comparnson with the old Castle Brewsry, _angkloct
Stuzdins was a more upmarkel convarsion s bigger budgsat was available anid the new
des.gn has hac mare impact on the ol tactory than was the case with tha Castle
Brewery. The main bulloings nave oeen reysec 3332 mecia centre, comansing him

studigs and businesses reataed 10 the media

Tnemeatenal Tor this case study was obtained as follaws Intarviews were held with the
architestang the devalopmant manager of the corvers:on, 4 secunty guard ard almost
all tenanpts Searches wersalso condusted & the Cape Arghiwes although the material
found rhere consisted mainly of records of the c8nstructicn of new buildings and
exiensions on the site when il was still used by the United Tabaccn Company The
architect provided a3 hile with the building plans, depiciing the sitdatian an the site as 1
existad both beforz and after the conversion. However. it has not beer possibile to
abtain plans of the current simwaton, since na recards exat of the smaller adaptations
made tor tenants in 3 later phase |t was also not possible 10 obtain protures of the site's
situation prigr to the conversion With regard to the feasibiity part of this case study,
there was regrettably no assistance from the construction contractor: The development
manager, on the ather hand did provide the relevant cost figdres and documents an the
adepted development aporoach VWith regard to the conservalion 1ssues, a file an the

Langkloaf site compiled By South Atrica s Herntage Rescurces Agency was used
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As with the tirsT case study, this case study 18 structured as tollows: first, shereis some
aiscussion ¢f the history and backaround of the project Secone. the economic
feas:biiity of the conversion s exanuned Third, its success ir conservalion farms s
evaluated. AL the and of this chapte-, the key features cf this case stuay will ke
presented in 3 summary form This will evantually be compared wilh tha other two case
studies. 10 make it possibia 10 draw conclusions on the opportunities tor and censtrainis
an the reuse af industrial Euldings in Cape Town, Key figuras are insaried in the text
where relevant, whie the text aise refers to other figures. which are contaned in
Appendix B3 (Voluma ll}, The cada of thase (aiter figuras starts with B3 and 15 followed

by the numbear of the figure.

B3.2 THE BACKGROUND OF THE PROJECT

The history of the site

In prder to contaxtualisa tha projact, 1t is necessary 1o gonsider the history of the site
and ite surroundings, as wall as of the bulidings themselvas, and of the changeas in

ownership.

The site of Longklocf Studios is iocated an the edge of the aity centre. in ar area called
the ‘Gardens’ (see Fig 19) This area torms part of the City Bowl. whose boundarias are
Dewvil's Peak, Tabla Mountain anc Signal Hill. The Gardens Lelongs 1o the Upoer Table
Vallay which was ‘rom the earliest davs of coloniai semtement a predominantly
agricultyral area. It was fed by streams flowing down from Tabie Mountain which
gxplairs the “ormer presence of water mills wn the area. Later, brick making concerns
and, from the and of the ninatesnth century onwards, residennal housing wera buit in
the area ' Today, the'Gardens s a mix of "esidential development snd smull bus nesses,
mary of which are restaurants and cafés, predonminantly situated along Klag! Street
With the axception of the Gardens Centre, «t has been unaffectad by the high-rise
devalopment of the Cantral Business District, and it s this small scale which contributes

to the unigue snaractar ot the Sardens,
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=g '8 Locetion plan of the Longkinol Studics complex{Sowce. Piet de Beer)

“he site of & farm of the Uppe: Tabla Valley Nooitgedacht, became the site for the
tactory of the Urited Tobacce Comgpany (UTE), which s now the site of Longkloof
Studios Fig B3/ depicta the situcation of the site arounc 1300

=rom 1206 cnwards the registerad offices of the United Tobacco Companies {South)
Limited had bean at 32 Kioof Swreet, 'Cape Town (sea Fig. B3/2:. it was a subsidiary of
the United Tobaceo Compames Lunited, a London-based company, which estadlished
this new comgany ¢ manufatture and deal in tobacco anc related products in the Cape

Colony The new compahy was only allowed to export 1o the United Kingdom.?

Several buildings were eractec on the site in aifférent phases, 35 the company grew
very aquickly The site plan {see Fig 20) shows the entre site” as it was prior to the
conversion of 1993, and indicates the year in which each building was bwit ang the

buildings that were 'ntenced 10 be demolished.
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fig 2ZC Sae plzn just batore convers:ar indicatingauilding number aswlding year and

purdings intenogad 1o e dameashed (pased on pan of Fiei de Beer'

Thea hirst ouildice (Building | on Fio. 20 atova),” an industrial varerouse assumed 1o

‘have cean consirucred arcund “B00T for the storage of tobssco, wos designed oy tha

then weil-known architactural lom al Victor dones and W o MoWilliams from Sort
Elizabeain {see &g, B33 Ir wasalsa at 125 wme Iral a oiler house (Bullding 8] was

constiysted * Tna warehouse still has four storeys and 1s surraunded by rasidential

tuwidings of lesser height, which meant trat it was noliceable from various poinis in the

oty

Tre lsrge scale ol the building and the ngusinial use were the first of this kind in a
previoushy mamly residentigl area. Thus T was 0 Sorihet wath 55 surcungdmgs, as s
evident t'om many latiers cf cermplaint recervec fram the neighbours '/ The faztary
needad to o expanded becausa of its succass, snd as a resut an add hicnal lactory
Euilding wae constructad in 1907, T'hie sazond warshause (Buldaing 2 wias zimilEr to,
But slighty larger than the first warahcus2 Again, the Hrm of Jores and MeWiiliams
designed it



The landmark water tower {see Fig. B3/4) was constructed at the same time as *he
sezond warghouse for the follcwing reason it was thought that during summer there
rmight be insutticient water for the cperation of the sprinklers, which were necessary for
me fire protecvon of the warenguses. Tre warehouses had a high fire nisk, due to the
presence of timber in the structures of the two buildings, as well as the produz: ¢t
tobaceo * Cver the years, the tre regulatians weare a constant scurce of congern " Tha
United Tobacso Company also (nstalled a complale syslem of automasic sorinklers, tire
pumps, and buckels for the fire arotection of thert buildings,’' as well fire doors and a

large firewall. This firewall sull divides the second warehocuse into two sections

Betweean 1807 and the time thal the Uniled Techatco Company vacated the buildings.
several additicns were made to the site. It s not known for certain, however. when the
United Tatacco Company moved from the Garders site to Dhservatom but this must
have been between 1341 and 1952, °

In 181G, another buiiding (Building 3|, designed by the wellsknown firm of Herbert Baker
F K. Kendall and James Marris, was eregted behind the first two watehouses, for the
purpnae of expanding the marnutacturng activities and te provide some staff
tacilmies. "' In 1642, the firm ol Forsyth and Parcer erected an addition to this building
isee Fig B3/5: " It is now know as the MLT-building, because cf the printing and
packag:ng business ‘MLT' that had moved in al the time of the reuse of the Longkloof

site 35 a centre for media-related bus.nesses o 1993

On Kloof Street a building was designed in the early 1920s by the firm of Parker and
Forsyth to accommaodate the increasing need of the United Tebazco Company tor office
space. It is known as Buitding B or the administration building |see Fig. B3/6). Also, an
engine house was byitt behind Builging 1' to ensure the regular orovision of electrical
power ' [n 1841 a substation providing murnicipal power (Building 11] replaced the
engine liouse “° Another building s the old Westchtt Ssheol IBuilding 14 designed by
the firm cf Herbert Baker in 1974, Aithough il is part of the zurrent site, it was, however,

never part of the tobasco tactory.

Zther buildings on the site are the Benmore' house (Bullding 6], pre-19007"; the
Heightan House (Building 7). 1803%: the oid UTC mess block (Building 3A1L 2 1840%7 3
shed used for storage (Building 4), ca. 1970%, and a warehause {Building 15) ©

169



Over tha yaars, 1NErs we'g 58603 thanges of cwnershp and a vatety ¢ cecmpanies
vsed the buodings. As this a'ze "arms pat of the kostery of the site, anc irfluercec the
state of the buildings &1 ke e of the convesior they are disoussea Luaefly

fereundar = Ssueral compames ware 6ceudying the buddings trem the 19505 erwards ™
such as the compsr €3 'Hex Faer “axvie Milis”,™ ‘Longklacf Buldngs (Fyl Lig ==

"Artistic Seals snd Labe's Lid *

i *G9F¥6 the Tape Previnz:al Admmistration 100k aver tha s1e tremtha Douncil of the
Caoe Tachmical Collages TASASB, tha government spansared perfermirg ane sounc
renied the twe warahouses from tham anc used the 9y dirgs 252 storage spaces for 3
whil2 ' The new owrars and tenants did nat make any 2ffort 1o maintain the oulidings.

s0 ther candition deterorated over tima.

The Cape Prowingia Administrascen’'s kealtn department usec the Wagt2ifl Schael far 2
wan e 28 their smbulance fraimng centie. ths Melio Fascur Sewink @ wiile 31 tha ime
af the conveision, pathalogy oftices ocoupied the admimigtrazion cleck.' At ane stage.
the Cape Frovimcial Agmie stration wanted Metro Aesgue }‘Jur'.'i::a arnd CAFAB to vatsle
the buildings. At the eart of the 15%0s the Frovincid Administration calied for proposals

from archilects ard cevelopers to convan thaeita™

Varioys prepasais were reseived, ranlirg trom the demaliticr of ail the tuilcirgs 19 the
zonstruction of new larger anes. to the cenversicr of the existing hu dirgs. It was
decidea shat the existing buildirgsbad 3 Figh pciantial anc weu/d e ecaromicsily
viabla it -etared tather than demglistied Tnersicre. 1ne reuss proposasl lof Sroenawalt

drchitecls and Gestalt) was ehcsen #

cveatually though tHis proposal was not executed, because the fium was urabie 1o
seCUre rSquisite f-qantes for the conversion preject As aresu 't the Provinclal
Agministration callzd lor lurther progosas. ARX Il Archicects in astosiat.an with Sanuel
Jauw scchitesis. Logether with Concer Cevelopments - & major sansiracticr and
gevelcpment company - shewed an intefest in the preject and pus toyether a
soasortum cf iInvesters. In cantrast lo Greenewszt Architects 2nd Gestalt. thig

censorlium of investers was successtul in acauiting the sit2 for redeveiopmaent *
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B3.3 ECONOMIC FEASIBILITY

The following seclion Wil sxarming whelher and 16 whal degrae the conversion of thea

ald tokacco bulldings into 8 media centre was eccromizally fe

and discuss the reasons fur the success andior fajlure of ibe conver

ascertaim this, the= factors that alfecled 152 eccnomic viasd 'ty of the convarsion wil be

discussea and thareatier. the actual ccsts of the conversicn will be analysea Fig 21

s after s convers

¥ o 1993

T
> |
[11]

9.2 corcxloct Stodios siie after the 1993 corvarsicn
Factors affecting the economic feasibility of the conversion

T determiine the economic teasibility of the zonversicon of the Lonckicof sile, it s
mpartant to lock at the relevant tacrors that affacied 15 success or failure. In this case
study, the main tactor |5 the approach that was taken tewards {he reuse of the
.ongkloot aite: The suceess of the converaion can ke directly attributed to the furding

ard develeomeant mode| that was adogied by the develcpment team Lincludirg tha

architects, the developnan! manager and the consortium of invasters). In fact. the

=]

econcmic feasibilty of the zonvarsicr ralied mairly on this model Other factors

gttecting the econoimc teasihiity will also be discussed, su

sultable tenant orofile. the 'ocaton of the site, and how m

dTh Wik 'Ads aciually

reguireg o convert s Dulldings



The first faciar to consider is the tunding and develapment meodel. The develaopment
ghicsophy was ic retain —as far as possible - tha existing Ewldings and to concentrate
or providing an overall envirgnment that would attract bus'nesses. its success wus
based on the idea that selling off paris-of the oroperty 10 ‘acceptable’ users immediately
atier the si1e had been purchased would generate sufticiert cash Flow 2nd availakle
funds for the conversion process Included in this srocess weare the purchase of Lhe
procerty and the cansttuction ot a suitable intrastructure Generating sufticient cash-
flow and available funds as soon as possible is necessary oecause the "haiding costs” of
a properly are generally higher for conversions than *or ‘green-field’ land ceveloomert 7
lhese holding costs are the cost of holding onto the property after its purchase out

befare income is sarned from rentals.

Five shareholders were found who each purchased a part of the site ang bougnt the
paripheral bulldings They intended the: invalvemen: to be a shortderm mvestment
they were planning 1c sell off the builgings 2fter the corversion, ™ the sale of the

paripheral buildings was indeed successiul.

Whereas it hao neen decided 1c dispose of the penphgral Ewlcings. i1 was also intenced
to retain the twa major warehouse buildings for-eonversion rtc 2 film and tetgvisian
media centre. With the maney of the sale of the peripheral buildings there were
sufficient funds tar the tirst phase of the conversian from 1934 till 1995.% During this
ceriog, the first warehcuse and the upoerlavel of the secand warehouse were adapted

far new user neads ¥

In the end, the develogment cantractor - AResnekov and Nielsen - alsc became &
shareholder, and eventua'ly, 10 conclude the redevelonment, they bought out the
original consortium ab short-term investars 5o that they could retain the buildings in the
long term. In thesecond phase ol the conversion process, they adagted the remaining
three leve!s of the second warehouse. Warehouse 2 was completed in late 1895°
although sporadic adaptations - executed by the development contractor in his capacity
as landlorg - have remained neceéssary 10 this date due 1o the vccasional change of
tenants ¥ At present, the develonmaeant contractor |5 re-negatianng the zerms of all
leases, which will hooefully raise the finance needed to construet an additiona! sarking

garage
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A secend facter aftecung the aconomic teasikillty of the canversion cancerns the
centificaticr ol suitabie tenants I Had arvays peen a canation & the investare that
ofters or 'ease 97 the ervre area of the lirst warehcuse nad 12 be recaived orior 12
communcament of the adaplatiur works They wanted tenants 1o ke n plage for the
majerily of the spaces, because it affered tham a lave| of tinangial sacui by This veas
gasily ochievea, due ta the ocaucn and the relatvely low rantais.* In this regare, a
cansortidm of tanants was ‘urmea whe 200k on the leases. namely three television
‘elated comparies - one of which was the Sauth Atrican Broacsasting Caroaration

12ABZ) - and gne advertising agency. ™

A third factor affecting Lhe gcoromic Teasioiity of the conversion was *he locaticr sf <he
sie. The atfractvaness ot the Lengkleof site’s [acation in the Gardans, ane ¢ Cape
Town's mast pleasant subures. allowed themn 1o easily finrd pusineswés that warted o
rent a space i the oid icbideca Byilgings The location of the sita Bus 4 number of
charactansnics that are respansinie fer the site's abiity 10 attrast suitakle tenants. One
of tnese 5 the small scale of the site’s surroundings Exactly pacavsa of this, the
Lergkicot bolldings with ther larger scale ang iangmaddwarer 1owar, which car oo seen
from various parts of lowr stard sul (see Figs 835, B3/8 ang 8331 * Furnther_ 1nas
slope on which the Gardens s 'ozated, ensurés aliconsiant visyal link with the zentre of
Cape lcwn ¥ Therefore. the builcings atfract terants wno want their business tc ve
lgcated n 3 ouilding with 3 zertain visual grominence, 1Mi§ 8 aspecially the casa for

peuple warking in media-relatec gasinasses.

Aaother charactaristic is thefuncticral mix ex:sTing in its surrouncings . although the
Gardens was slightly negiecied at the time of the conversicn there was a mix of
residential develcpment with small pusinesses, whichis aartly what gave this suburb
such 3 pleasant character The strategic lccaticn of the site clese 16 the Certral
Business District, and on Kleof Street — a commercial sireet leading strawant to the city

=antte - also cantiibuted 12 the atiractiveness of the site 1or raw ous 1esses ™

The z2oning regulaticns related 1o the site and its surrcundings. which are zoned "Saneral
cammescial’, are yvet argther charaziansuc. In this case, the new uses nzopened tc ba
7 hna with the “Genersl Commercial’ zoning af the area ~hus the 20703 dic 12t “ged 10
oe changed whch might have resultad in incregsec costs and celays ™ More
specifizally. according t¢ the land use restricticns of 1SES the zaning ter the Lengklect

site invoved sgecihic land uses 12 each portion of the site as naicatec on Fig. 8370
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A ftourth tactor that impacted on the econormic feasibility of the conversian wag tha
amount of wo'k raguirad to convert the buildings and the cost implicat ons thereot In
this parbicular case study, the layout and structure of the buildings gave risa to gpen-
plan spaces divided by columns into regular bays. The architects and developers
recognised the inherent flexibility of this type of layvout and conzluded that all that was
necassary was 10 restore the nuildings 10 a8 warking condition, and 10 choose new uses
that 'were gearad towards 3 spesific target market. |t woulg thereatter e up to the

ingividual tenants to adapl thar respective spaces 1o meet theit own particular needs.

Thiare was an ovarall attitude of respect towards the existing fatvic of the buildings.
Also, the prime ¢riterion for the adaptazions was not 10 cul 20515 35 far as possible, but
rather to emphasise quality and lite span

Basically, it 15 passible ta-givide the amount of work reguired te convert the buildings
inta the three stages in which the Buildings were converted. |n the hrst stage, the
buildings bad to be made compliant with the builging regulations Therasftar, the
builldings had to be rehabilitated. and finally, a suitable working area for the targeted
tenant groups needed to be created.

n the first stage, [ust as with the reuse of the Castle Srewery, the most important work
was to make the buildings cenferm te thedire ragulaticns As industnial bulldings often
consist of a steal andior wood structure conformity with tha lire regulations i3 usually a
reGurrng canstraint in their convession, this was alsao the case here. However. this work
did not have an sxcessively negsiive impact on the economic feasihility of the
convarsion. The reason for this is'that the tebacco buildings had ongaslly been
designed o meet! the strict fire regulstions for such buildings; practically a/l that was
aaaded was 1o upgrade the axisting water-based system of automatic sgnnklers -
nsialled approsirately 45 years ago ™ Jversll, the whaole system was in a good
canaition ' Only new pumps were raguired and. whera necessary, new rose haads *4
In addition, hire escapes were already availlable i tha buildings, and only ong turther
staircase had to be acded as a tre escape.” The major cost howevear. was the fire
proofing ot all the bulidings. In partigular, the fire retarding tumescent paint with which
the metal structJre had to be painted. was expensive * In the end, 400 000™ was
spent on fire pratection in the tirat phase of the conversion. Taking into aczount the
total conversion cost of R7 450 000.%" and bearing in mind that the accommaodat.on of
fire reguiations is oflen a big expanse. espacially with the reuse of indust-iai bullaings.

this figure (5 vary low.
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In the secord stage, the ouildings reeded o be rehabilitated, as their candition nad
daterinrated ovar the vears Although the general structural cond tion was genarally fine,
some parts of the buildings, such as parts of the brick woik, the nmber work, the flogrs
and the wndows, had deteriorated and needed replacermant orrepair The mar proplam
was waler damage, since @ large number of tmber windows and frames were dammaged
and the roofs were in a bad conditicr and leak ng Parts of the reofs had to be re-
coverad, 314 this waier-proofing was an expensiva repa .5 The gutter svstem and
parapet walls were also in state of disrepair Another major cost was sanding the floors
and pesling tha old paint off the wa!ls.® Also, some floor boarding had lo be redona:
although the existing loathing capacity was sufficient for the new use ® some of the fioor
boarding had deteriorated through mcisture penetration and the weight of the tabacco

All tnese pasic upgrade costs on rehabilitation amounted 1o a total of A1 500 €00 *

Finally. there was work reguired 1o create a working area for specifis tenant groups.
Theselenant groups had been chosen before Lhe start of the converson warks: it was
daczided that small to mediur Businesses could sasily be accammaodaled in the ogen
plan spacas of Ihe 1ooacce buildings, and that film, media and advertising related
businesses wara espeacially wall-suited to industrial boildings ot ths natwre. In gena:al,
‘he buildings were on'y restored to | working condition for these targeled tenant
groups Thereafter, it was the individual tenants own responsibility 1o adapt thair
particular space 1o meat the reguirernants b tneir businessas, by means of internal
partitions and deccration.®

Tha specilic tgnant group of med@a-relaled businesses necessitated saveral specific
adaptatons, namaly an ncreasein the amount of cpen space on the site, an increases in
the parking space. an increase in the floor area, the accommodation of the infrastructure

for the specihic terant group. and subdivisian of the open-plarn spaces.

Jne adaptation. than, involved an incraasa in the amount of open space on the site. This
neaded to be done gartly in order 1o landscape the open area an the site so that 3
vleasart working envirgnment could be creatad (or the targeted tenant grouwos and
partly 1o increase the amount of parking space (see Fig B3/11) It was accomplishea by
demaolishing some buildings on the site. such as the house called 'Benmore’ (Buillding B,
along Darters Road {sea Fig B3/12). the City Council substation [(Building 11), and a
starage araa (Building 4) in frént of the Westclitf School (elose to the substation) (sea
Fig B3/13)*
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Irzially, there were also glans to9 cemolish the beiler house, bul afler giscussions wath
the stuadias, it waz decided Lhat a new use would be aconomically viable 1t was thus

retained as a pubhc canteen for the studios [see Figs, B3/14 and B3/1h &/™

Adaprations wers g/5c regdited e increass the Hoor arpa. Thia was partly done Lo create
parking sgaces that could not be provided on the apen space o' the site. |1 was planrad
that the bassmaeart of the Second warehouss wauld alsc provide parking.® At present,
the parking needs 1o ba ncreased even further, and there are plans to build a new

patking garage </053 1o Building 1 in the near future *

An increase o the HC-G" 4783 was also necessary 1o create more ieflable space Oncne
occasicn; a missing warehouse floor was sgain reinserteg Alsc. because of the success
of thz gonversicn, a ccmpletely naw ievel is currertly being zdded un 1op of the first

warehoJdse, 35 can ba seen on Fig 22 As z result. the roof was raised ™

Fig, 22 New |level cn 1op of first

warehouse

However aven more leor diea would have been passible the 2omng on the sie
allgpwed significantly mera bulk (tha total allowable floor area on tha si1e) than what was
atilised in the ouildings " However, the developers corsciously decided nit 1o notease
the scope of the devalopmant. 22 this would have reduced the historical appeal of the
buillcings =2nd the publlic space that in fact created the desirad envitonment. The
develepars were convinced that a more axclusive and diierent ype of envitonment

weuid sttract lenanis in the long term.’



Expensive adapraticns were nacessary 10 accommeadare the infrastucture requirad for
the specific tenant groups, such 2s pidmbing, elecisica works and aif-conditianing.
Howaver, this was inharent in the furcton of film studios - with their recarding ang
transmitting stutos - ratnar than resulting from the nature of the buildings themselves
This air-conditoning, espacally, was axpensive, because nt the large 5285 anc open:
glan spaces so woical ferindustnal buildings: an ameunt of R1 290 000 was spent on

thiz in the first phase, in reiation to the total conversion cost of R7 450 000 7

Subgiision of the apen plan spaces was anather adanration required 1 make the
bBuildings usable for the target tenant greLos As with most industrial buildings, the high
cailings and large spaces Mmade the buildings gasy to subdivide and adap: to new uses
In this case. each level in the tuwilding consisied ot a s:midar coan-plan space with
igentical measurements, which was copiec on each ievel (see F.g B3/161 It was anly
subdwvided by tenants themselves by meaans al temnorary structurés nstead of by the

developing team (see Fig B2 717

Tabe 7 summanses the major convers:on costs that were incurrad with ragard 1o

Bulging 1

Basic upgrada costs
ia structural work, bnckwork, finors, lifrs; windows, R1 8500 D00
roatngiwaterprocting, external works (16 get buildings to usabie stute!
| Flumbing R 357 000
Electncal works H1130 000
Air-conditisr.ngivantilatian R1 200 D00
Sprinkler sifire pratection R 420 CCn
Internsi partitiorsiteunant Installations R1 &72 000
Deccration R 400 CG0
Conmnractors lee/make up R 930 CCO
TOTAL CONVERSION COSTS A7 a50 000

Tatle 7. Conversion costs far Bulding 1 [Longkioof Studios) (Saurce Gary Moorei
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Accarding 1o the develcpmen! manager. the amount of work reguired o make the
butad rngs serviceanle again, as well as to adapt them 1o 1their new use. canrot oe called
particularly costly. ™ at lsast not with regaro to Bulding 1 ™ Th 5 153 result of the gcea
match barwean the original nulldingsa, their logation and the 1argetea tenant groups.
Accardingly. the buldings ara'in highk demand with tenants and have a kigh leyei of
cecupancy, which s the primary indicater fer the economic success of the conversion
In fact, mest ef the time, all the spaces are rented out 2nd thera is even a demand 1c
increase the axisting finor area 10 accommcdate more businesses Furtner indicative of
tne good match oatween criginal form and rew function and evidence of the success
cf conversion s tne migh level ot satisfaction among terarts. Cuning site visits: aimost
all tenants wara intarviawad ard most reported that they were pleased with nait

respaclive spaces.
The cost

In ganeral, ihe factors discussed above had & positive effect ar the feaaibility of the
convarsion and contributed 1 s suscessin acancmic 1€fms. Th s naxt discussion will
cocncertrate on the aclua! zosis of the conversion, so as o verify the conversion's

aconomic success numearically

Regundant industnal sites are usually not axpensive, which greatly improves the
gconomic feasibility of thesr intended redse This was ne afferent for the Longklect site.
Atier the sale cf the peripheral builgings, tha actual ccst of buying the lang and ifs
buidings came tc B2 397 COC The effectiveness of 1n/s approach s clear it ane
consicers that the ourcnase<ost of the lang alone, which could provide 9 500 m?® of
Jsable bulk woule nave baen in the region of R4 000 000 in Cape Tewn at tnat time. "

2asically, the fellewiwng Yigutes were examinac ‘n order to venfy the uitimate cosr and
pro:ect visbility of the conversion the interest rate (he astual cost of whai had to be
scrrowed during the conversion progact, the actual cost of what was spent during the
sanvarsion preject, and the income that was gainead trom the buildings alter conversicn
Ihe fellowing figures and calculations are only relevant for the first phase of the
canversicn, which includes the first warehcuse and the upper leval of the sasond

wiarehouse,

The interest that the bank chargad tor the barrowing f the capital was 14,5% al the

tme of the convearsion



Tne actual cest of wnat nad 10 be borrowed. which included the purchase cosl and the
capitai needec 10 convert the buwlcings. addea up to an ameunt of A13 970 500 (tis
was atier th2 sale of the perpneral buldings!. More menev was spent on converting the
puildings thar initially thought, becayse of specific tenant reguirermants and an increase

in zhe lettabie Noor area.™ These 1otal development costs are summarised in Table 8.

Land/pralimmary costs P;__? 397 000
Corversion ¢osts - Budging | R 7 450 COO
Building 2 | H 4 700 CCO
Professional feas R ' 698 000
Legal/Council costs il TRRED G-D_ﬁ_*
Lease commissions . _dml‘i 264 009
Firance costs 1680 000
TOTAL DEVELOFPMENT COSTS | H18 219 000

Takle 8 Tofal development cosis (Longkioof Studios) (Souree: Gary Maore)

Tha actual cost of what was spant during the convarsion project (of the Costs e convern
Building 1-and Bulding 2 1 the firs: phaselemounted 1o R12 160 000 |R7 450 0CC fer
Builging 1 ang R4 70C GO0 for Building 21

Theincoma that was gamed from the buidings after convearsion — or the net ncaome

gained from the rent receved from tenants - ameunted to B2 221 504

Irne viatlity of the preject was measurad by th2 ncome ganeratec by the buldings afler
completon of the first phase of the cenversion - R2 231 504 - 1o match interest cost of
capital borrowed ta tund theardject - at an inlerest rate of 14,.5% per annum
Furthermore, every yze~this net income generatzd a r#turn, which wauld be able 1o pay
aoft the capital that had been Borrowed. It was calculated that the return alter the [irsi
year of the conversion was 15,37%, which meant that it was in tact higher than the

nterast o1 the capital of 145%

The final cosUviabikty aralvsis after completion of the first phase of the cornversion

'oflected the foliowing (see Table 9)

Actual cost of what had 1¢ be borrowed | A13 370 800
MNel income R¥ 231 604
First year vielg 15,.97%

Table § Cestiviakility analys:s atter completion of first phase af conversion (Longkloof

Swagics) tSource Garv Moors)



THis cost equates to a building cest 2t BT 012/m° iexcluding the speaitic tenant
requiferments)l This comparas favowably witk ‘new’ builting costs at the time of

soprommately B1 300/m"

From the atove figures it can be concluded that the developers succasded n creating
an enviranment tnat has consistently snown good returns Lo its investors as wall as

praviding a catalyst for growth n the surrounding area.

Sven that these buildings generate gocd sccupancy levals for o sustained penad, thes
redevelopment has proven to oe a better investment than would have been the
purchase of land ang the construction of new buwlaings: Thus the conversion was

definitely econemically viable:

B3.4 CONSERVATION EVALUATION

Tne tallawing section will evaluate the success of the conversion of the Longkloof site
i oeonsarvation tanms It wil identify and aiscuss the @lrments influencing the success

or tailure of the conversion, as well as the consequencas of such success or failute

As was donen the first case study on the Czstle Brewery, this section will aiscuss the
aultural significance of the buildings, the guality of the conversion in architectural ard in
uroan terms and the factors Iinfiuencing the uitimate success or failure of the

CONVETSION ProjEct in gonservancn fernms
The cultural significance of the site and its buildings

As with the previous €352 study. the tirst secticn is dec'cated to the cultural
signiticance of the Longklocf site and i1s buidings. The ste contains 3 vanety of
builldings, which, in conservation 1erms, are imgortant to varying (egfess. In Graer 10
demansirate that the builaings were indeea worth presenang. th:s section will analyse

tne cultural signihicance ot the Longkine? site and its puildings
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In this regard, the Natianal Manuments Counci evalualed the canservalion worthiness
cf tha site and its bu'dings. Generaily with regard to such evaiuanzsns, they tend to
emphasis= those cultural values that sre relsted to the ouler apoearance ol the
buidings.” This was alsc the cass witk the puildings cf the Leagkioot site The NMC
stated in their Fie on this site that the thres principal ouiidings on the ste were
exceilant examples of turn of the century architecture, ratianallv planned, structurally
acvanced ‘cr the nme they had been Buwlt, ang very wel| catailad Thess thres buildings
were also consitered 1o be “prime examples of es0ly functicnalist aichitecture sa
extoled by the taunders of she Madern Movermment  Sropius. Miss van der Rohe and Le
Corbusiar "% As s gemonsirates, il seems that only archtectural ang histarical values

Were consigereg

Ihe Buildings an the site (ses Fig, 23) were adtomatically protectad, aslhey were alder
than 50 vears, and thus part of a "histernical site Fermits were reguired to demalish,
excavate cr alter these bullgings ¥ (1 summary. the NMC implementea the toilowing
consevation restnelions: Buldings 1 and 2, and Buildings 5. Fiand 14 weare considerec
tc bz pre-eminently conservation-worthy, whereas Guilldipge 3. € and & were only 1o be
‘etained if gassitie ™ Tre sther buildings were constdared 1c have ac ceasavalien value
and caule be demalished, provicing tha requirdéd permits fram the City Council wers

obta:ned beforehany
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Fig. 23 Site plan of the intended 1993 conversion, with buiiding numbers and the pre-

eminantly conservation warthy buidings {dottedliSéurce: Fiet de Beer|

As tnere was no proper researck from a cdaservation body. it is didf:cult to discuss the
cultural significance of 1he Langkioof sité and its buildings. Cuftural significance is a
social construct, capaktle of differeatenterpretations in any specific case. and therefare,
an analysis assessing the cultural values cannot be exhaustive. The follawing analysis
and ‘nterpretation are an attempt to determine the cultural significance of the Lengkloof
site, based on research in the Cape Archves and combined with papers and fiies ot a
few speciaists (such asundustrial arcnaesiogist David Worth and the NMC). Additicnal
research would be needed to come 1o a more comprehensive analysis. but this goes
bevond the scope of this study The primary intention was to :ndicate that the cultural

values are not defined by aesthetic consideraticns alane,

The site has historical value because of the importance ol the company that
criginallv utilised the buldings in the first place. The histary of Cape Town's United
Tooacco Company, a subsidiary of the London based molher company, (s an integral
part of Cape Townr's colonial past.® Also, the UTC was "the first modern manutacturing

industry 1o move into the Upper Table Valley” *
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The sie also nas urbanistic value, because 115 an excellent example, one of the
remaimirg few, of how an indusirial site al the beginning of the twenlieth cantury
deveioped as the company grew.™ Cver the vears, and because cf the United Tobaces
Company's sutccess, there was a level of consistency with regard to new builldings beng
acded. in fact, it is the only examole of an indusinal site of such a large scale r the

immeciate proximity of Cape Town's Central Business Distrcr ™

The combination of a8 mainly residential area with an industoal site is also unigue n
u'banistic 1erms, siNce Mixed use areas were rare at that ume." Furtner being situated
ir the Gardans. with its speailic characrer of smali-scala cevelopment, the site 15 a
laremark in the City Bow! due tc its [arge scale, its hignly visible water taower and the

prominence of the two warahouses.

n fact, 9 entire histary of the site is important the site was used gs.a lobacco lactory

fer anly half or it lite- Therealtter, it was reusac for storage and busiresses, which alsc
orovides sigrificant infarmation on the pragmatic attituds Wwards reuse so many years
ago. ™

The site containg a range of suildings, moast of whick alsc nave ntrnsic gualites and
architectural value, they co, howaver, giffer ir their leveiz of consavation
waorthiness |n the fellowirg discussion. the cultural significance of each building will be
measiiad, and atfirmed by a brie® analysis and descrintion of the bulding's leatures

Thne mast prominen: buildings on the site are the two faur-storey warehauses to whigh
the landmark water lower is at1ached (Builoing 1 anc Building 2 on Fig 23) Thesa two
made un the actual Tobacca factery ™ The NML consdared Eoth these warahouses 1o

be pre-eminently conservalion-warthy ®

Azcording to tha NMC Y thay car both be regarded az architecturaily significart. They
were designec by 8 prominent architectural firm of the time, namaly Jeneas and
MeWilliams from Port Elizadbeth. which was responsible tor many imgortant buildings in
South Africa ™ Also, botn Buildings are represantative of a specitic kind of buiding. and
are a notable example of a particular style anc age: they are "prime examoles of the
sary lunenenalist architesture™." dating back o the beginning of the twentieth centurv
and. as will appear from 1ne following, are structurally well-thought out. They are
rationally olanned and clearly designed trom g tunctional perspective. with aach level
being diviced by columns inte regular bays The reasan for 1his ratisnally planned lay-ous
can be attributed 10 the machinery, which neeced large spaces ™ Ir the second
warehousa 1his was accomplished by aividing up the bulging into arly two massive
poruons of 450 000 m* sach (sea Fig. B3/18)
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Further, the sxternal design ol the building was expensive for a factory ouilding of that
hme:® a great amount of detail car pe found :n the fagades. which were given much
atteruon when they ware sullt. They are made of red face-brick with white plastered

vards, 3 neg-gothiz motf {as used by Butterfield) (see Fig B311% =

Also, the unusual anc well-thougnt oul structure contribules to the technical value ol
the builcings. as it 1s a rare, and sull existing, examole of the creanve and technical
achievemenrts at a particular penod. the innovative structure was designed Lo i in with
the use of a 1obaceo factory and its machinery ¥ 1t is based on a load-bear ng Erick
enveicpe  different from the current structural cesign whera tha columns ferm the
maim siructyre of the hqndmg.* A aysiem known as a jointless construct:an’ forms the
nside structure and conssts of woocen floors. umbe’ jo sts. steel beams and steel
suppons [see Sigs B3/20 and B327 1% The struclure was actually detesrminea by the
machinery ta ba usad in the suildings. The floors neaded 1o be pietced in many places
“tcr strap races from machine power from pullies below fluors. as vice one reorm in
existing factory where fourteen separate machines are driven by straps passing through
the flacr in one rocm alone "' |t seems that the United Tobazco Company wanted to
avoid concrete floors and prafarrec "to arect a factory building in brick urder (an| iron

reaf with woodean tioors on wood |oists and ran bressymmers ™

Althaugh the machinery (s missng at aresent. the structure still provides indications as
to haw the bulldings must have pean Jse&d; As 1hs type of structure was negassary (o
accemmodate machines that were driven by straps, and as strap braces are unly
necessary lor central power solrces,'™ one can conclude that there must have baen
such a cantral power scurcesit is possibie that the eleciricity orowision of tha

municipality was unraliab'siat the time, therefore making own DOWEr SOUTCES NECEESATY,

This case study geals mainy with tha first two bu!dings mentioned anove, which
formed the focus of the convers:on. Howevear, as tha site consists of several olhar
buildings too. some of which were a'so worth censerving. they are nriefly discussed

hersunder

The NMCT consderad the foliowing thrae builgings on the site Lo be pre-emnant'y

conservation-worihy

o Buwlding 5. the three-starey high administration buiiding along Kloof Street.™

z thouah they did not turnish any reasons for this assessment
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The Victarian-style one-starey nigh Heighton house on Xlogf Straet, Buitding 7,'™
which was built in 18G3 and designad by Frea Cnarry. It is ikely 1hat it was
considered conservalon-warthy because 115 aesthetically attractive (see

Fig 83/22;'"™

The old nesa-classicist Westzlift School, Building 1£,"® mast likely because it is a
rapresentational example of a well-known architect’s work Jit was gesigned by
Herber Baker's weall-krown firm) Also, itis 3 represertational example of 4
particular style anc age: 115 a “good examole of tormal, civic architecture’™™ ot 15
periog (see Fig. B3/23)

Tne NMC decided that the follewing buildings should anly be refained if possible

o

[

Building 3, like tha two warehouses, is "a prime example of the eariy functianalist
architectare”, ™ ana thus also a representatioral example ¢f 8 garticular style It toe
is considered to nave been rationally planned, structurally ahead of 115 time and very
detaled.'™ |t 15 also a representauonal exampie of wel-knawn architects’ work,
having been designad by two wall-known firmis  thefirm of Baker, Kendall and
Morris designed the two-sterey builg ng 1 frent, while the firm of Forsythrand Parker
aesigned the threg-storey additien In the back It has & face-brick tagade and
cenerete Hloers ' Given that the other two warehouses were pre-emingntiy
corsetvatior-worthy and moreover iased on the exact sane criteria, the

recommendslion of the NMT 15 sdrprising.

The '‘Benmere hcuse (Buliding B, an old Victorian Mouse alcrg Darter's Raad, pra-
'900 and frem the same style as the Heighton House, but less ‘pratty

With regard 1c Budding 8, the boilar nouse attacheg to the lwo warehouses, thare
were ritially planste demelish it. However, after a tanant proposed to reuse it as a
cantaer, it '‘was dgeciged nc: o damolish it. As parl ol the large industrial site it car

be considered of significance

Building 15 is a prefabricated concrete and steel warenouse structute of ne value and

was therefore rat includad in the recammendat ons of the NMCT  Altrough the building

itself is not notewortny. it app2ars that the NMC dig naot take into account that it forms

part of a signilicant complex,
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The NMC made decisions on the consarvaticn warthiness of its heniage resourcas
without 5 proper understanding of their values. Ingicative of 178 15 that they could nolt
prowvide enough justufication as tc why exactly they geciared specific buildings as warthy
of conservation, (s suggests that tne NMC failed to assess the Longkiaof site and its
nuildings adequately """ What is missing in this case is an engagemans from thie NMC

with the takric of the bulldings. not anly with ther histary ang aasthetics ''?

Un the other hang, the nrmited capaciv and resourcas of the NMC have 1o be 1aken into
account: 'n Scuth Alrica, there sre currently nc rescurces to support a hetitage agency

1117

with the capacity 1o investigate in depth any structure referrad to it

The quality of the conservation of the project in architectural
and in urban terms

The fullowing will quastion whether the cullural significance was tetained with the reuse
pf the site 35 a3 media centre. and how this was accamplished, To ascertain ths, The

qualty of the canservation in architectural and in urban terms must be analysed

For the architectural gquality of the project, thisyll involve an anaiysis of the design
aperoach acopted for the reuse, The tocus will Be on the reuse of the twa warehcuses
In this garticular case study. the decision ta reuse the sl was obvious. Full restoration
was ¢ garly impossikle on ecanamic grounds. Lhe site was 100 large and there was no
awareness in Tape Town with regard o raestoning 5 industaal past Simply put, the
original use could not ke retamad A goonamically viadle new use was the only aptian

if the buildings were to be retainad at all,

Bascally, the adcpied design apbrasch was a sensitive ane that resulted in low to
medium-impact adaplations to the buildings, which contr buted 1o the success of the
corversan In consaryaton terms. This design spproach and its cansarvalion

impleatons wil now be discussea in mare detal

Most adaptations were |ustifiaple from an ecancmic as well as from a3 ronservation 5!
viewpuint, In lact, the symbiosis of eaeonamic ang conservation considerations turned
oJt 16 Do erucial for the overall success of the conversicn For exampie, the decision 1o
cut as lew holes a5 possidle in the walls tar the installatian of the new services wasa
pragmatic cecision, with the aim of keeping the tabric intact ' Leaving the criginal
building untouched was equally justfiadle fram a conservation viewpoint, ang as cuihing
hales in thick walls wodld have been an expensive aperation, the decis.on was also

acanamicallv justitiakle.
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The choice at 2 sensdive design approsch was alss cbvicus from the perspaclive of the
development model that was adoptec for this orojest Tae main lask of the architects
was 10 restore the buildings (¢ working arcar As this had to Fagpen in an ecenomically
frasinle way, the existing elemenis ef the buildings had to be retained as much as
possible. witheutl necessarily restering them te their eriginal stale ' For example, the
fagades ware merely regaired and cleaned, ™ ana the windows were regaired where
necessary. Many windows nad already besn replaced by steal cnes after the Lnited
Tabacsa Cempany mevec sut of the buildings, and the architecrs simpiy retained

these ' Wrere windows had 1c disappear 10 accommodate the reguiremants of the
naw use, they were merely aricked-in again {sem Fig B3/24], However, in the case ol
adaiticns te the outer lcok of the buildings, shase were made frem a desigrn that was
very suniar to the cld, even cepying 1. An example of this is the new enlrance beiween
Bulding 1 and Buiding Z: the raw design is so similar te the old, and the contrasting
wands have been so easily copied, that it is hardly possiole to s2athat it is a2 laten

additicn isee Fig 24!

Fig. 24 New entrance between Building 1 and Building 2 {[ront|



The sensitive gesign appreach, respecting the original fabne; s alse wisiblz in the ways
rwhicn the tepanis adapled the spaces fe suitherr own needs-and reguiremanis
Althaugh they were tree 10 de what thay wanted inside they were not permitted to ater
the argnal tabinc. As a resull, many temperary subdividing strdctures car be founc ir
Hrer spaces Although this was guila alfeclive in some cases, several spanes have baen
avar-subdivided and the sense cf space has beon lost. Mevartheless, these subdividing
sirustures do not reach the ceiling, which means that the original columns are stil party

visible

The industrial ook of the buildings was also respecrad in most Spaces, as car be sean
an Figs 25 and B3/25 Far example. the metal structure wes rested with a special fire-
regigling painl, 56 that it could remain visible: Another examale s the cid fire deors that
wera retainad Some cf these were left in their cnigina’ ‘ocaticn ises Fig B3726: while
athers were moved to the new pub. Cafe Bardelli,'™ en the ground loar of the second
warahousa, whare they wara reused 0 form par of a wall 1seeFigs, 26 snd B327)
However [n some spaces thae desigr of the subdividing structures fwith Vicierian-lice

datlailing) daes not seem ta it in with this industrial lcok, althcugh this s 2ntirsly the

responsibility of the garticular tenant

£ 25 New staircase in harmony 'with

ndustriai loak cf space (Bullding 2|




Fig. 26: Fassage with well made o ¢ld fire

daors lieft]

Although thendustrial lack ¢f the bullaings 1a cleary wistble in most cases, there are
cnly Tew reminoars thar the bulldings were formzlly useg az a Jobacco factory, anc this
ia 8 negative factar ip the consarvaticn sucaess ol the buildinga However, 1he state of
the Buldings a2t the 3tart of the conversicngs partly resacensikle far th's most of the oig
machinaty hao siresdy bean removed P by this Ume ano the remaining parts had heen

destroyed

Mevertheless, the fabric of the buildings goes provide some infarmartien on the

Buldings previcus use Far #xampla, in one ol the large soaces there is a smallér space

A

on a shaghtly ligher lexel, which has scme remaining thick wells. & ike'y conciusion 5
that this was the confrel reom. from where the storage of tobacco could be subervesed

(zee Fig. B3/28).'™

Basically, i1 can be concluded that the chosen design sporaach was a mix 21 ‘Fistorcal

reconstruction’ and “celebration’ " Far the outside of the buwildings it apaears that the

T

design ¢ the new additicns (this 5 'n fac: only the entrarce tc Suilding 1 ane the

entrance ta Building 2) closely resembles the angiral fabuic 1tendng ta a design

appraach af 'mstcns reconsiructicn Inside. the new elemerts are clearly mogearm, ang

aeffechively nighlight the industrial look of the builleing ['celebration’



The improvement ol the urban quality of the surrouncings of 1he Longkioof site is
indicative ol /15 suctess I conservation terms, as well as in economic terms. It is nct
pass:biz to prova conclusively that the renewal of the arez after the conversion can be
soiely contributed to the success of this patticular conversion. Hawever it is very liksly
that the improvement of the urban quality anc the econamic success of the canversion
nave created opcortunitiss for other businesses. Through interviews with the develooing
manager ana tenants wno had therr premisas in the area of the Longkloot sie bafore its
conversion, © 11s clear that things stared 10 change for the better in Kloof Street as
so0n as the site had been converted A number of other reasons — econamic of political
- might nave causad tais. but the tollowing discussion will only concertrate on now anag
10 what extert the conversion of the _ongkloof sile contriputed to imorayving the urban
guality of the area. Theretore, the situation of the area surrounding the site s discussec,
atter which the reasans that contributed te the changed environment after the
paonversion will e summarnsed. Finally, the current situation of the surroundngs ot the

site and 10 ‘which degres the onginal concepl was exesdted will pe aralysed,

Al the time ot tne cenversion, the zrea surrgunding the site nad, to a minor extent, heen
negleciad and businasses along Koof Sireet were not farng wall The warshouses were
mainly used as storage spaces. which contributed 1o a lifeless atmosohere, since few
peopie ware present on the site or ocgubying the buvdings. The warehouses were
closed to the cublc and the cpen«space tetween the buildings was closed off lruom the
street by big gates, making it imoossible for the oublic 10 Interact with the site

Basically, the whale site was ar island in the Sity struciure.

The conversion of the site into a3 media centre changed all this and, for a number of
raasons, the immmediate eavirorment underwert several transformations, Firstly, the
site’s new use 35 @3 media centre created a mare fashionable atmosphere ir this part of
the Gardens anc therafare, most likely encourages the establishment of new and trendy
restaurants (with or without ather econamic reasons;. Secondly the bulldings
tnemselves housed some public functions, such as Caté Bardell, which contnbuted to

tne liveliness of the site, day ana mgnt
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Thircly, the accessibiity of the site was improved. The initial 1dea was to inlegrate the
site with its anvirenment, 5¢ thal the devalopment would gvenluslly increase tha urban
quality ef tha site’s surroundings. To achieve this, it was intendsd that the use cf the
s would be partially of 8 ‘public’ nature and creats a gleasant snvironmert - for the
pecupants of the buildings, their visitors ang the ganeral sublic Howsaver, the ariginal
plans of landsca2ing the sgaces between the buldings to create a more aleasant
ervironment ¢r the site™ were cnly gartly executec (see Figs. 27, 28 and 23}, and this
due t¢ ar incteased demand for gasking To improve the accessibility of the site, it was
openad up at scme cf its edges 2 imorove itls accessidility (see Fig B3/29). as s reasult
less strict boundaries have beanp created on Park Street anc Klecf Street In fact, on the
Kicof Streel side, the site opens onto 4 public space with Caté Bardelll as an attraction
paint tor the public. On the Park Road side with its residentizl character, thers are two
major points of aceess o the site:(see Figs 83/30 and B2/31), albeir more of a prvale

nature, as they give access to onvate parking lots (see Fig. B3/325

Fig. Z27: Axcrometnc of Longklocf site hinlendad pian for landacaping the site {Sourge:
Fiel de Bee’)
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Although the site is accessible to the general public and has seven entrances, it was
never intended for the public to treat the site as a pedestrian thoroughfare. The reason
for this is that the nature of city life in a developing country like South Africa precludes
entirely ‘'open’ commercially owned space. According to the developing manager, a

security presence is always necessary and unavoidable.'®

A fourth reason why the urban quality the site was positively influenced by the
conversion, is exactly this security aspect. A good security system was provided on the
site, which enhanced the entire area and made it easier to integrate the site into the city
structure. Although security guards are constantly walking across the site and are in
contact with each other through walky-talkies, their presence is not intimidating or
overbearing.'® There is in practice no security problem, although there are seven
entrances to the site (see the previous Fig. B3/29), making it theoretically difficult to
control.'®/'?7 Also, the level of social control — inherent to sites where many small
businesses have their premises - is fairly high. Proof of the effectiveness of the security
measures is that, except for some petty theft, no serious crimes have been committed

on the site so far.'?®

in short, there can be no doubt that the converted site has had a positive influence on
its environment. The urban quality of the area has definitely imprdved. The success of
the conversion contributed to the fact that Kloof Street has become a vibrant part of the
city’s nightlife, and new businesses, mainly restaurants, have moved into the area. This
part of the Gardens has now become a more integral part of the city centre, albeit with a
more upmarket or classier setting than before the conversion of the site.'® The intention
behind the reuse of the site, namely to integrate the large site back into the historically
sensitive area of the Gardens and to connect the upper Gardens with the city itself has
targely succeeded.'®

Factors that impacted on the quality of the conversion in
conservation terms

As indicated by the above discussion, on the whole, the conversion can be considered
to be a success in conservation terms. This was accomplished by a number of factors,
for example the match between the fabric of the buildings and the new use; the

importance of good conservation restrictions; and the initiatives of government bodies

to protect the buildings. These factors are discussed hereunder.
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One factor affecting the success of the conversion in terms of conservation is the
good match between form and function, which ensured that minimal
adaptations were effected. As the qualitative conservation of buildings requires that as
few adaptations as possible are made, this good match was a positive factor. Again, the
material of the theoretical part will be used to analyse the compatibility of the new use
with the original fabric.

For this case study, only Building 1 and Building 2 (the focus of the site) will be
examined. In general, the following analysis will test whether the original form of open-
plan warehouses, as in this case, matches the new use of small and medium-sized
businesses related to the media.

With regard to the constructive structure of the two warehouses, the construction type
consisted of a load-bearing brick construction outside and a jointless construction
inside, consisting of wooden floors, timber joists, steel beams and steel supports. This
construction type had no problem accommodating media-related businesses, and no
extensive changes had to be made to the construction. The good condition of the
structure prior to the conversion, together with the fact that the new use needed less
load-bearing capacity than the original use made adaptations to enhance the stability or

strength of the buildings unnecessary.

With regard to the functional structure of the two warehouses, this could also easily
accommodate the new use. The spatial type consists of repetitive, large, open-plan
spaces only interrupted by columns, which divide the spaces into bays. Since each level
consists of only one open-plan space, several alterations would have been necessary to
subdivide this space into smaller units. However, the various sizes of the businesses
that wanted to move in were very compatible with the size of the spaces: in most cases
there is only one user per floor and the layout of most levels was kept open-plan. Only
temporary structures have been used to subdivide the space. Only the medium-depth of
the buildings that created some difficulties: despite the fact that the many windows do
let in natural light, it was necessary to install artificial lighting.

With regard to the user structure of the two warehouses, the original circulation system
was sufficient, as the large spaces are mainly used by one tenant. This also made

additional fire escapes unnecessary.

In short, the good match between form and function resulted in only small alterations to
the original fabric of the two warehouses and the conservation implications were

minimised.
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Another factor affecting the success of the conversion in terms of conservation was the
implementation of clear, well considered and well executed conservation

restrictions, which are intended to protect the cuitural significance of buildings.

In this case, regulations to conserve the cultural significance of the site were not
enforced by a government body. Aithough the NMC assisted in the initial identification
of the conservation-worthy buildings, it was difficult to implement their assessments, as
the following example indicates. The administration block was sold to Boston College
and considered to be pre-eminently conservation-worthy. Despite the fact that the NMC
protected the building, the owners went against their restrictions and changed the outer
iook of the building, making major changes to the roof, which are visible from Kloof
Street (see Fig. B3/33)."%

In fact, the NMC did not even try to defend some of their buildings that they considered
conservation-worthy. One of these was ‘Benmore’ House, along Darters Road, which
was demolished without objection from the NMC or the City Council since the site
would benefit from it: this was because space was needed in front of the two
entrances, as they were focal points of the site.'®

Aithough no government body enforced restrictions to conserve the cultural significance
of the Longkloof site, the professional team in charge of the conversion did so. The land
had been subdivided and sold to shareholders, who would theoretically be able to
change the outer look of their respective buildings. After several meetings with the City
Council, the architects and development manager decided on the following option to
ensure that the buildings remained untouched from the outside: the land was divided
between the various shareholders in such a way that each property was based on the
footprint of the building.'® In this way, new designs could be controlled and additions
would be prevented.'® Moreover, all owners were to share the remaining land between
the buildings. Since each individual owner has to agree on any changes to this common
piece of land, additions to the buildings are not likely to occur either.'® In this way the
developing team contributed to the protection of the cultural significance of the
buildings, where government bodies had failed to contribute.

Further, the developing team was also committed to conserving the envitonment. They
did not intend to erect further buildings, which they were in fact entitled to do: the site
had development rights of about 60 000 m?, while the existing eleven buildings only
provided around 18 000 m? of floor area. However, they did not want to maximise their
rights, as the preservation of the site and respect for the buildings as a group was
essential for them '
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The last factor affecting the success of the conversion in terms of conservation are
initiatives from government bodies. |n this regard, the City Council
commissioned architects to make conservation studies of parts of Cape Town. Although
the Longkloof site "is identified in Rennie and Riley’s Conservation Study of the Upper
Table Valley as being ‘a particularly fine complex of early industrial buildings. the first in
the Upper Table Valley’,” "it is excluded from the Upper Table Valley Policy Plan of
1984."'¥ The intention of this policy plan was to direct and co-ordinate the upgrading of
the whole Upper Table Valiey. So basically, although the Longkloof site itself never
received special attention, the City Council had previous drafted plans to upgrade the
Upper Table Valley and the Lower Gardens, and this might have smoothed the way for

the reuse of the site.

In conclusion then, it is clear from the above that in this case most of the original
concept for the conversion could be executed. The intention to redevelop the two major
warehouses into spaces usable by media, film, television, advertising and sound related
industries'® and the idea of turning the factory into a media centre hakd been successful:
most businesses in the two warehouses and the MLT-building are still film- and
advertising-related.

B3.56 SUMMARY OF THE KEY FEATURES OF THE
CASE STUDY

For purposes of comparison with the other case studies, the basic features of the reuse
of this group of buildings are summarised hereunder in Table 10:

Case study Longkloof Studios

Original use Tobacco factory

New use Film studios and media-related
businesses

Building year around 1900

Start date conversion | 1993

General Almost free-standing load-bearing brick

Structure constru.ction, inside jointless c.onstru‘ct'ion.
consisting of wooden floors, timber joists,
steel beams and steel supports

Site surface 1,6924 hectares

Total floor area- +/- 18 000 m?

Zoning General commercial

Services All necessary services were available
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Suburb Gardens
Location Level of upgradin . .
environmepngt g Medium to high
Developing manager, building contractor,
architects, quantity surveyors, structural
Professionals and civil engineers, electrical and
. mechanical engineers, fire protection
E:;zjoerﬁti;:s consultants and land surveyors
Approach Entrepreneurial approach
Funding Five shareholders + commercial bank
Cost Medium
Tenure Joint tenancy
Type of space Open plan, large spaces
Site type Courtyard site
Depth Medium
Function Frontage Wide
Aspect Detached
:}?ﬁsnﬁ};‘fen form Moderate to good
Conservation Repair, adaptations {some are copying the
Conservation processes OIq) e — -
Design approach §3rmgm_g into workable c':ondmon., kgepmg
industrial look, celebration, continuity

Table 10: Key features of Case Study 2 - Longkloof Studios

10.

11.

De Beer, P., "Longkloof Studios”, unpublished paper, nd.

Document, "Registration of the United Tobacco Company (South)} Limited under the Company’s
Act of 1892", 13/03/1906, Cape Archives, LC, 258, 697.

The word 'site’ means the site that was converted in 1993; the buildings on this site were not
necessarily all part of the original UTC site.

During the conversion, the buildings were each given a number, in no way referring to the
sequence in which they were built. Since the buildings are referred to according to these
numbers in the available information on the conversion, they are used in this way throughout
this case study.

It is uncertain when the first warehouse was built. Documents found in the Cape Archives
provide different building years for this warehouse, ranging from 1900, 1903 to 1904.

Author unknown, paper on United Tobacce Company, nd., obtained from David Worth,

Letter from G. Patterson to Town Clerk, 23/07/1906, in which he complains about the nuisance

caused by vibrations from dynamos in the engine house adjoining his own house, Cape
Archives, 3/CT, 4/1/1/26, A249/1.

Letter and petition from neighbours to Town clerk, 28/11/1906, in which they state that "the
noise of the machinery coupled with the smoke of the Factory, and the smell arising from the
tobacco during the course of manufacture is almost unbearable at times...", Cape Archives,
3/CT, 4/1/1/26, A249/1.

Letter from United Tobacco Company to Town Clerk, 11/09/1907, Cape Archives, 3/CT, 4/1/1/68,
Da0/1.

Letter from Chief Officer of Fire Department to City Engineer, 27/07/1940, Cape Archives, 3/CT,
4/2/1/3/1062, B2234.

Letter from United Tobacco Company to Town Clerk, 11/09/1907, Cape Archives, 3/CT, 4/1/1/689.
Dgo/1.
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12.
13.

14.
5.

16.
17.
18.
19.

20.
21.
22,
23.
24,
25.
26.

27.

28
29.

31.

32.

35.

37.

6828883

&8

De Beer, P., “Longkioof Studios”.

Letter from the City's Electricity Department to the Electricity and Waterworks Committee,
07/02/1941, Cape Archives, 3/CT, 4/3/1/1562, 5/U/3.

De Beer, P., "Longkloof Studios”.

Letter from architectural firm of Baker, Kendall and Morris to City Engineer with application for
additional block of buildings, 20/11/1918, Cape Archives, 3/CT, 4/2/1/3/38, B2142.

De Beer, P., “Longkloof Studios”.
Ibid.
It was not possible to track down the building year of this engine house.

This was probably the case because the supply of electricity from the Graaf Electrical Light
Works was both inadequate and unpredictable. Found in: De Beer, P., “Longkloof Studios”.

De Beer, P., "Longkloof Studios”.

Author unknown, paper on the United Tobacco Company,.

Ibid.

Ibid.

Ibid.

It was not possible to track down the building year of this warehouse.

However, due to a lack of old plans and photographs, it was not possible to obtain precise
information on these the adaptations, or on the precise dates of changes of ownership or of
changes of new tenants. The only available information was gleaned from old documents and
correspondence, found in the Cape Archives.

The earliest indication that other companies were using the buildings was in 1952. Found in
document dated 1952, Cape Archives, 3/CT, 4/2/1/3/2503, B5387.

Document dated 1952, Cape Archives, 3/CT, 4/2/1/3/2503, B5387.
Document dated 1952, Cape Archives, 3/CT, 4/2/1/3/2573, B570.
Document dated 1952, Cape Archives, 3/CT, 4/2/1/3/2925, B3229/54.

Personal communication with development manager Gary Moore, previously from Concor,
28/01/2000.

Ibid, 28/01/2000.

Personal communication with architect Piet de Beer, 27/06/1999.

Ibid, 27/06/1999.

De Beer, P., “Longkloof Studios”, unpublished paper, nd.

Personal communication with development manager Gary Moore, 15/03/2000.
/bid, 15/03/2000.

Ibid, 28/01/2000.

Ibid, 15/03/2000.

Ibid, 17/03/2000.

Ibid, 17/03/2000.

Personal communication with architect Piet de Beer, 27/06/1999.

Personal communication with development manager Gary Moore, 28/01/2000.
1bid, 17/03/2000.

1bid, 15/03/2000.

Groenewald Architects, “Longkloof. Redevelopment proposal for Gestalt” {Cape Town: 1992),
pp. 1-3.

Town Planning Branch, City Engineer's Department, "Upper Table Valley policy plan. Statement
of problems and assets” {Cape Town City Council: 1984), p. 9.

Groenewald Architects, “Longkloof. Redevelopment proposal for Gestalt”, pp. 1-3.

*New Land Use Restrictions imposed i.t.0. Section 42 (1) Ordinance 15/1985. Approval to
subdivison SE 13594/1%, in: Lipot Properties {presumably), "Longkloof Cape Town. Development
proposals building n°1* {Cape Town: 26/11/1993), annexure B.

188



50.
51.

52.

55.

57.
58,
59.
60.

81,
62.
63.

65,

67.

69.

70.

71.
72.
73.
74.
75.

76.
77.

78.
78.
80.
81.

82.

Groenewald Architects, "Longkloof. Redevelopment proposal for Gestalt”, p. 26.

According to development manager Gary Moore, the sprinkler system was tested by putting it
under pressure, and the pipes were holding the water.

Personal communication with developrment manager Gary Moore, 28/01/2000.

Only on one occasion was it not possible to make use of the existing water-based sprinkler
system. One part of Building 2 could not use this system: the recording and transmission
rooms of e-tv which contained expensive electrical equipment. Since water would ruin these
machines, in this particular case a gas-based sprinkler system had to be installed. Personal
communication with administration manager of e-tv Derrick Frazer, 29/07/1999.

Personal communication with administration manager of e-tv Derrick Frazer, 29/07/1999.
Personal communication with architect Piet de Beer, 27/06/1999.

Personal communication with development manager Gary Moore, 17/03/2000.

ibid, 17/03/2000.

Ibid, 17/03/2000.

1bid, 28/01/2000.

Since the buiidings were originally designed as warehouses, the fioors had a high loading
capacity, especially considering that the tobacco was spread out on the floor in flat sheets and
was very heavy. The new use of businesses required a substantially lower loading capacity.
Personal communication with architect Piet de Beer, 27/06/1999.

Personal communication with architect Piet de Beer, 27/06/1998.

Personal communication with development manager Gary Moore, 17/03/2000.
1bid, 17/03/2000.

/bid, 28/01/2000.

Ibid, 28/01/2000.

in the end, several cafés have been using the boiler house as their premises, but they were
never economically viable, most probably because of the location, which is not visible from the
roads surrounding the site. Personal communication with architect Piet de Beer, 27/06/1999.

Personal cormmunication with development manager Gary Moore, 28/01/2000.
1bid, 28/01/2000.

This is to accommodate a company producing sport shows which was previously housed in the
first warehouse but needed more space because of its success. Personal communication with
security guard Jonathan Childs, 21/07/1999.

Document provided by development manager Gary Moore, nd. (presumably from before the
sale of the site). :

Perscnal communication with development manager Gary Moore, 17/03/2000.
1bid, 17/03/2000.
1bid, 28/01/2000.
Ibid, 28/01/2000.

It can be assumed that it was the same for the other buildings, aithough it was not possible to
obtain exact figures for them.

Personal communication with development manager Gary Moore, 17/03/2000.

Personal communication with quantity surveyor Nigel Sessions of Farrow Laing Ntene,
03/04/2000.

Personal communication with development manager Gary Moore, 17/03/2000.
As discussed in the theoretical part (A2.1),
National Monuments Council Archive, File 9/2/018/96, nd.

Letter from National Monuments Council to General Provincial Services Branch, 16/05/1991.
National Monuments Council Archive, File WCBOX153 on United Tobacco Buildings.

Document provided by development manager Gary Moore, nd. (presumably from before the
sale of the site).
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83. Document, “Registration of the United Tobacco Company {South) Limited under the Company's
Act of 1892", 13/03/1906, Cape Archives, L.C, 259, 697.

84. Worth, D., “An assessment of the conservation framework in South Africa as it relates to the
industrial heritage of Cape Town ", unpublished dissertation submitted for the degree of Master
of Social Sciences in industrial Archaeology (University of Birmingham, ironbridge Institute,
1993), p. 30.

85. Personal communication with David Worth, March 2000.
86. Ibid, March 2000.

87. Ibid, March 2000.

88. Ibid, March 2000.

89. De Beer, P., “Longkloof Studios”.

90. Document provided by development manager Gary Moore.

91. National Monuments Council Archive, File 9/2/018/96.

92. Personal communication with David Worth, March 2000.

93. Groenewald Architects, “Longkloof. Redevelopment proposal for Gestalt”, p. 4.
94. Personal communication with David Worth, March 2000.

95, De Beer, P., "Longkloof Studios”.

96. Personal communication with Ass. Prof. Derek Japha, 24/10/2000.

97. Personal communication with David Worth, March 2000.

98. Personal communication with development manager Gary Moore, 28/01/2000.
99, De Beer, P., “Longkloof Studios”.

100. Letter from McWilliams and Jones to City Engineer, 03/09/1906, Cape Archives, 3/CT,
4/2/1/1/23, 502/8.

101. Ibid.
102. Personal communication with David Worth, March 2000.
103. Document provided by development manager Gary Moore.

104, Ibid.
105. 1bid.
106. Ibid.

107. Groenewald Architects, “Longkloof. Redevelopment proposal for Gestalt”, p. 4.
108. 1bid, p. 4.

109.  /bid, p. 4.

110. Personal communication with architect Piet de Beer, 27/06/1999.

111, Personal communication with David Worth, March 2000.

112 Ibid, March 2000.

113. Personal communication with Ass. Prof. Derek Japha, 24/10/2000.

114, Personal communication with architect Piet de Beer, 27/06/1999.

115. Ibid, 27/06/1999.

116. Ibid, 27/06/1999.

117. Ibid, 27/06/1999.

118. Personal communication with development manager Gary Moore, 28/01/2000.
119.  Personal communication with architect Piet de Beer, 27/06/1999.

120. Personal communication with development manager Gary Moore, 28/01/2000.
121. As mentioned in the theoretical part (A2.2).

122, Personal communication with tenants, 21/07/1999, and development manager Gary Moore,
28/01/2000.

123.  Personal communication with architect Piet de Beer, 27/06/1989.
124. Personal communication with development manager Gary Moore, 17/03/2000.
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125,
126.
127.
128.
129.

130.

131.
132.
133.
134.

135.
136.
137.
138.

Ibid, 17/03/2000.

/bid, 17/03/200Q0.

Personal communication with security guard Jonathan Childs, 21/07/1999.
Personal communication with security guard Jonathan Childs, 21/07/1999.
Personal communication with development manager Gary Moore, 28/01/2000.
De Beer, P., “Longkloof Studios”.

Personal communication with architect Piet de Beer, 27/06/1999.

Personal communication with development manager Gary Moore, 28/01/2000.
Personal communication with architect Piet de Beer, 27/06/1999.

The only option the owners have is to demolish the whole structure and erect a new building on
exactly the same spot. This is unlikely to happen, due to the economic success of the
conversion. Personal communication with architect Piet de Beer, 27/06/1999.

Personal communication with architect Piet de Beer, 27/06/19399.

Author unknown, paper on United Tobacco Company.

Ibid.

Personal communication with development manager Gary Moore, 17/03/2000.
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CHAPTER B4: CASE STUDY 3 - THE
SOUTH AFRICAN BREWERIES,
NEWLANDS

B4.1 INTRODUCTION

The reuse of some of the original buildings of the South African Breweries in Newlands
as a visitors’ centre forms the subject matter of this third case study. In comparison
with the previous two case studies, this conversion utilised a high-cost and high-impact
design approach.

The material for this case study came from interviews with the architects of the
conversion and the quantity surveyor. Although they were willing to co-operate, the
owner of the buildings — the South African Breweries — restricted them in providing plan
material and exact cost figures (mainly for security reasons). However, the National
Monuments Council did provide a file with information on the site and this information
was combined with the material presented on the information boards in the visitors’
centre itself. Further, the Cape Archives provided old photographs and plans of
alterations, and the City Council also made some old plans available.

This case study is structured slightly differently to the previous two. First, there will be
some discussion of the history and background of the project. Second, the management
and budgetary constraints of the conversion will be examined instead of the economic
feasibility, and third, its success in conservation terms will be evaluated. This will lead
to certain conclusions on the key features of the case study. The text is illustrated with
key figures and reference is alsc made to other figures, contained in Appendix B4
(Volume lI}. The code of these last figures starts with B4 and is foliowed by the number
of the figure.
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B4.2 THE BACKGROUND OF THE PROJECT

The history of the site

Tne s:ite of the South African Breweries is loczted alang the strategic Main Head in
Mewiands a Zzpe lown suburs that s further away from the city centre than the sites
hscussed in the previous two case studies (ses Fig, 30). Newlands was anginally part of
the Liesbeeck Villey ' The extension of the frontier fram Cape Town to the Lisstesck
Hiver was the teginning of the Eurapean coionisation of the Cape Coleny * The esarliest

structures built in the valiey date back ta 1657, when the Dutch East India Cempany

eracted the barn 'De Schuwr,
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Fig 3C° Map of South African Breweries site and surrcundings {current situat:on)

(Source: Dawd Warth)

Later, part of the land was subdivided into five farms, of which one area was bought by
the Swade Jacob Letterstadt and calied 'Mariendahl’ (ses Fig. B4/1). Latterstedt was
listed in 1826 a5 a "brewer and it is from this date onwards that the s:i1e has baen
associated with beer brewing * The location of 1he slte was ideal for brew:ng, as thers

wera nedrby mountain straams with good quality watet
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The Manendahl Brewery, an extension ¢f the now demalished earher brewery of
Letterstedt, was compieted n 1859, while aoditions continued cyer 4 perod of tme,
culminatng |n the addizion of a tewer in 1880 (see Fig 3117 Althaugh the actual
wesigner of the original structure is unknewn, 11 (5 kaown that ane Ado'ohus W
Ackermann was respoersible for the design of the tower and tor later additions to this
breweary building ® The Mariendah! Brewery is erne of the huildings thar form part of the

tacratly reusel 118 whink (s the Tacus of this case study

Fig 31 View of Mariendahl Brewsry of 1854

[ Gurrent situalion)

Howewar Mariendahl was not only associzied with beer making. but a's0. tor nstance.
with the preduction of soirits. |n this regard. it |5 highiy likely that the “distllery  building
a5 1t was calledion the site plans ol 1862 - was related to the proeducthon of spirts ®

This distillgry af 1863 still exsts and alsa larms part of (he recant conversian,

In 1881, another Swede, Anders Chlsson, purchased part of the nesrby Estate
Fapenboom © He rezijzed “that the wey 1o the whole brewing industry was 3 copious
supply of water."® As 2 result, he gradually bought uo all the orewerigs in the srea, 56 35
to “ensure thal ke had contral of avary rival brewery 0 the area, and possessed sl the
walter rghls sc necessary for brewing ™ In 1888 he glso €ased the Manendah! Estate
before buying 1t in 18598 [see Fig B4;2).'" During the lease pariod and theresfter
Uhlsscn replaced and erected many rew ouiidings er the site |r 1338, he added the
malt house with the kiln 1o the site2. "’ This Is the third buldding that forms part of the

conversion (ses Fig, 321



Fig. 32: view of malthauss with &iin as il

looks today (1ap |evel ol Marendahl Birewery|

The pJrpasa of the malt Nouse was 10 prepare the barley far the bee' mauing process by
sleepng and kilning 1 Fram the mialt Fouse, tha pariey was then laker in bags (o lhe

lariendahl Brewery, where the 2ctual beer making process atared "

over the yaars, sevaral buidings were sdded 1o the site to keep pace with
developments in the neer making process, While the Marigndabl Brewe sy praduced pale
ac. ancther brewery was erezted onthe site in 1902 tor the production of English beer
ot 1ager. In the meanume. the Matierndzh! Brewery was modernisad and remaired in
praduction ™ In 1933, new Expansions weare agan necessary, anid Cnlsson
sommussicnad the arcnitegt Jonn Farker 1o design several new buddings on the site.
SJdon as A preumanc mail house, a lager tower brewery, & pottling shed and a gumeg
house The barleyunait of the malt house was now trargsported by rail 1 the naw
brewery (Figs. B473 ard B4/4] * ir the 19535, growth and modernisation wers again
inevitable In 1953, & new live-storey lager krewery was complatled adjacent o the

=x.s5ting plart, while the lager building ot 1832 was demolished.



In 1256, Chisscn s Cape Brewenas finally mergec with its man rival, SA Brewenes. This
nappened alier a long period cf collaboraticn, which had begun in 1905 The new
company was called the South Alrican Breweres {SAE] aneg had its haadquarters in
Jonhaanesburg. This merger resuited in the closirg dewr of the SAE Czstle Brewery in
Wooestock, "while the breweary at Mariendah was imoroved and has since bean
extended with new buildings and continuous upgrading " Gnly in the 1970s a:d
Farcer's malt house at Newlands stop supplying malt for the brewery. The malt supply
thereafier came from the newly ccnstrucied maltings at Caleden. @ At present. the SAB
5 one of South Africe’'s ‘argest companies. Although producing beer s sull its main

entergrise the SAB has exganced into cther areas as wall

In 19594, the SAB docided to convert the Mariendahl Breewery ot 1859 and the malt house
ol 1898 inta a visitars’ centre. Atthat time, thess buldings were in a fairly rundown
condition, as they had partly bean ysed as storage space and hag been neglected over
the years.” The conversion took place in view of the SAB s gentenary celebrations,
which were 1c 1ake place in May 1995 7' The purpose of the wisitors centre was to
“reconstruct the history of besr-making in the Cape” “ fof the puhlic. Althgugh the SAE
mientiad to develop "a wider, mare comprehensive tourist experience of this most
histaric part ef Newlands™ " their aim was mainly écmmercial and for advertising

purposes: 1 Increase public knowledge ¢f their corporate name

The SAS instructed the firm of Gabriel Fagan Architacts to redesign 1he hulgings and
andscape thar immediate surrciindings In addition to the wisitors’ centre the pregram
aslse incluced “parking for visitors and staft {100 open. 00 covarec vays! lecture, dining
3ad pub facilities for starf, memento shop and (he reuse ¢f the 1863 distillery as an
smvircnmental cantre "= Ineluced in the architects’ briet was historical research on thiee
hurdrec years of trewing history at Newlands. tcgether with the drahing of the text for

and the cesign of e visitors” information boards.™

The conversion had to be fimshed within a fairly nght schedule jone year| sc as to te
cemplated in ime for the Warld Cup Rugby in 1885 As the site was locsled adjacent 1e
the Newlands rugoy stadium_the SAB intended 1o use it 1c entertain large numbers of

V.P guast who came 10 the rugby stadwum ¥



B4.3 MANAGEMENT AND BUDGETARY
CONSTRAINTS

Whereas the previous two case studies at this poiat d2alt with the leasibility of the
tconversion project, this is not selevant for this case study Part ol the -eason 15 that
there 15 no comparable marerial available, suck as cost galcuiations to substantiate
whether the reyss project was moare viatle than a green-teld deveiopmant an the same
site would have been. ¢r calculations cf the returns generatea by the conversion for
nvestors In any case, a secuon focusing on feasitillity wouid be irrglguant in this gase
because ot the brigt ¢of this conversion oroject the canversicn was intend2d as a
promotion, and not as an invastment (in the traditional sensel The primary intention of
the SAB was not to receive a hard liquid return, but 19 increase publiz knowledge of
their corporata name, Thar aim was thus to attract as many pecp/e as possible to the

visitors' centre, and to make sure that they would be satisfied with their wsit

As a resuit, the conservalion quality o the conversicn was crucial the 5AB had decided
at the outset that the buildings were ta be retaned bazarse of their qualites and
history. They could da this becadse they were akle 1o provide the finance for such a

commercial expioit

Tha whele process of funding and developing the cenversion is discussed under the
heading Tne funding and development model . The budget was hign encugh *or them 1o
b2 able to atterd 1€ conserve the Bulaings 1o & large extent, although the budget was
nat cempletely unlimited Therefore the cost implications for the diftereat phases in the
cenversion will be discussed cnder the next heading ‘Amcunt of wark required fur the
cenversion and its cost implications . The uiimate gauge of the success of the
conversion project is tha satisfacticn ot the clent. which s discussed briefly thereafter

The funding and development model

The fund ng and deve'coment model chosen for the conversion was based on the
onncipie that the arckitects and thewr resommendanions were central Lo the canversicn
Basically. the chent, SAB, had chosen the spacific architectural tirm oecause of its
knowledge of and expernience in conservation projests. For the same reason, they
decided that the architects weuld be the overall manager/develcper of the project Trus
meant that The architects were doing the histoncal researsh and, in accordance with this
knowledge, were delegating work to other orotessionals, such as Bnginears, quantty

surveyars and archaeologists



The tunding came entirely frem tha cuent the SAB put torward a specific budget, wilh
the inteation that 1ne ccrversion snould not exceed trus. This budget was without a
doubt figh * The cther. vitally importans, corditicr was that the projest had 10 be ready
in time for the World Cup Bugby tournamenrt = Whereas the laller goal was
ascompiished. the budget appearzed to bave bean inadequate. This could be atiributed
to tmea delays and increasad ccsts causad by the excavaticn works and 1o extra

raguests from the client, which will te discussed nereunder in more detail

Firss of all, certain t me delays occurred because of the necessary excavation works
From thenr research, the arcnitects were awata of old buildings thar had been part of the
brewery, and tnat had sinca beer demolished. As thay could determine the approximare
positons of these buildings by means of this ressarch, they instructed archaeolagists to
do the actual exzavations and to analyaa their Hindings ™ As the exsavauons progressed,
it becamea increas ngly clear that thera was a significant amount of imocrtant material 1o
be found underneatk the site, in the sal itseif. Inevitatly, thesa escavations resulted in
time delays, avan thougn the architects were continuing with the convers:on works at
the same lima Ona particular delay ocourred, for instarce. when the watar mains that
faed the brewery wers unearthed during the excavation works. The architects had 1o re-
route the plpes. As the brewery was operational twenty-fcur hours a day, 1t tock a wrile
befcre they could fing & suitable time when the pipes could be shut down 7 Firally the
arznitects nad to stop 1he avcavaticony 2% they taok 100 murch of the bme availakie for

finishing the corversiun and were cadsing financial difficulties.®

Extra requasts lom thea cliant 180 created additional costs, whick had not baan
budgetad for criginally. In seme cases the client was sonvinced of tha suitability of
certair solutions that fell outside the budgetary limits the architects persuaded them
that in the end the conversion would tenafit from sheir more expensive propasitions =
~or sxample, whenthe axcavations indicated that there was important material fourg
underground, it was decicad (o partly reveal 1his for the public by designing and
constructirg an entire underground passage system (which had cost implicaticnsi isee
Fig. B4/Ei *® Another exampie were the hinges of tha doors: the architects convinced the
client to have thesa cuslom -madea; designirg and ardering the Ainges rasulled in
additona! costs ®
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Ultimately, then the budget sppeared 1o hava bieen inadequate Tris was daspite the
fact that the quantity surveyors had done vary thoraugh calculat:ons cr the financial
inplications of the architects’ design solutions. A budget was also available far
unforeseen eiemerts (such as bringing i the NMC I artetacts and relics of buildings
were found during the conversion worksl Nevertheless, in the ead this was not a real

prealem, ds the cliant was able to soply for extra maney from its headguarters =

The amount of work required for the conversion and its cost
implications

Theameunt of work required to convert the ouildings ints @ visitors' centre rasulteg in
cust implicatiens for each of the folluwing phases making the site compliant with the
zoning regulations, the landscaping of the site, making the buildings compliant with
tuliding regulations. tne restoration 20d rehabilitation of the tuildings th2 adaptation to
the new use. and the creaton of visitars’ ang stal! fiow panerns Each of these phases

will be brietly discuasec hereunder.

First, approval for re-zoming had (o be cbhiained, as the site'hac previously been zoned as
ingustrial and as the duildings were now to be vpsned e the public ™ However,
although this did rake seme ume, about three months. it was no more thar was normal

ter a rezening apglication and did net resuly in time delays cr cest implications. ™

Parr of the architects’ brief was tc iardscage the site. which was done in a second
grage: This did net have high costumplications either. Apart from slight'y upgrading the
existing situaticn, the redesiga of the parking (see Fig. B4/6) on the site was central to
1he landecaping, as can be& ¥een seer in Figs. 33 and B4/7 ™ Whereas previously,
vehicles had been able te park all anywhere an the site. the ciient instructed the
archilects 1o concunizate the parking in ¢re area, and 1o pravide 200 parking bays for
visitars and staff Ordinary parking bavs were created cetwsen the huildings, while a
turther site was proposed for a new parking area As this parking site was very visible
trem the Main Aoad. the architects dec:ded tc design an unobirugive "two-lavel parking
garage with covered parking and open parking above”,“ which was dene as cheaply as

pessible
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Fig. 32 Plarn of reusec site, with new parking area (Scurce: dronftecture 54, September-

Celober 1938, o, 13)

Ira third phase. the buildings were made compliant with the building reguiations,
garticuiarly these related to fire. It was decided from a design point of vigw ta lgave the
structure visicle. Therafcre, all the structiral timoer and stee! work Fac o be teated
with Frre retarding paint, which was sostly, In addition, a sprinkler system was installed
in the auilldings. Howsver, the necessary alterations t0 accemmedate the Tire
ragulatinns ware ullimately usaful for the nvarall canvarsion of the buildings: For
exampie. where new stairs were necessary far alternative escape routes this suited the
clarring of e bwldings anyway because these stairs could be used as part of the

visitars' eirculatior route isee Fig 34"



Fig 34: New staircase oJtside malthouse
ipart of the escape route and of the yisitors'

sirculation route

na tourth ahase, the budngs weare restored and, wnare necassary, renabilitated
Although the Bulocings were nagiected and 1 2 tarly cundowin condition at the tme of
the ronversion, they weare atructurally in & good candition® ann apadt from the
constructicn of some buttfresses, no wark had t2 be dare to the structure @ The main

costs anly invalved plastering, garthworks ang oinary, na structual work *

na {ifth phase, 1the bulidings were gdapted 1o the new fuictian of a visitors' centre. As
this function adagted itself entifely to the size of the exisung spaces, it was merely 5
mattal of lacating all the aetivities - such as tha shap (g2 Fig, 24/8) and the exhibit
‘goms. (sae Frigs B4/MAana B4A/T0D . wheraver they were the mostapgropnate This
sesultad inominar posts ® Only m one case wears cosliy adaptations necessary. At one
stage. ‘when the architests saw that extra space could oe gamned by sacavating [he
nasameant of the Manendan| Breweary, thay wanted 1o create the bar thars [his was an
sxpensive oparation, far more expensive than Lne criginally prososad smaller bar, as
walls had 1¢ ba underpinned in order 16 excavate tha basemert, Howeaver, the SAB were
very happy aboul the aain of space, approved the alans and maae extra money

avanlable ™
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18 sixth phass, s1alf flow patterns of wisitors anc stalf kac (v be createa This rasullec
M s0mMe axpansiva acdilicns, altheugn th'e was causad by the fact thar the architacts
wianted tc dasign all the nacassary alemanis. For ingtance, Il was decided 10 consiryct
an glevator alongside tha recanstructad tower of the Mansncah| Brewery, in order 1o
bring visitars 1c the 19 léval from which the 1our starts (sae Fg, 351 BecaJuse thes
alement was so important for the avarall architectural qualny of the reuse, the arcnilects
felt it necessary 1o design this elevalor themsaives, ingiaad ot inserting a (cheager!

pretacnicaled one (see Flg B4

Fig. 35 Viaw from top of
Mariendahl Srawery (cwards

new elevalor

The satisfaction of the client

The main indicator for tne\sbecess of this conversion was the level of satislact.on cf the
chianl with the rause grovest. Although it was not possible 19 ask the clienl s opimaon, the
architests incicaled \hat the SAR was certainly satisliea with the reuse of the buiigings.
The SAE was plassed that the bulaings have been gualitalively reused, anc that visitars

gppreciate the conversion anc the tour otterea.



Basically, ther aim was to attract 8s many people as possible to the puildings, so that
visitors could be educated abeut beer, so that thay would be stimulated te think about
teer and eventually drink beer * |n this regard, 1 can be saig that the corversion was
successful, as there was no prebiem with attracting large numbaers of visitors to the
site * 11 apagars thal the visiors zentre of the SAH in Johannesburg - ‘where an
American firm was grought in lo design an entirely new bullding - has not bean so
successtul with wsitors as the ona in Newlanas,*™ althougn it has a larger public
potenna’ According to the arcnitects. this may inrdicate that people are more atiracted
bty reused paildings than they are 9y new ones, and il so. this may pave the way for

ather companies 10 reuse ther industrial heritage in a similar way ®

B4.4 THE SUCCESS OF THE PROJECT IN
CONSERVATION TERMS

The following secticn will deal with the success of the conversion of the old SAB
bulgings in conservation 1erms. It will «dentity and discuss the elements influercing the
success or tallure of the conversion, as well ag tha vonseguences of such success or

failure.

Asin the grevious Two Ccase studies, n order to provide the necessary framewark 2nd
backgrourd tor such an analysis, this section will be structured as follaws: i will
describe ard analyse the puildings on the sita in the light of their cultural significance, it
will discuss the quality cf the conservation in architectural and in urban terms. and
finally it will examine which factors influenced the ultimate success or failure of the

CONVErsion ploBcTin Conservation terms.
The buildings on the site and their cultural significance

n order to evaluale the success or failure of the conversion of the cld brewary buildings
n conservaton terms, it is important first to establish what their specific cultural
significance is Only thereatter can it be ceterminad whether the design aporoach used
for This particular conversion - as discussed immediately herea'ter - was in fact able to

retain ana protect thus sigmficance
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In comopansan with the two previous case studies, the invelvement of Scuth Africa’s
consafvatior Eody was somewhst different. In face, during the course of the conversion
arocess, application was made to declare two of the thres buildings that are dealt with
im this case study Mational Monumants (namely the Mariandahl Brawery and the Malt
house with kiln) and furthar tc declare part of the SAB sne a National Monuments area
This applicstion was tinaliy approved on 22 September 1958, a few months alter the

afficial opening of the buldings ¥

It 15 ¢lear fram rhe NMCT s file with regard to the apghcation that the cultural signiticance
of the sae and its buddings nad baen proparly assessed - or n any avant more
thoroughly than was the case for the previous two cazse Stucies 1or example 1t is thus
appropriate 10 use thent assasament a5 a bas:s ‘or the following distussion. Inclutded i
thae NMC s file are dsiasneels. complated by the architect Thesa datashests are
struciured arouna the diffarent kinds ot cultural values, and gc bevond the scooe of
architectural or aesthetic vslue They are also used for the fallowing discussion,
together with mare extensiva infarmation obtained from the archaeclogical reports,

which were written after the excavatons had bean complated

The site itself has urbanistic value, as 7 can be consdared & landmark in
Newlands > Together with the nearby JosepningMill Museum. & definitely contributes
1o the character of i1s surroundings; morecver il enovs 3 certain prominencea on the

Main Road. thareby contributing o the character of Ihe street

The site’'s historical value ligs in the fact that 1 has “important historic links with
octh the personalities and development of this part of the Scuthern Suburbs of Cape
Town. "™ The involvement cf Letterstedt and Ohisson was cruacial for the growth ot this
atea, and the brewery site effeciively encompasses and reprasents the history of
brewing in the area as lar back a3 1826.*



3oth the Mariendahl Brewsery and the Malt house with kiin form a complex of builgdings
with architectural value, as shey are an important examole of 4 parhicuiar style or
oerod * They are "amongst the finest and most impartan: examples ol Victorian
ridustrizl architecture remaining in Caoe Town " They have been describad in the
tollowing terms in the documents dealing with the proposed declaration of the bulaings
2s Mational Meruments: first. the Manendahl Brewery isea Fig B4/12) “contains
typicaly Victoran industrial fimishies thraughout, including limewashed fairface
pnckwork, oothnternally and externally, some ourstandingly ornate cast iron winaows
and hard incustnal tinishes suzh as steel [oists supparting the wnlernal tmber fioors ™%
Seconag, lhe Mait House with «iln {see Fig, B4/13) contains striking examplas ol (he
ariginal timber post and truss construction methods used extansively in Victarian
industrial buildings."®

Both bulldings also have technical and scientific value. as they are important
examoles aof industrial development, and in 2ddition, one of 1the anly brewery buildings
of that period left in tha country. ™ They provide significznt infGrmMation on how 3
brewary workad at that time. The Manendahl 3rewery, for instance. in which thea
Drewing procass was carned out, "sull contains the'remains of the onginal brewing
squipment™ see Figs. B4/14, B4/1€ 3nd B4/16) 2nd us fatbnc reveals how the Drewing
process must nave worked durnng its operatioral period. The imposing tower - adced to
the Mariendahl Brewery in 1881 - indicalas tha: the pravicusly honzontal process of
bear brewing must have charged at.ane point to 3 vertical. gravity driven process ™ A:
the start of this process small buckats inside the malt elevater weuld sarry the barley 1o
the top of the tower: the bariey woule then descend through = ssnes of processes uniil
the beer had been producadtF.g. B417)%

The fabric of the Malt House with kiln, 122, /llustrates now the process of steeding anc
kimrg the bariey worked at that time * Indizative of this is its design. “similar tc mest
nineteenth century European malt houses, with the steeping tank ana malting floar on
the ground lioor and storage and kilning on the top floar "™ The walls and the exposed
timber had been whitewashed to prevent the presence ol weevils and the cementad
ground floor had several drainage channels ™ Attached 1o the malt house is a kiln_ which
was used tor drying the mait It zontains "the original stee! floor for drying the barley, as
well as the remains ol the kiln itsel and a labyrinth of surrounding passages at

tasement avel "
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The disullery, oo, 15 ot value. because it 15 part ot the histary of this significant site and
farms an integral component of it However, 1s main valug lies in the fact that 1 is cne
¢! the cnly remaining indications that the site was not salely used far baer making

.~he production cf spints, such as trandy, wauld account tor the usage and

idertification of the "distillery’ on the 18621 pians.”™

With regard 1o the archaeological valug of the site, several artefacts were found
during excavation works as well as in the buildings themselves, such as ceramics, g'ass,
anc meta! artetacts |see Fig. B4/18). The excavaticns also clearly indicated that the site
hac been the subject of multiple reuses, as vanigus structural remams were found. In
this ragard, nowever_ it has been difficult 1o ascertain which of the varicus features
ralate to each other "™ The ramains of tanks, flues, and s brick covered culvert yielded
valuable infarmation abgut "the transport and usage of quantities of water, the surglus
o which was aliowad to flew to Joseghine Mill ™™ In this way. these excavalicns
asiually contributec to and helped 1o bring out the cultursl significancs of the site.
Furtharmore, the infarmation on the bnlliant flue sysrem “onca mose emphasises the

ingenuity and knowledge of the 2ld tme brewers 324 enginsers:”’

The praposed declaration of the buildings as National Monuments occurred on the
initigtive al the architects. |2 was their infarmation that was usad as a scurce for the
assessment of the cultural sigmificance ol the buildings Thev were also the ones whc
compilad the datasheets necessary tar the apphcat.on. Althcugh there s no.douot that
+he architects did a proper and vary thorough jot, i1 can ba asked whather i weule not
Fave baen bettar if the NMC hadtaken the jnitiative. instead ol 3 party closely involved

ir the projact and with vestedinteresis™ in its outcome.

The quality of the conservation of the project in architectural
and urban terms

The guasticn now anses whether the cultural signibicance was in facr retained with the
conversion intc 8 wisitors centre and how this was actualised. Tha guality of the
consarvation in arcniceciural and 'n urban terms must thargfore be analysad mcra

thoroughly
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a1 terms of the architectural quality of tha preject, this will inyaiva an apalysis ol the
design app-cach adoptad for the reuse In this particular instance, the reason for
adoping a particular desigr 3pproazh dittered from the previous two case slud.es
orefly put, in this case, economic considerations were (ess impnrtant, Basically, it Yad
a ready been decudea at 1ne oulset 10 reuse the buildings with a grear deal of respeat for
conservanon iIssues: Contronted with a few histonc puildings and a range of car
shelters, the brief of the architacts was tc reuse the buldings and design new vehicle,
visitors' and staff flow pattemns, wilh a distinctive visitors’ route inking the various
components of the histenc Buildings with each ather ™ Although the availatle budget
did have t¢ be monitored throughout, decisions were raraly made on goonomic grounds
1 bad been decided that conservationissues were as impariant. it nat mare 59, than
budgetary ones. Of .coursa: the reason why this was bossible was that the budgel could

be increased if necessary

With this in mind, the aichilects basad tha entire design agproach on the tollowing idea
In essance, their stance - based cr years o7 expetiencain conservation projects - was
that o'd buildings should be respected Thus, rather than Itying to imitate the old design
heieby perhaps creating contusion BEetween the nevw and tha old!. they ensurec thal
any new acditions were recogrisatly new, altioughnor disregarding the histery of the

buldings In this way, the suthanticity of the bwlaings was kept intact and their

significance and history were highlighted ™ An example of thiz methad can be founc an
Figs. 36 and B4/18

Fig 3E. Criginal starrcase ana
oaviously modern new staircass

isarnendahl Brawety)




“nis was accomplishad in the fclicwing manner: the sriginal fabric merely needed tc be
cleaned up'. as the bui'dings were structurally scund !see Figs: 84/20 and B4/21) Some
miszing or damaged components had to be replaced, far example, misaing windows
were reglaced by replicas. which had been recas! fram the old patlerns, The damaged
and hall-coliapsed brick chimney next t¢ the tower ¢f the Marjiendah! Brewery was
rebuilt using new bricks that matched the original anes as closely as possible. based on

old photographs of the chimney when it was still (ntact ™

With regard to the guesticn of which period of the building’s histery should be given
preference. the lollewing decision was made. The architects did not restare the
buitdinga ta their arniginal state. but chose t9 respect the entire history cf the buldings
Elements that had been added 10 the bulding at a later stage were 1elaingd, | they weare
aeen 1o contribute 1o the overall cunurzl sigmificance of the buiding; if>an the other
hand, they did not add anything to the qualny of the buildings. they were removed. ™ The
alm throughout was 12 highlight the Bistory of the buiidings Anpractice, th.s meant that
the decsion af the architects of what 1o keep of the buildings depanded on what would
be ralgvant for the visitors and wnat would add 1o the history of the place |see

Fig Ba22)7

Far example, it was discovered thatl the presentlogation of the YIF dining room had
previcusly besn 2 wine callar, it had been Built in the eighteenth century by one of the
first cwners of the site who had bsen a wine-oroducer The secusn of a wall of this
cellar, which was still intact. was left standing. in fact, it was decided to expose the wall
and put glass in ‘ront cf 1t for pretecucn. in this way. the VIP dining room has tne added
interest ol iogking back over a couple ol nundred vears 51 one or tne st walls that was

avaer bullt on the se,™

Ansther examaleanveives the archaeclocgical excavations: it was decided to reveal parts
of thesze tc the public 1see Figs. B4/23 and B4/24), and in addinon to expand an what the
visitors coud see by means of nformation neards. Ceading which parts cf the
excavations 10 reveal depended on matners of signthcance, but also practicaliny. Fer
example, axcavations o seme cf the earliest relics of the buildings were tco iarge Lo
disolay eftectively; it was thus decided 1o fill these up with sand 1o permit tuture

sarutiny. ™



The anly major aterstions and additons te the fabric avolvee the addition of link ag
slruclures, ¢ 35 10 provide 3 sping 1o take the visitors chranologically through the
physical spaces ang nistoricai processes af beer-making “ The route thar the vis tor
ltakes is indicstec on Fig B&/2% Trus walkway 15 entirely calcur-codad in blue ang mage
of matarials that contrast wth tha existing fabric, such as giass or stesl. in thiy way, 11 (4
high'y wisibie as seen an Sig. 37 * The alteratians and addinans are claarly of a madarn

aesign. &ithcugh tney still relate and fit comforiably with the old (see Fig B4/26)

Fig. 37: New staircase [part of visitors' route;

The metnad of discornmection is also used, which meaas that the new additians are
tarely taouching’ theoriginal fabric: this reinfotces the everall concept 4f kesping the
original fabne as wnchanged as possibla For examiple, tne new elevatgt which takes
v.Eimors 1o the top of the tower of tne Manendan! Brewsry from wnare they heve a view
ef the whole sie and 17s surroundings, is clearly ot a modern design and uses modern
matenals, thereby conlrasting with the olg fabrie of the brewery tower. Yet 1 stll
relates to the original fabrie, as visually, the shape of the few elevatar 15 similar 1o hat
of tne rabuill enimney and conatructed vary near (o i1, Further, the centact between the
elevater and the onginal fabric is kept to 8 minimum  the glass litt shalt srands “ree from
the ariginal fanric, and is as uioktrusive as possible, as can be seen cn Fig 38 ¥
Ancther example is the new railing of the visitors' walkway, which tries 10 avoid conatact

with the old fabno, 3% can be s2en on Fig. 39
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The alterations and acditicns not only traated tha fabric of the buildings witk respect
but zisc rh2 amafacts. as the following =xample illusirates. As there ware net that many
artefzcts eftin the bwldings at the tme cf the conversian, the SAB decided W bung
down 2n old copper tank fram ts Johannesburg based brawery They inastrucrad the
architacts 3 integrais it e thairr desigr = althaugh the architects questoned whether
bBringung o arlefacts thal ware nol ariginally part of the building would contipule o tha
presarvaticrn af tha building's authenticity Cespiia this, the tank was 12 bacome the
fazal point of 3 newly designec sovered walkway. which leads the flow of visitors
gutside from the inalt house to the orewery Next o the walkway, a modern water
teature of an arnst had Lo ke integrated !see Fig B4/27 This walkway proved to ke
guite difficult to design, Decause its roof was not supposed to chstruot the view of 1he
water feature and the tank when the visitor walks fram the tep level ¢ the malt house Lo
the sutside ground level It was thus decided to use glass for the ranf of the walkway,
and tz constiuel supparting pillars ina peculiar shape ang furm, as seen on Fig. 40, In

this way, the whaole construcnuen 15 38 ransparent as possibie and of an chviously

modern aesign. and the artefact itself is properly highlighteg ™




Smaller alterations to the buildings were also done as unobtrusively as possible. For
example, much of the new infrastructure was left visible and painted in a prominent
colour; moreover, holes in the walls were kept to a minimum, so the existing fabric was
kept fairly intact.®

To conclude, it can be said that the adopted design approach is one of 'opposition of
styles".® The new design is clearly different to the old, stands in stark contrast with it
and highlights it by means of references to the existing fabric (as discussed in the case
of the new elevator). By disconnecting the new components from the original fabric, the
fabric has been left as intact as possible. in short, the cultural significance of the
buildings has been protected, even emphasised, and the architectural quality conversion
can definitely be called successful in conservation terms — the new design even won an

architectural award.

With regard to the urban quality of the site's surroundings, the following has
occurred. The area had already been quite pleasant and active before the conversion
(thereby also attracting people to the visitors' centre), and this stayed the same after the
conversion. The restored and reused Josephine Mill Museum (which had already been
converted into a museum prior to the conversion of the SAB buildings) is close-by {see
Fig. B4/28), and as it has the same purpose as the visitors’ centre — namely educating
the public on the former use of the buildings (see Fig. B4/29). These two sites are thus
able to reinforce each other.”” The success of the SAB visitors’ centre, however, did not
create any new initiatives in its surroundings. Currently, there is still no connection
between the two sites, although there are plans to put them on the same tourist route,
which would most likely increase the numbers of visitors coming to the centre even
more.® The close-by Sports and Science Institute, the Rugby Stadium — with its Sunday
rugby matches - and occasional activities on the nearby site of the currently operating
brewery of SAB, enhance this pleasant environment (see Fig. B4/30}.
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There was not much opportunity for the conversion to improve the urban quality of its
surroundings significantly, for the following reasons. The site is situated some distance
from the centre of Newlands, a prosperous suburb, dominated by upmarket housing,
while also containing a few small businesses. It was felt necessary to have a tight
security check at the entrance, both for the visitors’ centre and for the working factory.®
This has resulted in the fact that the site is not very approachable for occasional
pedestrians and has difficulties interacting with its surroundings (see Figs. B4/31 and
B4/32). In short, the site's location in a suburban environment — which is quite different
from a city structure — with hardly any surrounding buildings in combination with its
strict boundaries (see Fig. B4/33) and tight security isolates it: the site is effectively an
isiand in the suburban structure. The only positive point is that the site does enjoy now
a certain level of prominence on the Main Road {see Fig. B4/34), because of the
architectural quality of its conversion.

Factors that impacted on the quality of the conversion in
conservation terms

The conversion can be called a success in architectural terms. This has been the result
of a number of factors, such as the match between the fabric of the buildings and the
new use on the one hand, and the conservation restrictions and initiatives of

government bodies on the other.

One factor that affected the success of the conversion in conservation terms was the
good match between form and function. It is not necessary to use the theory of
part A for an analysis in this regard, as the spaces were mainly reused for museum
purposes. This merely involved restoring the spaces and making minimal adaptations to
create displays of artefacts or exhibit remains of structures, as well as inserting some
stairs and passages for visitors. There were a few more significant additions, though, in
the form of the elevator and the glass-covered walkway between the Mait House and
the Mariendahl Brewery. As for the accommodation of the shop and the pub, it was
merely a matter of finding the right spaces for these functions, so no adaptations would

be necessary.
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Another factor, which affected the success of the conversion in conservation terms,
concerns the conservation restrictions and initiatives of government
bodies. In contrast to the previous two case studies, a government body, the NMC,
here implemented the conservation restrictions. They closely monitored the conversion,
as the buildings were at the time in the process of being declared National Monuments.
As {proposed) National Monuments are more closely monitored by the NMC than other
conservation-worthy buiidings, the architects had to ask them for permission whenever
they intended to make major alterations to the buildings; for example, they had to obtain
permission to partially demolish the brick sewer on the site, 50 as to “allow access at
the basement level from the tunnel connecting the malt house, 10 the Mariendahl

brewery."® Nevertheless, these restrictions never posed any practical problems.

Whereas the NMC could impose conservation restrictions, the archaeologists who were
appointed by the architects to do the excavations on the site could merely make
suggestions and recommendations as to how their discoveries had to be interpreted and
treated. Although the architects did take these recommendations into consideration,
they had the final say. Ultimately, the architects made their decisions based on
practicality, economics and time constraints. They could thus not allow the
archaeologists to carry on endlessly with their excavations because they had a program
to keep t0.*!

In the end, discussions between the archaeologists and the architects generally resulted
in a compromise, as the following example indicates. The archaeologists had
recommended to roof over the entire kiln area with its associated flues and passageway,
as they thought it was "a unique opportunity to show visitors an excavated
archaeological site under cover, which will not deteriorate due to exposure 10
weather.”® In this case, the following compromise was reached: only part of the kiln
area was displayed. The area was properly illuminated and a surface skylight was
included in the roof, through which visitors could view the area. Moreover, the floor
level of the passageway had to be dropped so that people could gain access to a
window {see Fig. B4/35).%
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In practice, the architects themselves made the necessary decisions. In most cases this
might have been a potentially dangerous situation, as economic considerations are often
paramount and conservation issues are frequently dismissed or ignored. However, this
was not a problem for this particular case study. It is generally acknowledged among
other architects and érchitectural journals that the architects on this project were
qualified and experienced enough to decide what was the best solution for the overall

quality of the conservation and conversion.

B4.5 SUMMARY OF THE KEY FEATURES OF THE
CASE STUDY

The following Table 11 summarises the basic features of this case study with the aim of

comparing it with the other two case studies at a later stage in the concluding chapter.

Case study South African Breweries
Original use Brewery
New use Visitors' centre
Building year 1859, 1863, 1898
Start da*_ce 1994

General conversion .
Structure Wooden structure and brick walls
Site surface 2 526 m?
Total floor area +/- 1 500 m? (as roughly calculated on plan)
Zoning ‘ General Residential Use Zone, R5 changed

to General Industrial Use Zone

Services All necessary services were available
Suburb Newlands |

Location Level of upgrading L

) ow
environment
: client (= funder)}, architect, archaeologists,

Professionals National Monuments Council

Project- Approach Entrepreneurial approach

Economics | Funding Private, from commercial client
Cost High
Tenure None
Open plan and cellular, combination of

Type of space small and large spaces

Function Aspect Detached
Match between form
and function Good
Conservation .

Conservation | processes Restoration

Design approach ‘Opposition of styles’

Table 11: Key features of Case Study 3 — South African Breweries
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PART C: CONCLUSIONS



Introduction

The aim of this dissertation was to relate South African industrial conservation issues to
international precedents, and, by analysing three case studies of successful reuse
projects in the Cape Town area, to investigate whether Cape Town's industrial heritage
can indeed be reused effectively and successfully. Therefore, this dissertation has
explored the opportunities and constraints with regard to the reuse of industrial
buildings in general (part A) and has analysed three case studies in the Cape Town area
{part B) in particular, selected on the basis of their diversity in both conservation and
feasibility approaches.

The purpose of part C is to state how and to what degree the aims of this study have
been satisfied. In order to do so, the information derived from the three case studies
{Castle Brewery, Longkloof Studios and South African Breweries) is integrated together
with the following general issues, which are discussed in part A: the appropriate
conservation and design attitudes towards industrial buildings, the impact of the
location of industrial buildings on the feasibility of their conversion, the functional
opportunities offered by their typical structural and building forms and spaces, and the
design of an appropriate funding and development model for their reuse.

For this purpose, it was decided to structure the concluding part C as follows: firstly,
for each of the issues mentioned above, statements will be provided concerning what
might be expected when conserving industrial buildings in the international arena. The
problems and constraints that tend to arise when industrial buildings are conserved or,
more specifically, when they are reused, will be summarised. Secondly, the way in
which the South African experience (as embodied in the three case studies) is either
different or similar will be discussed for each particular issue. Examples will be given by
comparing the three case studies. Therefore, a comparative table will be drawn up for
each of the general issuss.

Prior to embarking upon this discussion, it must be strongly emphasised that the
capacity to generalise on issues related to development projects is actually rather
small. It is a well-established fact that no case studies of any development processes
can give grounds for generalisation since the circumstances are always very specific,
even unique. This is no different for the conversions of industrial buildings.
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This difficulty of drawing general conclusions is exacerbated in this particular study
because only three case studies, from a limited number of reused industrial buildings in
Cape Town, were analysed: such a small number can merely generate suggestions and
thoughts, instead of categorical statements. Although the three case studies were
chosen precisely because they were representative, it would be necessary to conduct
more case studies. Practically, though, analysing a larger number of case studies would
have been difficult: it would have reached beyond the reasonable scope of this Masters
dissertation, and, above all, there are not many reused industrial sites in South Africa,
let alone successful conversions (as discussed in Chapter 1). Reuse is generally still a
new field in South Africa, requiring encouragement. There are few developers willing to

try it.

Assessments of cultural values

CASE STUDY | Carrying out proper assessments of cultural values

1 No
2 To some degree
3 Yes

Table 12: Table comparing the three case studies with regard to the issue of

‘Assessments of cuitural values’

international practice indicates that the conservation of industrial buildings starts with
determining their conservation worthiness {as discussed in section A2.2). Conservation
literature provides extensive clarifications of conservation worthiness related terms,
such as 'cultural significance' and 'authenticity'. It is acknowledged that valuable
industrial sites contain a broad spectrum of cultural values, and include social, scientific
and technological values in particular. Case studies of successfully converted industrial
buildings world-wide indicate that these terms are generally understood and are often

properly applied.

It is important to evaluate industrial sites not only on their structures and settings, but
also on possible associated artefacts, such as machines and tools. International case
studies indicate that the integration of these artefacts in the new design contributes
considerably to an overall appreciation of the original building and usse, and thus, the
design quality of the reuse project.
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Worth's study and the three case studies in this thesis reveal that the situation in South
Africa is different: although the term 'cultural significance' is considered to be important
when evaluating heritage resources, it is not commonly recognised that industrial sites
can be culturally significant to any degree. On the rare occasions that such sites are
indeed considered as culturally significant, the assessment is to a large degree based
on architectural or aesthetic values. The three case studies demonstrate this too.
However, this may change with the implementation of the new Heritage Resources Act
(1999).

For Case Study 1 (Castle Brewery), the cultural significance of the site and its buildings
was not considered in advance. The NMC did not even bother to assess the cultural
significance, as they thought that the buildings had undergone too many changes over
the years. For Case Study 2 (Longkloof Studios), only architectural and aesthetic factors
were considered. For Case Study 3 (South African Breweries), the situation was very
different: a proper assessment was made, most likely because the buildings were due

to become National Monuments.

Also, in all three cases, all or most of the original artefacts were already missing at the
time of the conversion. The opportunity of integrating them into the new design and
contributing to a better understanding and appreciation of the building had thus been
missed. Better care for and recording of valuable industrial buildings after they have

lost their original use could have avoided this.
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Design approach

. Care with regard Impact of
CASE Available . Changes of
to restoration of X other uses | Design approach

STUDY budget original fabric ownershipfuse on fabric

1 Small Little Several High Celebration

2 Medium Medium Several Low Celebration

Opposition of
3 Large A Lot Few Low styles

Table 13: Table comparing the three case studies with regard to the issue of 'Design
approach'

It is internationally acknowledged that reuse can only be considered when all other
methods of conservation are not appropriate or have failed. For industrial buildings this
is almost always the case: a change in use is the predominant way of retaining
redundant industrial sites. In addition, a large number of conversions of such sites

demonstrate that a combination of design approaches is most successful.

As discussed in section A2.3, these design approaches range from small-scale
adaptation approaches (such as ‘preservation’, ‘repair', 'restoration' and ‘compensation’}
to large-scale adaptation approaches {such as ‘historic reconstruction', ‘celebration’,
‘opposition of styles' and 'fagadism'). New interventions must be as minimal as possible,
clearly of a modern nature and at the same time still be compatible with or relate to the
original fabric. In this sense, 'celebration' and in some cases ‘opposition of styles' are
internationally recognised as being the design approaches that will most likely resuit in
qualitative conservation and successful conversion, and thus, in what has been termed
‘adaptive' reuse.

International case studies demonstrate that, in choosing between various design
approaches, economic considerations will be as {(or even more} influential than
considerations of cultural significance. In most cases, decisions will be made on a
pragmatic basis. Only if the available budget is high, will conservation issues be taken
into consideration.
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The South African experience, as suggested by the three case studies, is similar to the
international situation. The only way of conserving them was by reuse. Also, the
previous analysis of the three case studies suggest that they are all successful in
conservation quality term, and can be regarded as being ‘adaptive’ reuses. Their design
approach is primarily based on ‘celebration’' (Case Study 1 and Case Study 2) or
‘opposition of styles' (Case Study 3).

Compared with the economic situation of countries where reuse is common (such as
the United States or the United Kingdom), South Africa is different. Tighter economic
constraints made budgetary problems even more important for the case studies
discussed in this study than is common internationally. Decisions regarding the original
fabric and the new adaptations depended greatly on the available budget. The higher
the budget, the greater were the chances that the original fabric would be restored,
instead of being merely fixed and cleaned up.

In the light of the particular circumstances of each case study discussed in this study,
the respective design approaches that were adopted appeared to be wholly justified,
both from an economic and budgetary perspective, as well as from a conservation and

cultural perspective.

For Case Study 1, on the whole, decisions were made on a pragmatic basis. Full
restoration was impossible because the available budget was low, and thus the
rundown buildings were merely repaired. The obvious conclusion is that small-budget
projects tend to give priority to alterations that are necessary for accommodating the

new use, before considering restoration of the original fabric.

Generally, the choice between restoring the building to its original state or revealing its
whole history (creating a 'palimpsest’, as discussed in section A2.3) largely depends on
the degree to which previous uses have impacted on the fabric of the building. The
changes that had been made to the brewery building in the past to convert it into cold
storage rooms had had such a heavy impact on the fabric that it was not economically
viable to restore the brewery building to its original state. Large-scale alterations in
particular had the greatest impact, and they were costly to undo. Essentially, it was
easier and cheaper to leave the alterations intact. It could even be argued that more of
the building's history could be revealed in this way. Small alterations, such as the
bricking-in of many of the windows were easier to undo. In this case, it was a good
decision to adopt a design approach of ‘celebration’, as this involved only modest

alterations,
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For Case Study 2, the condition of the fabric prior to the conversion had been rather
good, and thus the fabric did not require many repairs: the question of restoration was
hardly an issue. The buildings had not endured heavy alterations over the years,
although there had been several changes of ownership as well as changes in use.
Again, decisions were made on a pragmatic basis. Alterations that were easily
reversible and did not contribute to the cultural significance of the buildings, such as
various subdivisions, for instance, were removed. On the other hand, it was decided to
retain the new window styles, as this was the cheapest option, and as they fitted their
purpose well. The overall intention of the original reuse concept was to make the
necessary alterations on the basis of ensuring a {ong life span for the buildings, and
with the additional aim of creating a fashionable atmosphere in order to attract media-
related businesses. Limiting the costs was a factor, but not the most important one. As
a result and as with Case Study 1 (although at somewhat greater expense), the design

approach of ‘celebration' seemed justified.

For Case Study 3, the high budget that was available facilitated painstaking restoration,
Further, the more costly design approach of 'opposition of styles' and the decision to
disconnect the new alterations as much as possible from the original fabric was both

financially possible and justified in conservation terms.
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Conservation management policies

CASE STUDY Conservation restrictions
1 Almost none
2 Some implemented by NMC, most by architect
3 . Implemented by NMC

Table 14: Table comparing the three case studies with regard to the issue of

‘Conservation management policies'

In order to prevent a design approach from compromising the cultural significance of a
site because of financial constraints, it is internationally acknowledged that a
conservation management policy needs to be drawn up. As discussed in section A2.4,
the conservation plan drafted by Kerr is a widely established example of such a policy.
An unbiased approach is essential to ensure the high quality of a conservation plan: the
assessment of the cultural significance must be clearly separate from the formulation
of the conservation management policy. It is an internationally acknowledged fact that
professionals with vested interests, such as the developer of the conversion, should
not assess the cultural significance of a site. In fact, inter-disciplinary teams should

conduct the entire assessment to ensure cbjectivity.

The South African situation, however, is different. Because of the difficult economic
reality and a lack of awareness for the local industrial heritage. cultural significance
tends to be compromised by financial constraints, and therefore, a conservation plan is
even more essential. Although South Africa’'s conservation body acknowledges the
importance of drawing up a conservation plan for valuable old buildings in general {and
thus by implication also for valuable industrial buildings), such plans are only written on
an ad hoc basis, without being based on an ethic or overarching strategy (as discussed
in section A2.3). Buildings in the process of being declared National Monuments are an
exception. In addition, individuals with vested interests often write conservation plans.
There is seldom an interdisciplinary team that identifies and examines issues of cultural
significance of the site to be developed. The largely architectural viewpoint of the NMC
emphasises this. A lack of resources and expertise is partly to blame for this situation.
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No conservation plan was drawn up in any of the three case studies. This meant that
there was no proper policy regarding which design approach to choose. However, the
implementation of some conservation restrictions compensated to some extent for this
shortcoming. For Case Study 1, there were no conservation restrictions during the
design process; the architect decided what was best according to his own judgements,
mostly determined by budgetary reasons. The developer also stated in the lease
contracts that alterations to the fabric had to be approved first. For Case Study 2, the
NMC decided which buildings were allowed to be altered and which were not. Their
decisions were based primarily on an architectural point of view. However, to their
credit, it was the architect and the developing team who togk the initiative and
successfully decided to protect the buildings from further alterations by restricting
them to the footprint of each building. For Case Study 3, a proper assessment of the
cultural values was made, most likely because the buildings were going to be declared
National Monuments. All changes\to the fabric thus needed to be approved by the
NMC. As a result, all demands that would potentially have a negative effect on the
cultural significance of the buildings were refused.

In short, in South Africa (and in Cape Town in particular) there exists no framework for
the identification and conservation of industrial buildings. Although they could be
considered within the existing framework for old buildings in general, the architectural
and aesthetic viewpoint of the relevant organisations, such as the NMC or UCU, are
partly obstructing and preventing valuable industrial buildings from being considered
within this framework. Although this may change with the new SAHRA, at the moment
the only hope for the conservation of industrial buildings rests on the shoulders of

individuals.
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Location

CASE Quality of Upgrading of
. environment .
sTupy | Zone Use Boundaries prior 10 env;rgnn;en‘t after
conversion nversion
3 Industrial | o (cailwa
1 Suburb a;ea,.ondedge ”ng + bridge‘)f; ~ Rundown Hardly
clos: to | © m:;ga use | a djustable industrial area
centre
2 Strict, but Slightly
. Mixed use with neglected, but
2 City area possibilities quite pleasant Yes
centre of adjusting | neighbourhood
4 Ed f S b
ge o trict, but not .
3 Suburb residential | impossible to nzhfer::ttlg q No
fzfe;ft‘:g‘ area adjust 9

Table 15: Table comparing the three case studies with regard to the issue of 'Location’

It is internationally acknowledged that good locations contribute significantly to the

economic success of conversions of industrial sites. In this regard, the most

determinant characteristics of such locations are the boundaries of the site, the zoning
regulations, the site's attractiveness, the availability of a transport infrastructure and the
soil poliution {as discussed in section A3.2).

Sites with adjustable or flexible boundaries have the advantage of facilitating the sites'
re-incorporation into the city as a whole and offering more expansion opportunities.
Zoning regulations often create problems when reusing industrial buildings, which are
mostly located in areas entirely dedicated to industry (mono-zoning areas). As a variety
of functions may be the only way of ensuring an economically viable reuse, changing
the zoning regulations has to be possible. A flexible and open-minded city council is
crucial in this regard. Despite this theoretical problem, in practice industrial buildings
suitable for conversions are usually sited where mixed uses exist anyway and where
zoning changes are relatively easy to obtain.
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The attractiveness of the surroundings of industrial sites is also an important
characteristic, as the site must attract both investors and tenants in order to enhance
the success of the conversion. This attractiveness is closely related to the security
aspect, which is a determinant factor for industrial buildings, as these are often located
in rundown areas. The availability of a transportation infrastructure is another important
factor for industrial buildings located in more remote areas. Finally, soil pollution may
also be a problem when converting industrial sites, particularly when the proposed new.

use is to be housing: removing the upper layer of polluted soil is very expensive.

Industrial buildings located in rundown areas could, theoretically, rejuvenate that area
and even the city as a whole. In practice, however, their reuse has a much higher
success rate, if they are not located in a completely rundown area, as it is far more
difficult to revitalise such an area by successfully reusing only one single industrial
building. International practice demonstrates that if many industrial buildings are
reused, the chances of success improve.

Judging from the three case studies analysed in this study, the above factors are also
valid for South Africa. A comparison of the respective locations of the three case

studies suggests the foliowing.

A comparison between Case Studies 1 and 2 suggests that adjustable boundaries ease "
the site's integration into the city structure. In Case Study 1, the railway line and bridge
are very divisive elements, which make it difficult to cross the existing boundaries and
interact with the busy area of Woodstock along Albert Road. In view of this, it was
unavoidable that only the immediate surroundings of the site experienced any
improvements, and even that only to a minor extent. The boundaries of the Longkloof
Studios site {Case Study 2), on the other hand, were more open, thus making it easy for
the site to interact with its surroundings. It was possible to improve the accessibility of
the site with the conversion. Whereas the site had been an island in the city structure
before the conversion, it is now integrated with its environment. This eventually

improved the urban quality of the site’s surroundings.
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In all three cases zoning regulations were never a problem. For Case Studies 1 and 2,
the new use fell under the zoning regulations applicable for that area. For Case Study 3,
although a re-zoning was necessary, the city council approved the application without
problems. As has proved to be the case internationally, in Cape Town the conversion of
an industrial site is more likely to succeed when it is located in a mixed use area, as the
presence of other functions can enhance the chosen new function for the industrial
site. This was particularly relevant for Case Study 2: the functional mix of residential
development and small businesses in the immediate vicinity of the site contributed to
an overall pleasant and active environment. The site of Case Study 1 is theoretically part
of Woodstock, a suburb known for its mix of uses, especially of residential
development and commercial activities. Yet, in practice, this did not have the expected
positive effect on the success of the conversion, as the site in fact belongs more to the
mono-functional industrial area adjoining the mixed-use area of Woodstock.

With regard to the attractiveness of the location of industrial buildings, the three case
studies suggest that in South Africa the security aspect is even more crucial for the
success of such conversions than what is internationally common. As security is in any
event a major concern in South Africa at the moment, this is exacerbated by the fact
that industrial sites are often located in more remote or industrial areas. As a result, the
provision of security — and thus the closure of boundaries - is often more important
than integrating industrial sites with their surroundings, and it will be difficult for such
conversion projects to improve the urban quality of their sites' surroundings.

All three case studies in fact demonstrate that security was a major consideration. The
sites of Case Studies 1 and 3 are only accessible to the public via one high-security
check point, and Case Study 1 has the added disadvantage of being located in a
rundown area with a generally high security problem. For Case Study 2 (Longkloof
Studios) — located in a more pleasant and secure environment — the security did not
have to be as strict, permitting a greater level of interaction between the public and the
site. The good social control — an advantage often found in mixed-use areas - further
reduced the need for tight security. With regard to transportation, this was not a
problem for any of the case studies, as a good transportation infrastructure was

available. Soil pollution, too, was never an issue.
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As is the case internationally, the three case studies also suggest that, in South Africa,
it is equally difficult for the conversion of only one industrial site to upgrade a rundown
area. The Castle Brewery project, which was not part of a broader neighbourhood
rejuvenating scheme, has not resulted in an upgrading of the environment - a fairly
rundown area; on the other hand, the Longkloof Studios site, which was located in an
already quite pleasant neighbourhood, had a positive influence on its environment.

In short, in Cape Town the following situation prevails: most of the industrial buildings
with the best location - in the inner city {(Zone 2} - have already been demolished. Not
all the industrial buildings in the Southern Suburbs closer to town (Zone 3) are as yet
integrated into a city structure or have potentially adjustable boundaries, which would
allow them to interact with their surroundings. In this regard, it appears that industrial
sites that are located in Zone 3 may become economically successful: their proximity to
modes of transport is particularly important, even more so when their new useis of a
commercial nature. However, at the same time it is more difficult for them to be

successful in conservation and urban quality terms.

In summary, it can be concluded that in Cape Town, the reuse of industrial buildings is
likely to have a higher success rate when they are part of a more global upgrading
scheme (both on a feasibility and conservation level, and on an architectural and urban
level), partly because they are located in fairly rundown areas. It is at this level that
government stimulation may be necessary. Private developers may indeed be interested
in an individual industrial site, but it is unlikely that they will have the resources and the
capability to successfully reuse and develop an entire area. By utilising industrial sites
as a focus of town planning upgrading schemes — and taking advantage of their
prominent appearance - the government can in fact use them as a catalyst for
upgrading schemes.
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Functional opportunities

. . Match with
CASE - Final quality of New use =0 ) .
STUDY Condition conversion existing Circulation
fabric
Structure fine, Needed
1 but very Less upmarket Commercial Good d‘?ﬁ ed
neglected modification
Structure fine,
and . No modification
2 moderately Upmarket Commercial Good needed
neglected
Stwc?:"; fine, Very upmarket, Needed new
3 because budget was Cultural Good {independent)
moderately not a problem rout:
neglected P e

Table 16: Table comparing the three case studies with regard to the issue of 'Functional

opportunities'

It is internationally acknowledged that industrial buildings offer many functional

opportunities: in general, their spatial programs are more diverse than is commonly the

case with other types of buildings, and they are well suited to a wide variety of new

uses. As discussed in section A3.2, the form-function match between original fabric

and new use is crucial. In this regard, the constructive, functional and user structure

need to be considered. International case studies demonstrate the following.

An analysis of the constructive structure examines the condition of the fabric: when

structural changes are necessary to stabilise or strengthen the structure, they are in

general expensive and may endanger the economic viability of the conversion. While

the general structure of industrial buildings is often good, because they were originally

designed and built to carry heavy loads, most problems relating to the condition of such

buildings are the result of years of neglect. The reason for this state of affairs is that

industrial buildings often stand empty for several years or are simply used as storage

spaces without concern for their maintenance.
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With regard to the functional structure of industrial buildings, international precedent
demonstrates the following. Industrial buildings often have a high degree of flexibility —
generally more so than other old buildings — and are therefore easier to reuse and more
able to accommodate a wide variety of new uses. This is primarily related to their
typical structural and building forms and spaces: they often consist of large open-plan
spaces composed by regular bays, and/or of a mixture of large and small spaces. The
variety of buildings and structures found on industrial sites also contributes to the fact
that many different new uses are possible. Their spare capacity, too, makes adaptations
easier to achieve. The large ceiling height of industrial buildings is also a positive factor
in accommodating the new use: it may be possible to insert new floors. One negative
factor, however, is the building depth. This is critical with regard to daylight
penetration, which is frequently a problem for industrial buildings with large spaces.

It must be stressed that it is more effective to identify and select new uses according
to the available structure and spaces, and not vice versa. {f new uses are chosen
according to the existing functional structure of the building, then adaptations and
costs will be reduced and consequently, the economic feasibility of the project will be
increased and the cultural significance of the buiiding will be protected.

With regard to the user structure, changing the circulation system of industrial
buildings generally involves expensive adaptations. An increase in the number of users

will have an impact on many regulations, mostly those related to fire.

While industrial buildings can be reused for a wide variety of uses, international case
studies demonstrate that housing, cultural functions and commercial functions are the

three most common new uses for industrial buildings.

With regard to housing, lofts are an ideal new use for industrial buildings. In leading
reuse countries lofts are at the moment in high demand, and consequently, expensive.
Apartments are less successful as a new use: the main concerns are subdivisions that
destroy the sense of space, strict regulations imposed by the government and the

quality of heating.

The increasingly popular reuse of industrial buildings for commercial purposes is more
feasible than for housing: fewer adaptations are necessary, particularly if businesses

merely select a space size to fit their needs.

Cultural functions are another recurring and successful option when industrial buildings
are reused. Positive characteristics are the inherent qualities of industrial spaces and

the ability to improve the -~ often rundown — surroundings of such buildings.
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As has been demonstrated internationally, a mix of functions is usually necessary for
conversions of industrial sites to be viable, particularly when they are large (thus, in
most cases). One function, then, can enhance the other, thereby increasing the overall
feasibility of the reuse project. It also means that the site is in use both day and night,
which improves the urban quality and security of the surroundings.

As suggested by the three case studies and in comparison with international practice,
industrial buildings in South Africa have the same possibilities and constraints with
regard to their constructive, functional and user structure.

The structural conditions of all three industrial sites discussed in this study were good.
None of them needed major structural alterations. This aiso tends to be true
internationally. In addition, the three case studies suggest that, if an industrial building
has been very neglected prior to the conversion, it will be difficult to ensure a
sufficiently high-quality end result, uniess a large amount of capital is available. This is
logical, as the more a building has been neglected, the higher the costs of restoring it
to an acceptable standard. For example, in comparison with the other two case studies,
the buildings of Case Study 1 were the most damaged prior to the conversion, and yet
this conversion had the smallest budget of the three. This meant that fewer funds were
available for other issues, such as landscaping. As a result, Case Study 1 is ultimately
less upmarket than Case Studies 2 and 3.

All three case studies demonstrate that the new use was well matched to the typical
functional structure of the buildings in question. As has also been internationally
acknowledged, the three case studies suggest that it is more effective to identify and
select new uses according to the available structure and spaces, than the other way
around. For Case Study 1, the smalil businesses were perfectly suited to the spaces
available in the brewery building. The building's mix of smalier and larger spaces
allowed the tenants to choose a space according to their needs. This reduced costs,
increased the overall economic feasibility and protected the cultural significance of the
buildings. The same applies to Case Study 2, where larger businesses than those in
Case Study 1 moved into the equally iarge available spaces. With regard to

Case Study 3, the new function — the museum — easily fitted into the existing spaces

and no subdivisions were necessary.
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A striking and typical example of the flexibility of the functional structure of industrial
buildings is that they can easily accommodate an increased fioor area. This was
exemplified in Case Study 1 by the insertion of mezzanine floors in the high-ceilinged
spaces, thereby increasing the lettable area and thus generating more rental income.
For all three case studies the deep and strong foundations created additional space in
the basement - in Case Study 1 this was filled in by office space, in Case Study 2 by
additional parking and in Case Study 3 by a bar.

With regard to the user structure, adapting the existing circulation to a new use was
one of the most important alterations for Case Studies 1 and 3, while this was not the
case for Case Study 2 (due to specific circumstances). In Case Study 1, the circulation
pattern had to be modified to allow all the tenants access to their individual spaces
{there were several tenants per floor level}. On the other hand, the existing circulation
pattern did not create a problem for Case Study 2: it could remain intact, as there was
mostly only one tenant per floor level. With regard to Case Study 3, the purpose of the
conversion was to design a visitors’ route through the buildings; this involved certain
modifications — such as adding stairs and an elevator. In clarification, though, it must be
added that for Case Studies 1 and 3, the new circulation route was actually also part of
the fire escape route, making it less imposing on the overall conversion cost, as it was

necessary in any event in order to accommodate the fire regulations.

With regard to the internationally most common new uses for industrial buildings —
housing, commercial functions and cultural functions - the situation in Cape Town
appears to be the following. Housing functions are hardly found. The high security risk
in {rundown) areas, where industrial buildings are found in Cape Town, contributes to
this. Of all three main categories of uses, residential use depends the most on the
security factor. Also responsible are the high costs involved in adapting industrial
buildings to residential use, particularly apartments. Until recently, lofts have not being
considered as an option in Cape Town. However, as there is a tendency towards
developing a loft-living culture, housing functions in industrial buildings may become
more desirable in Cape Town in the future. Commercial functions {as exemplified by
Case Studies 1 and 2) are the most common, as these seem to be the most
economically feasible and self-sufficient at the present time. New cultural functions for
industrial buildings are hardly found in Cape Town. There might be a wide range of
reasons for this. One reason could be the lack of subsidisation or other forms of
government stimulation. However, there are a few exceptions. Case Study 3, reused as
a museum, indicates that the owners of industrial heritage could in fact use their

redundant property as an asset, without government aid.
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Although it is internationally recognised that a combination of new uses is in most
cases necessary to make a project viable, this has not really happened in South Africa
to such an extent. All three case studies in fact depended on one type of use. However,
the examples of the Victoria and Alfred Waterfront in Cape Town and the Market

Theatre in Johannesburg suggest that a mix of uses can be very successful.

Funding and development model

CASE Original
STUDY Funding Investment Cost Management Size Phasing reuse
concept
Private .
1 dea(rsi\c;per Mid;;cr:réong— Low | Smaller project | Large Yes tgclwnl"l?gh
investor)
Private . Larger project
First short- .
developer . {whole Aimed
2 . term, then | Medium Large Yes hi
(cqnsortlum long-term development too high
of investors) team)
Not an
: Centred around
3 Client t;na:te?;:::?gs High | architects who | Medium No Executed
a return delegate

Table 17: Table comparing the three case studies with regard to the issue of 'Funding
and development mode!

it is internationally acknowledged that retaining valuable industrial sites is only possible
if their conversions are economically viable. The economic viability of such conversions
will largely depend on the funding and development model adopted (as discussed in
section A3.3).
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The public sector can fund conversion schemes, although it is more likely that the
private sector will provide the funding. Obtaining sufficient funding for conversions of
industrial buildings is often difficult, as developers and investors generally do not
consider such conversions to be healthy investments: too many risks are involved,
industrial buildings are difficult to value and the sites' sizes are large. As a result,
conversion works tend to start without sufficient funding being present for the entire
process. A common solution is to spread the funding over different phases. For
example, tenants' rent can pay for conversion works of later phases. Another solution is
using a mixture of new uses: some uses can compensate for others that are less
viable.

In most cases, the developers of conversion schemes for industrial buildings are also
private. As industrial sites are often bulky, developers must be able to financially
manage the whole scheme; therefore, large companies or the government are required.
In most cases, large property developers will manage the scheme; most of the time the
role of the government is limited to creating a good climate for conversions by
introducing competitions, developing appropriate planning policies or setting up
professional advisory boards. The governhent can also provide fiscal advantages,
grants or loans.

With regard to cost affecting factors, conversions of industrial buildings often involve
expensive adaptations to bring them to a workable condition. In this regard, particularly
fire regulations can involve huge costs. Also negatively influencing the economic
viability of such conversions are the holding costs: they are generally high, as the land
and buildings have to be bought up front and at the same time the conversion has to
commence. ‘Cash-flow' is thus slow. On the other hand, industrial sites have the
advantage that the purchase costs of their land and buildings are generally cheap, as
they are often located in rundown areas with low land value. In order to reduce costs, a
feasibility study needs to be conducted prior to the start of the conversion to detect
problems in an early stage.

In general, the South African situation as suggested by the three South African case
studies is similar to the above. However, there are even more constraints than
internationally acknowledged to accomplish feasible reuse schemes of industrial
buildings in South Africa. The reason is that the currently difficult economic situation in
South Africa puts even more stress on the necessity of economically viable conversion
schemes for industrial buildings. The following discussion exemplifies this.
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A comparison of the three case studies on the basis of their respective funding and
development models demonstrates that South Africa's economic situation was indeed
influencing the economic feasibility of each conversion.

All three funding and development models appear to have been successful.
Nevertheless, each conversion utilised a somewhat different model. This suggests that
there is no generally applicable model or straightforward approach for such conversion
projects, which is obvious considering that circumstances are always specific for
development projects. Rather, the choice of a particular model depended for each case
study on a wide variety of factors. The most important factors for all projects turned out
to be the need to attract the necessary funding and the size of the site. These factors
are also internationally acknowledged as being crucial for conversions of industrial
buildings.

One factor is the attraction of the appropriate capital for the conversion project and the
provision of sufficient cash flow. Case Studies 1 and 2 were compared in this regard,
because they are very similar in their respective funding and development models. As
also internationally acknowledged, this comparison suggests that it is not always
certain in Cape Town (and South Africa} whether conversions of industrial buildings will
be able to attract initial investors who will provide the necessary funding to buy the
property and to provide capital for all the conversion works. Both case studies were
tackled by private developers, as is the case in many conversions of industrial buildings
all over the world, and in almost all projects of a similar nature in South Africa. The
comparison indicates that Case Studies 1 and 2 differed in the amount of capital
needed/available. Case Study 1 was a less costly conversion, because the original reuse
concept was to alter the buildings pragmatically and with a minimum of costs. It was
decided to target specifically artists and people in the advertising industry.

Case Study 2, however, was a more costly conversion because the quality and life span
of the new alterations were regarded as particularly important, and because the
targeted new businesses of film studios and firms related to media had costly specific
requirements for alterations.
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The original reuse concept and the targeted tenant group determined the possibility of
attracting initial funding to buy the property and to start with the initial conversion
works: in Case Study 1, all the buildings were acquired by a single private developer
and converted in phases. For Case Study 2, a consortium of investors acquired the
property, as this was a more costly conversion. As a result of the costs of the intended
conversion works and the size of the site, it was decided to sell off the peripheral
buildings in order to provide sufficient cash-flow and available funds to convert the two

main warehouses.

Whereas, in Case Studies 1 and 2, private developers tackled the projects, in Case
Study 3 a somewhat different approach was adopted. The owner of the factory, SAB,
realised that its own industrial heritage was an asset with commercial possibilities:
their buildings' reuse as a museum concentrating on the beer-making process could
improve public knowledge of their corporate name. Unlike Case Studies 1 and 2, Case
Study 3 experienced no constraints with regard to acquiring the appropriate funding, as
the client was easily able to provide the necessary capital. Whereas in Case Study 2 a
whole development team was necessary to ensure the success of the conversion, and
whereas in Case Study 1 everything depended on the conversion architect and the
private developer, in Case Study 3, the architects were considered to be central to the
conversion project. The architects made most of the decisions, although they did also
delegate work to other firms and institutions. Given the good conservation quality of
this conversion project, it is hoped that such an approach will happen more often in

Cape Town.
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In addition to the factor of attracting funding, and as is also internationally
acknowledged, the three case studies suggest that the size of industrial sites is another
crucial factor when choosing the most appropriate funding and development model.
This was also the case for Case Studies 1 and 2. Considering the large size of each site,
it was decided in both cases to reduce the financial risk by dividing the conversion work
up into phases. Whereas in Case Study 1 the tenants' rent helped to fund the later
conversion phases, in Case Study 2 it was the money generated by the sale of the
peripheral buildings and by the rental received from the tenants who moved in after the
first conversion phase had been completed. Further, whereas in Case Study 1 parts of
the buildings had already been converted before offers of lease had been received, in
Case Study 2 these offers had to be obtained before the start of the actual conversion
works. The reason is that more money was involved and that the initial investors
wanted to reduce the financial risk. In Case Study 3, phasing was not relevant, as the

capital was already available and as the conversion project had to be completed in one

year anyway.

For Case Studies 1 and 2, the size of the site resulted in the original reuse concept
being too ambitious. As it was difficult to predict all the financial implications prior to
the start of the actual conversion works, the original reuse concept was scaled down to
make way for other — more feasible and less costly - considerations. The budget was in
the first place intended for the conversion of the buildings themselves.

In both cases, the original reuse concept involved extensive landscaping of the sites'
communal areas. However, in the end the provision of parking was paramount, because
additional parking contributed more to the economic feasibility of the conversion
projécts than the availability of other landscaped spaces. Although the communal areas
on both industrial sites were large, in the end, there was only sufficient space to
provide the necessary parking, and not to create other communal areas. The
importance of providing sufficient parking, in both case studies, can partly be held
responsible by their new use of small- to medium-scale businesses, which resulted in

an increase in the number of cars on the site.

In Case Study 3, on the other hand, parking and other landscaped spaces were both
equally important. The large budget contributed to this, but above all, there was enough
space available on the site anyway to design both landscaped spaces as well as
sufficient parking for the expected number of visitors and staff members.
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Conclusion

It can be concluded, from the above, that the connections between. South African
industrial conservation issues and international precedent, and the overall success of all
three case studies, suggests that Cape Town's industrial heritage does, indeed, have
the potential to be reused effectively and successfully ~ both on a feasibility and a
conservation level. Although there are only a few similar projects with the same
success rate, there is a large stock of available and valuable industrial buildings that
offers the same possibilities. Hopefully, in the future, this stock will be recorded and
analysed on its reuse opportunities and constraints, thereby creating a databank, which
may encourage paotential developers and investors to start such projects and reduce the

financial risk involved.

The success story of the Victoria and Alfred Waterfront already seems to have created
some awareness for the potential of Cape Town's industrial heritage and, it is hoped,
that the recognition of the economic potential of such projects will be combined with
an appreciation of their cultural significance. It is also hoped that, in the future, the
concept of a conservation plan, such as the one drafted by James Kerr, may be
introduced and adapted to the South African context. However, more research wili need
to/be conducted in this regard.
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