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WOODSTOCK - SALTRIVER REVITALISATION FRAMEWORK

6. VISION FOR WOODSTOCK - SALT RIVER REVITALISATION

This chapler outlines the vision for the site in a vision statement and conceptual framework. The focus areas or
precincts for intervention are also identified.

6.1 Vision Statement

~  Woodstock - Salt River should be a an urban place where real integration takes place
Access to'urbanity
Mixed use
Mixed community (race, age, income)
Access to nalure

» Woodstock - Salt River should address the urban challenges it contains
Safely and Security
Security of tenure
Ownership and maintenance of public assets
VYagrancy and Strect People

«  Woodstoclk - _éalt River should endeavour to improve accessibility to the area
Attract and hold people in the area through the creation of a destination activities or facilities
The idenli{y of Woodstock - Salt River should be reinforced by what's exisling in the area (e.g. the historic
assels and value of the area)
The crealion of a supportive revitalisation framework

~  Woodstock - Salt River should endeavour to return to what it once signlified for people I.e. smaller scale
personalised exchange
The opportunity to create social hubs must be recreated
Opportunities and services must be directly related to experience (encourage direct dealings)

v Woodstock - Salt River should be a people piace
The area must provide for small and medium scale goods and service providers

6.1.1A Conoéptual Frameworl - the site as a whole

i} A magnificent natural setting
The Woodstock Salt River area together with the City Bow! sits at the interface of Table Mountain Range and the
Aliantic Ocean. Itis a unique setting not only for its extraordinary sense of place but also for the potentials of finking
Mountain-to-Sea at a series of significant places. These potentials are important and valuable not only for the
Woodstock Salt River local area - they offer unique experiences for a broader range of visitors fo the area. (Refer to
Figure 6.1.1)
»  Green contindities
There are a limited number of possibilities for the Mountain -Sea connections that need to be reinforced in
the long term, Some are major green systems; others consist of public systems and walkways, These
include:
1. The Adderley Street Axis
2. The Castle-Chester Street Axis
3. The Culemborg -Trafalgar Park -

District Six system
A4, The Mountain Road -

Woodstocl Station system

NMR.I\S.‘;()CIATF§ PILANMERS AND RECIRNRNERC

29

5. The liesbeeck Black River system

ii} A mixed-use urban setting

The Woodstock - Salt River area sits as the eastern interface between the City and the metropolitan area. Routes
that historically connect the city to the metropolitan area and the hinterland stitch together at Woodstock Salt River.
The eastern arm of Voortrelker Road and the southern arm of Main Road weave through Woodstock Salt River into
the City. Mobility routes or freeways such as Table Bay Boulevard (N1), Eastern Boulevard (N2) and De Waal Drive
(M3) Drive bypass Woodstock Salf River.

» Urban continuities : -

Seams of access that support mixed-use activity, a range of scales of activities and levels of local vitality
need to be protected and enhanced. These include:

6. Albert Road

7. Victorfa Road

iil) The natural-urban relationship
The intersection of natural or green elements and systems with important urban qualities and places presents the
opportunity of promoting a series of significant and special places.

6.1.2 A Concgeptual Frameworl - a sequence of special places

The identification of a sequence of special places relates to existing natural and urban patterns. The conceptual
framework seeks to reinforce the potentials of these spaces in order o maximize their opportunities within the
spatial structure of the Woodstocl - Salt River area. The design development wifl;
i) identify precincts and clarify the guidelines for intervention in the long term —
ii) establish specific areas for short-term intervention o

O

The criteria for the strategic selection of sites relates to the following concemns:
= The relationship to a broader context

The precincts and sites must have the capacity to relate to and reinforce broader natural systems andfor urban
systems. :

= Tha role of the public realm

The precincts and sites should identify the potential of public resources and facilities and express the framework of
public resources and facilities to promote active use of resources.

= Accessibility

The sites should be highly accessible in terms of public fransport. This implies that the sites should relate to station
areas, the major bus and taxi routes and the primary pedestrian routes.

» Exposure

Generally the sites should be visually and physically exposed to passing thresholds. This increases the potential for
both local and broader interaction.

= Sense of place

Precincts and sites that are valuable in terms of particular characteristics and experiences (of both historic and
contemporary nature) need to be promoted.

——

6.2 Focus areas identification

Figure 6.2.1 ilustrates the focus areas or precincls identified for attention in the revitatization framework.
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Focus Areas:

1. Trafalgar Parkk — Chapel Street

" Table Bay Boulevard N1 Precinct:
_ __. ¢ Green link between sea, Cutemborg,
g T e i T Trafalgar Park, District Six and
mountain.
» Reinforcing of historical, educational
S faciliies and institutions.
)/ : 2. Woodstock Civic Precinct:
/ o Link hetween Woodstock Station,
// amenities, services and Townhall
y . ao a0 _ square, B

\JOOM 3. Mountain Road Precinct:

.« Link between mountain, Main Road
through to Stations and sea. (Higher
order role.)

- » Pedestrian linkages between local
faciliies and Main Road. (Local
order role.)

»

¢
4. /Salt River Precinct: p

A Link between Culemborg, Staﬁon,’i
/  Main Roads and the public market. ’
(Higher order role.) '
o Pedestrian linkages between public
transport routes and local recreational .
faclities and institutions. (local order
role.)

Road

- | Mountai
— =

Figure 6.2.1: Focus areas for intervention
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+ Natural continuities

1. The Adderley Street Axis
2. The Castle-Chester Street Axis '
3. The Culemborg -Trafalgar Paric -
District Six system ‘
4. The Mountain Road -
Woodtock Station system
5. The Liesbeek Black River system

"« Urban continuities

- 6. Albert Road
7. Victoria Road | =

TABLE MOUNTAIN X, il

Scale!: 26 000 at A3 € )
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7. STRATEGIC FRAMEWORK

This chapter outlines the strategic framework to accompany proposals put forward for the Woodstock - Salt River
study area. It comprises the following components.

«  Approach to the Revitalisation Framework

~  Spatial and hetitage principles and strategies

~  An economic strategy

= Asocial strateéy

- A managemen]t framework comprising key project priorities, rote players and key initiating actions.

7.1 App»ro:—.{ch to the Revitalisation Framework
i

At the outset and ithroughout the Woodstock-Salt River Revitalisation process, the question of "an efficient and
qualitative living erivironment" formed the basis of analysts for this strategic framework. The challenge of addressing
quality and efficiehcy in a context of extreme diversity, living pattems and standards within the study area is
~ responded to in the strategic proposals that follow. The approach to this challenge is founded on the following
guidelines where 1t?e notions of efficiency and quality are developed.

s Focus oni People, Public Spaces and Places: The Revitalisation Framework focuses mainly on the

richness of various cultures and peoples of the area and public spaces and buildings that should be '

rehabilitatéd with a view to promoting public use and value. At the same time, the framewark seeks to
improve pdssibilities for economic regeneration, for example, the Saft River Market Precinct.
i

A safe, alt’ractive and user-friendly public realm should invite and accommodate the broader community.
Public plades and spaces can become the rooms that ordinary people can have access to in order to refay,
have tima oul, play, sit, think and gather together. They become relief spaces when overcrowding at home
Is overwhelming and unbearable. They are essential social places and spaces.

o Emphasising Soclal and Environmental Ethics:
Given the lime we live in, we have to be aware of the turmoil, pressure and tension in our social and
environmental structure. There is so much mistrust, threat and violence around us paralleled by a shift and
degeneration of social and family structures. People who come from broken homes and those who live on
the street generally lack good role models ~ people they can look up to and aspire to be like.
|

Based onlthe focus group participation discussions, the Revitalisation Framework assumes that the
parﬁcipantl‘. in the Framework and the representative organisations operational in lhe area would have the
open-mindedness and tolerance that Is required to deal with the social ills of the area. In this regard, the
Revitalisation Framework supports two key aspacts. Firslly, the active involvement of religious, educationat
and sociolcultural institutions in rebuilding a system of values that would form the basis of posifive
behaviourdl patterns. Secondly, the introduction of programmes and events that would re-focus peoples’
minds and direct their efforts towards building active, healthy and safe communities.

e Create Ecgnomic Possibilitfes:

The economic strategy in the Framework focuses on commercial revitalisation, which in many ways
influences the overall investment climate for residential and other markets in the area. The focus is largely
on the revitalisation of the two main roads in the study area. The economic propusals provide a general
understanding of underlying economic issues and possible approaches for enhancing the investment
environmeft are considered, Detailed assessments of the commercial and industrial business base
highlight oﬁportunities for further marketing and investment. Several overall recommendations are provided
for econoric revitalization within the area. The Revitalisation Framework takes the view that through active
public invéstmen! programmes and obviating crime, the area would generally create demand for
commercial, retail, industrial and residential space, thereby revitalising itself, in time,
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The Framework assumes that economic possibiliies would be hamessed Ihrough a committed public
investment and community involvement programme. It also relies on the fact that the study area is
-strategically located in relation to the City centre.

« Attitude towards Roles and Responsibilities in Managing the Revitalisation Framework
The Revitalisation Framework is predicated upon two key factors. One, the enthusiasm demonstrated by
the stakeholders to be involved in revitalising the area and their intolerance of crime and anti-social
activities. Two, the fact that the study area's potential is dependent on building a trusting refationship
between the Woodstock - Salt River community and the City of Cape Town.

The Revitalisation Framework will not work if a partnership between the City of Cape Town and the
stakehalder graupings in the study area is not established on the basis of frust and commitment on either
side. It is Imperalive that each takes its role seriously and responsibly. Lack of resources, responsibility and
management is part of the dilemma facing South African cities. The Revitalisation Framework relies on a
leve! of local governance and responsibility for taking the proposals of the framework forward.

» Complexities and Limitations
The Revitalisation Framework is limited regarding the problem of crime, gangsterismand drugs. The reason
for this is twofold. Firstly, the authors of the Framework are spatial specialists and do not have the expertise
to provide direct answers to this issue. Secondly, the issue of drugs and gangsterism is complex and goes
beyond the spatial focus of this study. It requires specialists to address this issue and engagement with
those who are involved in these activities.

The Revitalisation Framework recognises that drug dealers, addicls and gangsters are an unfortunate
reality in the study area, however much one wants to avoid acknowledging this. A series of negalive factors
allows crime to fester. There are limited economic opportunities and social support programmes for
deprived people. There are excessively wide gaps between the haves and have nots which resulted in a
negative build up from the apartheid era.

The Framework therefore deals with this issue in two ways. One, it hopes that through building a positive
system of social values and ethics, those involved in drugs and gangsterism would form a part of this
process out of choice for a different lifestyle. Second, it appeals to those involved in these activities and
who may become aware of this framework, to recognise that there are positive alternatives to being
engaged in drugs and gangsterism. These allernatives may well provide more positive choices to live a
healthier life as part of a healthier society. As part of this appeal, the framework accepts thal it cannol
change the non-conforming lifestyle people live in their private spaces. However, it can demand that non-
conformists respect that public areas are for everyone's use and certain behavioural rules apply to the use
of these spaces that every user must abide by. '

—_—

7.2 Spatial Principles and Strategies o

7.2.1 The role of precinct frameworks (refer to Figures 7.2.1, 7.2.2 & 7.2.3) ﬁ

Three key precincts have been identified as strategic areas that need to be considered, developed and managed in
a holistic way. The three precincts are; 'The Trafalgar Park Precinct, ‘The Mountain Road Precingt, and ‘The Salt
River Precinct'. The precincts serve fo identify areas that contain a number of valued and well-ocated public assets
and places. The tendency over time has been for these assels lo work in isolated and fragmented ways. In the
context of limited resources the assets, even if they are valued, begin to deteriorate. The role of the precinct plans is
primarily to identify spatial opportunities and constraints and to sugges! ways of making these assets work in a more
integrated way. The precinct frameworks provide basic guidelines for integrated short term and long term

CITY OF CAPE TOWN. CAPE TOWN ADMINISTRATION



/[\ s . 5 IRAFRLGAR PARK PRECINGTT - _

Fromete green, physical and visual link 1o future

Culemborg development

e

[——_woaopsTocK sTATION.

wrormersmese WQODSTOGK - SALTRIVER REVITALISATION FRAMEWORK
PRECINGT 1




h TAIN ROAD PPECINGT . T S T IT®T
ST - - T 7T Baste Bravienest

S e T T el el
Ricinote a positive’edge hetweerrthe haikand fie
ST T . LT

Mictoriz Road ~ - -

e

. SN
~Provide an Avenge_along-Mountain
" Feactive pidestrian routs. .
-~ T / e
~Establish-a ;orecouﬁa\nd sense of'?
the Hospital and GrésGhurches |
-/ 3 :
= / 1——-— /
b N T
EnEourage more active use: f_l’:é"“
“ héspitalg, support Services- (tré
Y 5

g

—

~Sllotmepts=_ - T
dllotrmer ——
=
T

.lmp;of? W{(gg_s_sfﬁﬁ_ole_i—meﬁ

a'stéf"n Boulevard

1 4 Mol Ro3d Primisry Schoof .
5.5t Anne's Home ' h

TWoedstoek Pl - T -
“Wtintain: Rbgtsors Reides - <=
imary PaF‘k?— - -

;‘TSLIBEsEurCW_": =
3293t Chureh*
=3 lDIEsb\q;n;n Church™and Aberde
3 ahewdposiolicotrurch ...
3.5 emek ORhodox Ghirches® —
5 AfrSaints Chuica -

&, HOUSING GPPORTUNITIES ~
il gpgonﬁrﬁ}es ofroublic Jand

TU TOT AND PERRIN ASSOCIATES W O O D S T O C K . S !-\ L T R
; D



SALT RIVER PRETINCT

Sation faciliies ~ — e T

Tomen T T S =
improve the visual and physical accessibility of Salt. -
River market through; the removal of the WC, the "*‘;\\Q

recourt to lower Yoortrekker Road

creation.of 2

jeutar exit and entiy_(and possibly= - .

. R S S S
markstto Jonction. ot
— T e T

R E’r_&vi&e aphﬁl_icedﬁedrg the Vs'o\_mhern"edge of
 Vésrirakker, Bdjdcsm-io the Market and i femary ~~ 7.
6f the locationofthe oldmafket % -

TR e S

‘Establishra puiblic ferecourt id.‘the,sj s:qrous
“@fig-an srea that sccommodates commigers - =
B L wL R 7 o

7 o=
s

1.4 Salt Efver-tiq mitinity Hous;‘é-"
1.5 OKd-Salt River-Post Office (s
t._S‘W'esle\y_Traini'ng‘(;fbllege. 5

1.7 e Read Piiiary Sechedk
1.8 Satt River-School .. .,

1.9 Sheligy-Street Nmﬁgﬁmf\‘:

1,10 Sait Riyer-Fire Departmedt

111 B_el‘.tFU_nal Héeme '-\\

1:12 Saft'River HigﬁSéhooj

“+,13 faudh Prowse At School
+13 Ruth Provse £

2. EREENRECRENUONAL SPACES
S Black Pool Sports-GRoniiids. and-Rark
2.2 Méslzm Cemetry R ~
"273 Gipe Technicon.Sports groufmds "
FaLocatpaks  TF T T

3 RELIGIOUS INSTITUTIONS -
St Like's Aaglican Chufeh 3

E.Zlaos_gqé ~
3.3 Chiren”
3.4 Payne Chapét Church

'

& HOUSING
4.1 Cape Technicon Student Housing

{Recently expandec)

5. MIXED USE OPPORTUNITIES

7 5.1 Private warehouse areas present pri

apporiunities for mixed use

5.2 Queens Parcmixed-use studio 'r%ivrb
A

°“_T~°'“"C°E"""‘*ss°cms WOODSTOCK - SALTRIVER REVITALISATION FRAMEWORK

B PRECINGT 3




SALT RIVER PRECINCT

Expicre the possible westward expansion of the

Station’ f‘;;anﬁes o —_

improve the vnsual and physncal_accestfmlry of Sall
River market through; the removai of the WC, the
‘Pr°ati6n‘af“a-forecourt 1o fower Voonrekker Road

Establ h a-
: ish a- Jehicular_exﬂ and enu'm&oss;hly\
ifepedesitan Imk)'frunrﬁ?e}marﬁ%n.\

'RE:N'fSE'CRENlONAL SPACES
Black Pool S’pons CFounds andEark
2.7 Moslem Cemetry -

3. RE iGIOUS, INST|TUT|ONS E
Anglican Chuith ’

é.LMosqge» ~
33 Chu'rch
34 °ayre Chapet Chur..h

£ HOUSING
4.1 Cape Technicon Student Housing
{Recently expznded)

3. MIXED USE OPPORTUNITIES

£.1 Private 'warehouse arees presen! prims ‘refurb’

oppertunities for mixeo use 2

_ e . - 4.1

£.2 Queens Park mixed-use studio ‘refurd’

OU TOIT ANC PERRIN ASSOCIATES 1 \ I 74 oA
WOCDSTOCK - SA

Firsiza 7 2



Trafalgar Park bandstand

| Victoria Road in front of Trafalgar Park
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devefopment. They iserve as a commaon point of reference for various public, private and community stakeholders
who will ultimately bL involved with the revitalization of the precinct areas.

Given the reality of fimited resources it is essential that there is a 'steering’ process that sits alongside the spatial
plan that identifies the possibilities for establishing the mechanisms for promoting, financing and managing these
precinots. This aspett is discussed further in section 7.5 (Refer to Figure 7.5.1 and Table 7.5.1).

The precinc! plan Jropnsals should be referred to for key actions and initiatives. |isted below are overarching
principles and guideﬁines.

1} The Trafaigar Palk Precinct

»  Promote and protect the sense of a green continuity from Mountain fo sea, that is acknowledged in the
redevelopm%nl of istrict Six and Culemborg Spatial Frameworlks.

» Allow the dreen extent to accommodale additional recreational and public facilities, where the green
extent/soft landscaping is promoted. Any walling off of this area or in this area must be done with a visually
permeable boundary.

» Promote the pedestrian link from Searle Street to the Woodstock Station, a link which will become more
important with the redevelopment of District Six.

« Externalise Jmportant public facilities in Trafalgar Park to the Searle Street edge to support a vibrant, more
secure pedgstrian network.

» In the redevelopment of vacant/underutilised land on the western edge of Searle Streel encourage a
supporlive ;Jedestrian edge (such as colonnades along the public pavement.)

» Establish a public forecourl to Trafalgar Park to support a sense of gateway betwsen Woodstock and Cape
Town C.B.D. The forecourt should accommodate commuter activity.

» [slablish a $patial continuity of Searle Street to Albert Road though a generous avenue of trees.

» [xplore the jpotential of relocating the bus holding area and releasing the public land for a heritage / public
usage site.

s Explore the potential of a heritage walking trail linking from Woodstock to District Six, to Devil's Peak.

= Encourage | facilitate appropriate residential development on vacant sites and/or underutilised buildings
within close lproximity fo the periphery of the park.

» A proposed Jocal area Heritage Trail should include this vicinity of the study area.

i) The Mountain Rlad Precinct

» Promote a dood quality pedestrian route up Mountain Road, a primary pedestrian route for scholars and a
link that stpports a number of key public institutions.

» Improve the relationship of the Woodstock Town Hall to the Park and to Victoria Road and encourage a
more active use of the Park and its surrounds,

» Improve (hejpublic forecourt adjacent fo the Pari.

« Maximise the potential of the Woodstock Hospital site; its role as a teaching hospital andfor an infectious
diseases clinic needs to be explored. In addition, underulllised areas such as the nurses' residence need lo
be explored|for other potentials, such as an old age home or residential stock.

» Encourage the hospital lo open out onto and utilise the Terraces. Explore a more public use of the club
house / community centre, such as a créche.

o Allow one of the terraces to be utilised as a pilot site for allotment gardeningfurban agricuiture and
community nursery.

e Promote a hjeed forecourt between the Orthodox Greek Church and Hospital.

o (reale a .';a}e padestian crossing al either end of Chamberlain Street to facilitate the pedestrian flow of
scholars. 1

o Encourage free planting and traffic calming landscaping in Roodebloem Road. Accommiodate the natural
tendency forcommercial opportunity along this route through permitting mixed-use rights.

~ Accommoddle a public sealing area and covered area for commuters in the minor Woodstock Park,
/\m;ommodTe an informal play court on the back terrace.

NMRASSOGIATFS|PLAMNENRS AMD DESIGNCRS
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» Encourage appropriate residential development / infill opportunities within this precinct, with particular focus
on creating positive inferface conditions to open spaces and improved surveillance.

iil) The Salt River Precinct
» Increase the visual and physical accessibility to the Salt River Market. Remove the existing W.C. and allow
for vehicular access infout via Westminster and Junction Streets. Explore the longer term pedestrian link to
Salt River Station. improve the direct visual fink to the station through the removal of the derelict railway
service building.
« Promote the potential of the market primarily as a fresh produce market though other possibilities should
not be excluded.
Establish a public forecourt area to the market and across Voortrekker Road from the Market in Foundry
Street.
o Preserve and promote the Blackpool area as a primary sports and recreation area.
Reinforce the pedestrian route along the eastern edge of Salt River Road.

o

7.2.2 The role of focus areas frameworks

Three key focus areas have been identified within each respective precinct framework. The three focus areas are;
"The Trafalgar Park Forecourt, "The Woodstock Town Hall and Park', and 'The Sall River Market' ( Refer to -

Figures 7.2.4 t0 7.2.6).

. The focus areas serve to highlight key public sites that have good.amenity value, are highly accessible (both
physically and visually) and are actively used and/or valued. The intention behind the development of limited but
strategic focus projects is that a substantial, positive spatial impact is made through limited investment. The focus
area frameworks should be used to motivate for funds and to strive towards intervention and implementation in the
short term. The spatial proposals for each focus area are highlighted on the framework plans. Key stakeholder
groups require to be correlated with each respective focus area, namely:

e The Trafalgar Park Forecourt;
o The Woodstock Town Hall and Park; and
= The Salt River Market.

POl
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7.3 Social Strategy

Chapter 5 in Volur

e 1 summarises the key social issues and opportunities. This section introduces a strategy that

would attempt to address the issues and build on the strengths of the Woodstock-Salt River community. The
Revitalisation Franlework found the work of Antje Nahnsen (July, 2000) towards a Ph.D useful in understanding the

notion of "Desire an

She argues that th
people of Cape Tl

d Fear in Cape Town's Inner City",

ere is a need for spatial politics of reconcifiation that reconciles emotionat divisions amongst the
pwn. She says that these fears were created and fuefled by apartheid and are at present

sometimes disguided by fears of crime. According to Nahnsen, there is also a need to reconcile different

conceptions of the
values but also an

city as a socio-cultural construct that can be understood as an expression of social and cultural
entity for the formation and maintenance of social identities. Urban space in Cape Town has

largely been shaped throughout history by European and western, modernist conceptions of the city and served to

maintain the identit

of a white minority who chose to solve their fears through oppressing people of colour.

This Framework sadly lacks information on the historiography of people of colour, the Khoisan (generally better
researched and retorded than other cultures), the Muslims, the Black people {refer to Chapter 2, Volume 1) whose
first experience of the city was through the study area and the Cape Town CBD. The making and recording of urban

space in Cape Town has largely been dominated by European and western, modernist conceptions. However, there

is a wide-ranging ci;llural history, particularly in the Woodstock — Salt River area that needs to be acknowledged.

The frameworlk therefore promotes the allocation and use of public spaces and responsibilities to various local

residents and ot)1<j organisations to allow them to express and appropriate space freely and openly according to
their understanding of their communities’ needs and cultures. It also expresses the need for the cultural heritage
and historiography of people of colour to be recorded as a matter of priority.

in essence when
transformation and
transformation in J
Developing Countr

compared to Johannesburg, the CBD of Cape Town is lagging in terms of radical social
racial ‘integration’ since the government of national unity was elected in 1994. However, the
hannesbuirg is not without problems and complexities. In "Neoliberalism and Urban Strategies in
es" (Burgess, B (ed): 1997), it Is stated that “different social sectors and activities, previously

segregated by apdrtheid, were placed in close proximity to each other, and this produced a volatile mix whose
directions were almost impossible to predict. Blacks didn’t want to lose their provisional stakehold, which permitted
easy access fo buslness districts and work, whilst whites didn't want to antagonize their new black neighbours out of

fear that they woul

multiracial character”,

‘gang up' on them. Despite increased tensions and white flight, the inner city retains a strong

7.3.1 Strategic Social Actions and Programmes

Addressing crime,

violence and social-ills at three levels;

Crime requires to be addressed firstly, in public and business areas, secondly in relafion to gangsterism and drugs

and thirdly, in rela

ion to violence in the home, Although statistics have not been sourced to date since it falls

oulside of the brief of this framework, it was reported in the public participation process that domestic and family

violence is of great

Public and Busines.
e CCTVcam

» Designa$S

concern in the Woodstock - Salt River community.

$ Areas:
eras along main routes (Victoria, Albert and Coronation Roads to focus on *hot spots'} as part of

fer Cities intervention Programme including:

Business aﬁainsl Crime initiatives already in existence.

increas

NMA&ASSOCIATE

ing municipal and civic poficing on foot and a police presence in the public and business areas;
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sponsorship from security companies located in Woodstock — Salt River to train street people to provide
security through surveillance especially in open public or private parking areas; and
Initiate a safety audit that will inform the design of a Safer Cities Programme.

o Re-ntroduce the 'Parky System' of the 1950's and 1960's to public areas such as Trafalgar Park where
retired (but fil) older and trusted community members survey parks where children play.

» Introduce ‘Big Brother Big Sister' programme into public parks where children become part of an organised
programme run and sponsored by Big Brother Big Sister, South Africa. This mentoring programme caters
for role models to interact with young children whose role models or parents have passed on or are
incapable of providing healthy leadership to their children.

Gangsterism and Drugs:

e ltis important to recognise drug dealers, patrons and members of gangs as a stakeholder group in the area
and to introduce them fo alternative ‘cleaner’ activities and initiatives. The Safer Cities Initiative, NICRO
(National Institute for Crime Prevention and Reintegration of Offenders) and the Centre for Conflict
Resolution should initiate this programme. Both these organisations have had experience and expertise in
running successful drug / gangster related programmes.

Domestic Violence and Prostitution

These matters are complex and require o be dealt with by the experts such as the Provincial Administration of the
Western Cape: Department of Welfare and Social Services and St. Anne's who brought it to the attention of the
authors of this project. The extent of these problems is only known in as far as the Department is aware of reported
cases. The framework acknowledges the problem as an issue and because it falls outside of the brief of this project,
would reinforce or support any initiatives to address it especially where buildings and space are required for this
purpose.

Homelessness, refugees, overcrowding, displacement, the aged and youth

GOl

Reusing old public buildings to:

» Reinforce existing social programmes (e.g. accommodation for single mothers, children and refugees)

« Accommodate street people and / or storage for their goods along with rehabilitation programmes (Old Aspeling
Street Primary School — Rahmaniyah)

» Support religious and cultural activities with funding support and volunteer programmes

¢ Accommodate the aged with funding support and volunteer programmes possibly at the old House of
Representatives Housing Estate, Walmer Estate (subject to the disposal of the property being confirmed). The
vacant land on Chester Road also in the administration of the PAWC: Housing Department (former PHDB land)
is identified as an alternative to the old House of Representatives housing site, in the event of this site having
been committed. ,

¢ Accommodate the youth with a sirong emphasis on fife skilis, sports programmes and role models (Woodstock
and Salt River Community Centres), and introduce book clubs and library services of a flexible nature. Princess
Hall, apart from having a multi-purpose potential, including business onto Coronation Road, could also play an
indoor youth facility role.

« Research, Development and Training Centre (Chapel Street Clinic and Woodstock Day hospital — where the
centre should be located)

e+ Promote the use of public buildings, the street and open public areas'and squares through appropriate activities
that build community, reinforce culture and values for example, public debates, activities such as tai chi and
yoga, religious feasts and festivals that include everyone.
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7.4 Economit Analysis and Strategy

The historical contd
2CONOMIC overview|

xt and demographic overview of the sludy area is provided in Volume 1, Chapters 2 and 4. This
highlights several factors impacting on the economic health of the community and its business

base. The economit; strategy is largely informed by these two chapters and the analysis that follows.

7.4.1 Econom

ic Overview

Education In a mc}dem economy, education levels are a clear indication of economic opportunity. Within the study
area, less than 40% of adult residents had matricuiated by 1996. Only 3.6% had a university degree and less than
1% had a post-graduate or professional degree. The low education levels are by no means extraordinary when
compared to mary communities in South Africa. However, there is a clear need lo increase access and
opportunities for education within the study area. There may be a larger role for the educational institutions in the
area (o play in serving the local resident base such as Cape Coflege's Kent Gampus, Zonnebloem College.

Employment In
population, 9,458 p
higher in Salt Rive

River has increased further. Pensioners and students accounted for more than one-third of the study area .

population in 1996.

Occupation Sfudy

996, there was an economically active population of 10,726 within the study area. Of this
bople were employed and 1,268 (11.8%) were officially unemployed. Unemployment was slightly
(12.5%) than in Woodstock (11.6%). Changes since 1996 suggest that unemployment in Salt

area residents are relatively evenly distributed among all professions, with the exception of

agricultural workers, machine operators, and management. The largest share are clerks & office workers, many of

whom work nearby
Clearly, access to

in the CBD, followed by professionals, craft workers, labourers, sales workers, and technicians.
he CBD has an important impact on job opportunities for study area residents. It is likely that

convention and toufism-related employment will increase with the opening and growth of the new convention centre.

Table 7.4.4.1: RESIDENT OCCUPATIONS, WOODSTOCK- SALT RIVE
ISTUDY AREA, 1996
Occupation Number Percent

Managsment 663 7.6%
Professional 1,378 15.9%
Technical 921 10.6%

Clerk 1,484 17.1%

Sales 1,045 12.0%
IAgriculture 103 1.2%
Craft/Trade 1,374 15.8%
IOperator 44 6.3%
[Elementary 1,164 13.4%

TOTAL 8,673 H00%
Sources: Stals SA & Randall Gross / Development Economics.

Largest Employers The area's largest employers are in apparel and food manufacturing, business services
(especially securily|services), and wholesale trade. The largest individual employer Is Federal Guarding, a security

services firm with

,800 employees. irvin & Johnson's Fish Processing Division has 1,781 employees. Clothing

manufacturer Housk of Monatic has 1,050 employees. Securicor Gray, another security service firm located in the
study area, has 1,050 employees.
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Other major employers include Val Houet Cie (673), Transwerk (515), Rex Trueform (500), Raoul & Caviar
Fashions {500), and Pals Clothing (500). Several retail companies have their corporate headquarters in the area,
including Lewis Stores and Clicks.

At-Place Employment An analysis or RSC business levy data was conducted to determine the approximate total
formal at-place employment within the study area (among registered businesses that pay the levy). This data
suggest that the study area has among the fargest and most diverse employment nodes within the Cape Metro.

As shown in the following table, (here are a total of approximately 22,600 jobs within the study area. Almost one-half
of all study area jobs are in ‘manufacturing, and the vast majority of these are employed in the manufacture of
apparel & related products. The apparel industry accounts for an estimated 35% of all jobs in the study area,
whether in manufacturing, frade, headquarters administration, or other related sectors.

able 7.4.1.2: AT-PLACE EMPLOYMENT, WOODSTOCK -

SALT RIVER STUDY AREA, 1998
Industry Number Percent

iAgriculture -
Manufacturing 10,608 47.0%
Apparel 5,620 24.9%

Food 2,216 19.8%

Olher 2,264 10.1% !
Construction 379 1.7% —_—
Wholesale 1,371 6.1% —_
Retail Trade 3,964 17.6% o
[Transport/Tel 593 2.6%
FIRE 1,024 H.5% o
Services 4,366 19.3%

Secunty 3,462 15.3%
Other Non-Gov 763 3.4%

TOTAL 22,580 100.0%
Sources; RSC Levy and Randall Gross / Development Econofmics.

Apparel has been a rapidly decfining industry in the Western Cape since the peak period of 1982 to 1992. According
o the Industrial Council for the Clothing Industry, the Cape lost almost 30,000 jobs and 130 employers in the
clothing manufacturing industry since 1982. The trend has accelerated in recent years, with the industry losing
12,225 jobs or 25% between 1995 and 2000. Based on the Business Levy data, the Woodstock-Salt River study
area represents approximately 16% of total Western Cape apparel industry employment.

Despite the rapid disintegration of the region’s apparel industry job base, the industry is pursuing an aggressive plan
to revitalize apparel manufacturing in the Western Cape. The outcome of this effort will obviously impact on the

economic health of the study area.

Services are the second largest industry within the study area, and a large number of these jobs are concentrated in
the provision of security services. Security services account for more than 15% of all jobs in the study area,
suggesting that Woodstock-Salt River is a hub for this activity on a regional basfs.

Formal retail trade accounts for about 4,000 or 18% of study area jobs. However, this number does not include
informal merchants of the businesses that did not record the number of employees. Trade is obviously an important
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seclor wilhin the trLde area, with retail and wholesale trade accounting for at least 24% of the area's non-

government jobs.

Surprisingly, Woodstock and Salt River have about the same total number of jobs, about 11,500 each. Sat River
has a slightly highdr concentration of jobs in the Service sector (including 800 more jobs in security services).
Woodstock has slightly mare jobs in manufacturing (especially in bakeries and other food producers).

= Property Sub-Markets

An analysis of property rates and trends conducted by property sub-consultant, Afripeak is presented in Volume 1,

Chapter 4. This inf
issues. In general, th
River" sub-markets.

Retall The propert..

River, and R20.37 &

range from R15 fo
lower rentals paid b

Main and Albert Rodds. Rental rates as low as R7 per square melre for this space is not uncommon. Rental trends

have spiralled down
of this report.

brmation, coupled with data collected by RGDE, was analyzed to examine overall properly
e sub-consultant’s property report has summarized conditions within the” Woodstock” and "Satt

consultants report average rentals of R19.50 per square metre in Woodstock, R21.24 in Sait
ombined (not weighted). In general, the property report found that competitive retail rentals
230 per square metre, depending on location and a host of other factors. RGDE found much
small shops in secondary spaces along the two primary retalt corridors formed by Victoria /

ward. More detailed analysis of occupancy and tenant mix is provided in the following section

Office The proper;y consultants report an average of R21.26 in rentals per square metre for office in Woodstock,

versus R2250in S
highest rentals are
attributes the relati
part of the CID im
assoclated with the

River. It is not clear,

property consultant
assessments, Agai

It River, and R21.88 combined (non-weighted). The property consultant reports that the area’s
ound in office space, in buildings like Victoria Centre and Queens Park Studios. The report
b strength of the Woodstock/Salt-River office sub-markets to the implementation of levies as
bosed in the CBD. In essenca, the sub-consultant argues that additional operaling costs
CID have pushed tenants out of the CBD and into neighbouring areas like Woodstock and Salt
that the marginal cost of the CID levies is sufficient to impact most tenants in this way. The
records study area office vacancy of 15.9%, based on information from five estate agent
h, this information relates primarily to upper-grade space, some of which Is 100% occupled

{often by governmerit or non-profit tenants).

Industrial The property consultants' record average industrial rentals of R14.06 in Woodstock, R14.10 in Salt
River, and R14.08 combined (non-weighted). These would appear to be high rental rates for industrial, relative to

relail and office rate

lower operating cos
variety in industrial

5 that would lypically be three times higher than industrial. Industrial uses typically have much
s and fil-out requirements than either retail or office space. The estate agents record a wide
bents, ranging from R7 to R25. In determining an average, the property consultants may not

have weighted the réntafs, which probably tend to the lower end.

Industrial vacancy a
the methodology us

erages 9.5%, which is relatively low, again when compared with retail and office. Regardless of
2 1o assess the health of this market, it would appear that the collapse of the apparel industry

has not impacted the market for study area rentable industrial space as much as one might predict.

e Summary

This brief economic

overview finds that the Salt River-Woodstock study area is a diverse and important economic

hub with almost 23,000 jobs. A large share of these jobs is concentrated in the apparel sector, including

manufacturing, sales

Cape's apparel indu
its residents and bu

. business services, wholesale trade distribution, and retail. The rapid decline of the Western
5iry has no doubt had a significant negative impact on the economic health of the study area —
inesses. Even so, the area still has a large a vibrant manufacturing sector, along with a major

relail and service Hase concentraled along two primary commercial corridors. Residents of the area are not
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necessarily engaged directly in the local industries, with many employed in service sector jobs in the CBD. Incomes
and education levels are low throughout much of the study area, impacting on economic opportunities for residents
and businesses.

7.4.2 Commercial & Industrial Opportunities

This section provides a summary of opportunities for further development and revitalisation of the study area's
commercial and industrial business base. The analysis focuses on commercial aclivity, especially retail, which is an
important lead agent for change.

The Retail Corridors

The study area's commercial districts are clustered along the primary road corridors ~ Victoria (Main) and Afbert
roads, that transverse both Woodstock and Salt River. Although only a few blocks apart, these corridors present
very different business environments. The business mix and charater of each of these corridors is explored below.

» Victoria ! Main Road

Main Road is one of the city's original transport routes and stilf has an important collection of the commercial
buildings that originally lined this historic route. Over time, Main Road has developed a relatively diverse, healthy
mix of retail businesses and services that continues from the CBD through the study area and out into the southern
suburbs.

The Corridor is dominated by retail stores selling shopper goods, representing 57% of the estimated 71,600 square
metres of refail space in the corridor. The largest retail category represented in the corridor is Fumiture and Home
Furnishings, which occupies about 21,400m? or more than 29% of the total space in the corridor.

Furniture & Home Furnishings (F&H) also occupy the largest number of individual stores, with 55 of the total 237
inventoried in the Main Road Corridor. Main Road has long been an important hub for wholesale and retail trade in
furnishings. Over time, this base has gradually spread out into the suburban suburbs along Main Road. Newer
retail centres have caplured tenants and market share from the former Woodstock furniture hub.

Even s, there have been recent attempts to recapture this market, with the development of shops and warehouses
between Russell and Searle Streets and other adaptive reuse projects that capitalise on the area's long-standing
reputation as a furnishings hub, mainly on the Salt River extreme of the study area. These projects have so far been
relatively successful in retaining or re-capturing this market base.

The Corridor also has a large concentration of Convenience stores (64), primarily seliing food and groceries (40).
Most of these are small shops catering to the surrounding neighbourhoods in Woodstock and Salt River, with a total
of only about 8,200m2 of space. Owners of the smatl convenience shops attribute less than 20% of turnover to
commuter traffic. However, there are two supermarkets and seven petrol stations in the Main Road Corridor that

serve a broader market.

Other important Victoria / Main Road uses Include Automolive and Hardware & Lumber supply stores which, like
F&H, are generally larger destination-oriented stores that serve a broader regional market rather than just the local
community. Many have noted the preponderance of shoe stores (at least 15) in the area. Shoe stores outnumber
general apparel stores by 50%. In itseif, the number of shoe stores is not a problem except where there is high
changeover and low volume (turnover).

About 10% of the Corridor's ground-floor commercial space is vacant, which in part results from suburban
competition for the same market. However, recent attempts have been made to re-establish secure office space
such as The Palms, opposite Trafalgar Park.
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Shop owners note
such as petty the
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hat the implementation of the City Improvement District {CID) in the CBD has displaced crimes
tand burglary into Woodstock, Salt River, and other areas neighbouring the CBD. They attribute

the Increase in crime to the CID because the increase occurred almost immediately after implementation of the CID.
The displacement df crime is a common problem associated with BIDs and CIDs in many locations worldwide.

* Albert Road

Albert Road suffers

from more serious problems in part because it is more dependent on the manufacturing and

distribution uses, yel removed from the higher-income households that support retail on Victoria/Main Road, Retail

along Albert Road ¢

The Albert Road

oes not have a captured market.

orridor has commercial vacancy estimated at 29%, indicating the severity of the downslide.

Overall, Albert Road has about 24,400m? of ground-floor commercial space in 77 inventoried shop fronts. About
42% of this space | in shopper goods, primarily automotive sales and service. Hardware Is also an important use.
Interesfingly, convenience goods represent the same share of space (26%) as in Main Road, accounting for about
6.400m? of space. Most of the space is concentrated in a supermarket and in convenience food shops. There are

also four petrol stat
or electronics nor a

Albert Road's retail

heritage resources Bs those along Main Road, Albert Road does have an interesting retall node located at the “five

point" intersection,
neighbourhoods bo

The corridor also hg
former public marl
crime or gang activ
shoppers.

» Retail Demand
There is insufficien
However, the exist
using 1996 Census
TPl The study are
in Woodstock, with
of the area.

Expenditure Poter

Assuming no chang

generated by house
to competitive retai
this leakage within t

Warranted Deman

focally-generated sa

9,900m? of addition
for specific types of

Assuming nominal i
space. However, th
targeting home furn

ons in the area, The corridor has few stores selling liquor, pharmaceuticals, shoes, appliances,

e there many restaurants or entertainment businesses.

is also shultered; the corridor's buildings do not illustrate the same architectural integrity and

A successful meat market is located at this intersection. Gentrification occurring in
dering Observatory is creating income potential just outside of this five points area.

s access to the Salt River train station, which generates commuter pedestrian traffic, and o the

bt Neilher of these assets is being maximized to generate commercial activity. Perceptions of

ty in surrounding neighbourhood's Impacts on the area's opportunities in attracting destination

t time available for this study to forecast retail demand from within a trus retail trade area.
ng retail expenditure potentials and existing demand in the study area have been estimated

data.

h had total personal income (TPI) of R294.6 million in 1996. Most of this income Is concentrated
R212.1 million. Salt River has TP! of R62.7 million, while the remained is found in other portions

tials The siudy area has existing (1996) retail expenditure potential of about R98.9 million.
es since 1996, the area’s retail businesses are capturing less than 28% of the sales potential
holds from within the study area itself. Remaining sales area caplured in the form of ‘leakage"
nodes throughout the Cape. Therefore, there are opportunities to re-capture some portion of
he study area.

 Based on the competitive framewark, the study area should be able to capture 30-33% of its

les polentials. If this is achieved, then there is the opportunity to generate demand for 2,500 to

Al retail use. A thorough retail market analysis would help forecast the actual potential demand

refail goods and services within each of the commercial corridors,

hflow of 5%, then there would be demand for several hundred additional square metres of retail

s area has a significant history as a retail destination. Existing anchor stores and projects are
shings markats. Furthermore, there Is likely to be potential for re-capturing a substantial share
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of the destination market. The Woodstock / Salt River area's history as a home supply node important enough lo
re-establish.

Destination Marketing Strategy
Based on existing demand analysis, there are opportunities for further development and revitalisation of retail within
the two corridors. A strategy for revitafisation should begin by re-building the destination market for the following:

Fumiture & Home Furnishings

Developers of the several adaptive reuse projects in the area have already recognized the strength of this
market for furniture and home fumishings niche products appealing to mid and upper-income households
throughout the Cape region. Every effort should be made to strengthen this base through a marketing strategy
that celebrates the area’s historic strengths for this trade.

» Apparel & Shoes - Fashion & Film

The study area is clearly 2 hub for manufacturing, distribution (import-export), and promotion of the appare!
industry in the Western Cape. In order to help sofidify the Cape's and South Africa's reputation for quality
textiles and apparel manufaclure, efforts should be made to market the study area as a centre for fashion, film,
and other industries that can help focus attention on the local apparel product nationally and abroad.

Industrial Revitalisation

The face of manufacturing has changed radically both in Cape Town and globally. While compefitive Asian labour
and other key cost inputs have directly impacted on Westem Cape's textile employment in recent years, it is
technology that will continue to have the longest-term impact on afl types of manufacturing. Rapid advances in
robotics and other technologies have reduced manufacturing employment and will re-shape the competitive
framework for industrial site selection in the fulure. Employment will never return to past levels regardless of how
competitive Cape labour may become in the future.

Cape Town in general has significant locational advantages for atfracting newer technology-driven industries,
services, and company headquarters. Lifestyle, heritage, culture, environment, education resources, and other
‘quality of fife" factors increasingly impact on corporate decisions. The appare! industry, being more tabour-
dependent, has fagged behind other industries in this regard. However, Cape Town offers assets that can attract
certain elements of (he apparel industry, particularly those relaling fo the design, marketing, management, regiona!
administration, re-tooling, ocean shipping, freight forwarding, and other services in support of apparel manufacturing
and distribution.

Efforts to help Cape Town retain a share of the global appare market are recommended. The study areas can play
a crucial role in this effort by providing certain assets and amenities in support of the revitalisation of this industry.
The competitiveness of the study area for apparel manufacturing and distribution would be enhanced significantly
with certain import-export incentives (such as duty or tax abatement). However, political decisions driving the
location of South Africa's IDZs or import-export zones may or may not forward the study area for consideration.
Other potential assets or incentives would include the following:

o Free or low-cost high-volume “cubed” warehouse or flex space
» Site assembly by local or other levels of government (negotiated purchase from owners, write down of
propetty costs, clearance, efc)

Development incentives, such as flexible zoning, reduced building fees, etc.
Technical/vocational training, housing, and transport resources for targeted apparel workers
Provision of executive housing for relocating companies

Technology or research investment incentives (such as reduced rates or matching funds)

s @ 2 o
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This is not to sugg

LTRIVER REVITALISATION FRAMEWORK

st that apparel should be promoted to the exclusion of other manufacturing industries from the

sludy area. It is only that the apparel industry is a major employer with the study areas as its base, and efforts

should be directecf

to stem the outflow of apparel manufacturing & related jobs. Specific project-oriented asset-

based sirategies ate discussed in the following section of this report.

L

‘Main Streets’ Programme

This programme wé
National Trust for
redeveloping the e

s first initiated in the United States in historic districts such as Washington DC around 1976. The
Historic Preservalion operates a main streets centre (established in 1 980) that supports
onomic vitality and physical improvements of key economic hearts located within historic areas

(Source: ‘Main Streets Revitalisation Programme 'by Kennedy Lawson Smith, undated).

The programme is quite defiant of conventional ways of doing things; it was community and business-led and relied

very little on the s
restoring character

pport from local authorities. The emphasis of the programme was on physical improvements,
of place, and economic development, not one or the other. The success of the programme

created substantialinew investments as well as a significant number of jabs.

'tis proposed that 4
Road to focus on

‘Main Streets' Programme be introduced on Victoria Road between Searle Street and Salt River

the following aspects of revitalisalion. It is imperalive that this programme be driven by the -

businesses along this section and there is possibly a role for support structures such as the Cape Town Heritage

Trust.

«  Physical improt
principles.

= Incentivise key,
Trafalgar Park

= Introduce crime

= Promote and m
areas (mountai
same time.

= Promote and ut
Town Administr

Economic Stimuli

* Introduce crime
» Incentivise and

ements according to consistent and strict adherence to conservation guidelines and design

self-help improvement projects fronting onto Victoria Road including special areas such as

+ Victoria Road interface at the intersection of Searle Straet and Victorla Road.

prevention and management measures lo restore confidence along Victoria Road.
arket tourism potential of the main road along with Trafalgar Park, District Six and the natural
and sea). The history, culture and different food cultures of the area should be promoted at the

lise the Smarl Bulldings and SMME support funds administered by the City of Cape Town: Cape
ation in conjunction with the Cape Town Heritage Trust,

on Albert Road

management measures fo restore confidence along Albert Road.
package public node or hub at Salt River Market Precinct to benefit a wide stakeholder group.

~  Promote Salt River Market Precinct as a key tourist attraction where heritage, culture and celebration of

difference shou

The case study

d be the key focus.

that supports the successful transformation of a cultural quarter is Temple Bar in Dubiin, Ireland

(Temple Bar Properties Limited, 1996). What fikens this case to Salt River Market is the fond memories and

cherished expe

he passionate i

hterest in this precinct from all stakeholders who participated in the Woodstock - Salt River

Revitalisation Flamework process.

The Temple Ba

area re-eslablished a broad mix of uses In a public - private partnership arrangement. These

inchude private investment uses such as apartments, shops, hotels, etc. and public investment improvements

such as a cultu
building stock w

ral centre, streetscape improvement schemes, a Green Building and conservation of historic
here Arls Projects, Film and Photography was accommodated.

NM&ASSOCIATES
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iences associaled with the precinct and similarly with the Salt River Market. There appears to -
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The important lessons from the Temple Bar example for revitalising the Salt River Market Precinct include the
following (Temple Bar Properties Limited, 1996).
- The Revilalisation proposal was driven by the community to save the area from being transformed into a
large transportation area and instead to promote it as a cultural precinct,
Although encouraged fo participate and invest in the precinct, the private sector was obliged to operate
within the Framework established by the public sector and to honour the historic preservation guidelines
developed for the precinct. :
It requires hard work, sustained effort and patience to undertake urban renewal and revitalisation in an
integrated and inclusive process,
When ideas are followed through they sustain themselves through their own initiative and drive. In fact, the
reference is called “Temple Bar: The Power of an Idea”.

* Restoring confidence in the Salt River Market as a hub of public activity along with other crime management
strategies, should stimulate other market demands in the area for example, the demand for housing. Once this
is established, an incentive programme to convert large vacant buildings to loft apartments and mixed use along
Albert Road could be initiated.

Incentives could include conditional Horizontal and Vertical subsidisation. Horizonta! Subsidisation includes
rehabilitation subsidies to convert and maintain buildings to acceptable standards. Thase can take the form of
cash dishursements; technical assistance and discounted provision of building materials and also include
capital subsidies to facilitate building acquisition of end-user capital provision, loan guarantees and adjusted
tariffs on services.

Vertical subsidies include interest rate subsidies for low-income groups and rental subsidies to match
affordability levels with the necessary rent levels. The condition for award of these two subsidies should be to
promote affordable rental and ownership housing, without excluding middle income groups from occupying loft
apariments (without having access to additional subsidisation). ‘ .

6011
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7.5 Management Framework

The management

ramework is based on two key components. The first is the establishment of a structure that

would formalise a public — private partnership between the representative stakeholders of the area and the City of

Cape Town: Cape
Structure would be

Town Administration. The second is a project-based intervention programme for which this
responsible, overall,

7.5.1 Proposed Revitalisation Authority

It is proposed that

this steering structure be bom out of an 'Indaba’ to be convened as part of the ongoing public

participation process lo which focus groups and key stakehoiders are invited. The main purpose of this Indaba is to
elect an Interim Revitalisaltion Forum, which together with the City of Cape Town would become the Revitalisation

Authority for the area. It is not the place of this Revitalisation Framework to dictate the terms and organisational

structure of this fu

ture Authority. The participants in the structure should define these. Rowever, the following

guidelines are provided for consideration by the Interim Forum.,

L That the proposed Revitalisation Forum be a public-private partnership established between the City of
Cape Town and the representative stakeholder groupings of the Woodstock - Salt River area.

i, That the following form the basis of the role and funclion of the interim Revitalisation Forum (Adapted from

the Main Streets Revitalisation Programme by Kennedy Lawson Smith, undated).

» Desig

: Improvement of the physical and spatial environment focusing on public and business areas.

*  Organisation: Building coflaboration among a broad and diverse range of public and private sector

groups

< Promotfon: Marketing the area lo locals, visitors, tourists, efc.

= Econo

mic revitalisation: Strengthening the area’s economic base and polential while also finding

ways td expand ils economy and increase the local spending pattems in the area.

» Unified and Focused Action: Rather than addressing many activities all at once, focus on a
manageable number of projecls at a time, including all aspects that would ensure its successful
revitalisation.

= Humbl
lead to
=~ Action

e Progress over time: Accept that progress happens over fong perlods and that small actions
higger ones over time,
oriented Approach: Make sure that there is more (mandated) action and effort than talk and

break bjgger problems down into manageable chunks.

»  Quality\and Efficiency: Ensure that improvements are done with care and affordably; not in a wastefu!
way, where the long term effect of revitalisation and conservation is compromised.

~  Changing Attitudes; The revitalisation of Woodstock — Salt River is an opportunity to work together,
bring new ideas, find new ways of doing things and rely on local strength and self-help. There is no

reason

why the proposed Forum should not rely on Its own resources and raise its own funds. This

does nat mean that the City of Cape Town is exempt from investing in the area.
i, Thal a dedjcated CEO (a Champion and Visionary) be employed to drive the Revitalisation Forum's
activities and implement the proposals and strategies made in this Revitalisation Framework.

7.5.2 Propose

d Projects and Responsibilities

The following projedts and priority actions are identified and allocated to a local organisation to form part of the

proposed Revitalisa
create self-sustainin
programmes, identifi

ion Authority. This approach accommodates the Residents and Civic Associations' drive to
y local employment and manage local community facllities with income generating capacity and
ed in the focus group public participation process. (Refer to Figure 7.5.1 and Table 7.5.1)

NM & ASSOCIATES

PLANNERS AND DESIGNERS
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7.5.3 Funding Sources and Sweat Equity

In a confext of fimited capital funding and financial resources to distribute city-wide, the proponents of the
Revitalisation Framework would need to rely on a variety of funding sources, the City of Cape Town being only one
of these. However, the City of Cape Town must recognise that the study area offers many opportunities that require
limited resources to 'kick-start' initiatives. Also, unlike other local areas where the City owns rental housing stock
and provides services for which arrear rates are considerably high, the study area does not present this problem to
the City in any significant way.

» Funding Sources

Funding could be sourced in the following ways,

i Capital funding from the City of Cape Town for public space making and public building projects.

ii. Operating budgets from the City of Cape Town for the maintenance and upkeep of public areas.

if. Funding for skills training, empowerment and community organisational development from the Fquity Share
Fund: Provincial Administration of the Westemn Cape. The City of Cape Town: Cape Town Administration
would need to facilitate this application,

iv. Housing projects: State-assisted subsidies or privately financed housing projects.

v, Economic Development Projects: How to write a business plan? The Peninsula Technikon assists
legitimate organisations to write business plans to enable them to apply for funding. No funding is directly
available from the Technikon, however. Funding for economic development projects with a focus on focal
tourism initiatives, waste management and the rehabilitation of natural areas can be motivated by any
legitimate organisation to: —

The Westem Cape Department of Environmental and Cultural Affairs
The Western Cape Department of Economic Development, Finance and Tourism

a—
» Sweat Equity and Volunteerism O
While volunteerism and sweat equity has no direct money value, it carries energy of stakeholder ownership,

goodwill, faith and endurance that can be equally significant in revitalising an area and building sustainable
communities. This should be encouraged as part of fund-raising drives as far as possible.

Fund raising efforts involving local communities can be combined with donations from local businesses for example,
hardware stores, security companies elc. and sweat equity to achieve small but significant gains. In this way,
physical transformation can begin to happen and grow into larger projects later on.

Incentives for sustained effort and sweat equily should be recognised and awarded through rates rebates, grant

funding and rand for rand contributions only where public spaces and buildings directly benefit from such efforts and
contributions. '

CITY OF GAPE TOWN: CAPE TOWN ADMINISTRATION
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ahle 7.5.1: Managomant Framework - Proppsed Inittatives

(Y ND,

PRINCIPAL AREA STAKEHOLDERS

PRINCIPAL GOVERNMENT STAKEHOLDERS

KEY INITIATING ACTIONS

PROPOSED AREA CO-ORDINATION PROCESS

The Haven

Provinclal Administration of the Western Cape: Depariment of Education

Straat Paoples’ Initiative:
Test viabliity of bulidings belng suitable for needs of Haven and lis! atematives

Walmer Estate Residents Comhmnlly Forum

Upper Woodstock Residents' Assomat!on

Provincial Adminisiration of the Western Cape: Department of Housing (PHosy
City of Cape Town

Walmer Estate Soclat and Youth Programmes:
Short and long terms actions and goals to accommodate old age facillly, children's play spaces
and facilitles for Walmer Junior High

Clly of Cape Town: Cape Town Administration
Municipal Properties and Parks & Recraation

“Woodstock Aflotment Initiative:

Faclll(ate allolment programs and assoclated facllities with City of Cape Town: Cape Town

1 -Municlpal Properii

Hold Indaba

Ds Waal House & Sharon Coutt Body_ E;)}aorale
Interested Businesses within pnjecinct

City of Cape Town: Cape Town Administration
Municipal Properties

Proposed Mountaln Road Parking Court:
FactiRale negoliation wilh Clly of Cape Town: Cape Town Administralion - Municipal Properties to
acquire long term lease and business plan to be formulated. De Waal House and Sharon Court to

negotiate partnership.

University Estale Resldents Association

Clty of Cape Town: Cape Town Administration
Municipal Properties and Parks & Recreation

Proposed Quarry Rehabilitation Programme:

bt "

Establish Interim
Revitalization Forum

Iniliate Imp s lhrough loning landscape plan including shoring of

areas in lerms of urban design proposals.

Review Revitalization
Framework Document

Comment on Document

/

Revisions to Document

To Sub-Council and Executive
Committee for Approval

. T . . B Roodebloam Initiative:
5 Roodebionm Road Buqmessps & Residences Clty of Capg Town: Cape Town Administration Formulate (and b Including guidelines for signage and usa of side walk spaces as
TTaESP;ga"O“ I well as iraffic calming measures in terms of urban design proposals.
Parks & Recreation
Economic Development & Planning
, . T ) N o Salt River Youth Project:
7 Salt Rlver Commumw rornm Clty Of Cape Town: Cape Town Admm's"?hon Inifiate minor gateways on Kipling Street as pedestrianisad landscaped aress. Reinstate
Municipal Properties and Parks & Recreation racraational aclivity af sports complax, aimed at youth.
8 Social Welfare Services, St. Arjne’s and Religious Provincial Administration of the Western Cape: Pubfic Works Department Single Mothers Centre:
Organlzalions Tesl vigblillty of old Salt River posl office as suitable for single mothers and children rehabiliiation
) centre and look at alternative venuewa if unviable.
7 T Public halls use programma:
3 Youth Organizatlons and local fesidents' forums City of Cape Town: Cape Town Administration Establlsh lifs skills and olher youth programmes and after school activily.
e Municipal Properties and Parks & Recreation
. X . The Market Revitalization Project:
10 Existing stall holders and markgteers City of Cape TOW'”' Cape Town Administration Address current management structure and datarmine oplions for establishing a market
Municipal Properties associalion (hat would atract additional and appropriale marketeers. Iniiate spatial proposals
mada In Revitalizalion Framework.
P B S ) Salt River Road Initlative:
i Salt River Road Bisinasses Clty of Capg Town: Cape Town Administration Promole pedestrianisation and soflscaping through Ission of detailed landscape plan in
;ra]r(\sp;r};allon i terms of urban design proposals made In Revitalization Framework,
arks ecrealion
Economic Devalopment & Planning
e . ; Main Streets Programme:
:gg \\;:c:orfa Soag g”s:nessesv g?ﬁ'gf'to‘:k ?:gn:;g::t?olownl Cape Town Administration Iniale Main Sirals progremme focusing on securly and physicalImprovements in tarms of
cloria Road Businesses, Salt|Rlver posals. Access funding from Smar! Bulldings and SMME Fund
13 Cape Town Herilage Trust Economic Development & Planning supporlsd by Capu Town Henlaqa Trust
Maln Strasis focus area Initiative:
Finalize Main Siresls Programme on Viclorla Road and assist In funding of Main Streels
~ . programmes.
14 Albert Road Businesses, Wooddtock Cty of Cape Town: Cape Town Administration Albart Road Revitalization: ) ]
Economic Development & Planning Promote private investment and development of existing building stock and improve security
1 . Stations Improvemant Programme:
5 Intersite and local stakeholders SARCC Set up focus groups to promole formal and Informal commerclel activity
16 Watmer Estate Resldents Community Forum & Provincial Administration of the Western Cape: Depariment of Economic Woodstock Hospital Redevelop
Upper Woodstock Resldents' AL‘sociaHon Alfairs, Agriculture & Tourism: Property Planning and Development Set up working group lo assess immediate hospital needs and spatial requirements In terms of
UCT Medlral Srhool & Greek Qrthodox Cathedral Revillization Framework.
o T T N . , . The Pool:
17 City of Cape Town: Cape Town Administration ?

Unlversity Estate Resldents' Assoclatlon &

Salt River CommunHly Forum

Municipal Properties and Parks & Recreation

Assess status of pool and funclion and formulale a Business Plan to reinsiate facility as public
amenily.

Formalize Interim Forum
and terms of reference

end June 2002

end June 2002

in July 2002

end July 2002

¢Lil

early August 2002

end August / early
September 2002




