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Introduction 

My recommendation thirty years ago for this property, when I did my MPhil Environmental 

Science thesis on the land use planning on the Black River Confluence area, which hasn't changed, 

is: 

• Firstly that, the Oude Molen farm building and its precinct including contextual 

undeveloped land near to it must be preserved without significant change.  

• Secondly, that the most appropriate land use for the remainder is “institutional use”. That 

institutional use could be for example medical, educational etc.  Residential use would likely 

impact on the nearby wetland bird life. 



 

I am a resident of Pinelands and a regular visitor to the Oude Molen Precinct. 

Comments on HIA documents 

Comments are made on the “HERITAGE IMPACT ASSESSMENT FOR THE PROPOSED 

DEVELOPMENT OF OUDE MOLEN PRECINCT: PORTION OF ERF 26439-RE CAPE TOWN 

WESTERN CAPE  SEPTEMBER 2024 DRAFT FOR PUBLIC COMMENT”, which are hereafter 

referred to as the “HIA”. 

 

The HIA documents include detailed information on the historic use and buildings in the area in the 

first hundred pages, which are not contested.  Nevertheless, these do not appear rationally 

connected with the density and bulk scale of the proposed development in the pages that follow. 

 

It would argue that an alternative more modest proposal would be more appropriate (see an example 

of an alternative more modest proposal “Alternative proposal” at the end of the document). 

 

Limitations 

These comments are based on one day of study of the daft HIA and do not include any input from 

the current land users or surrounding community. 

 

Constraints for future development 
 

I am not opposing all development, but argue constraints for the development need to include: 

1. The closed security and single access point must remain 

A disastrous element of the HIA proposal is multiple open road connections to Maitland Garden 

Village and Alexandra road, that would destroy the current Oude Molen eco village security. 

 

Currently, women and children can reasonably safely walk around the Eco Village precinct, and the 

Pallotti field at least while the horse activity is there.  Men can walk around after dark more safely 

than the streets of pinelands because the eco village is fenced and has guards.  Even Conradie 

development has such enclosure and security. 

Answering objections 

There are certain planners in the city of Cape Town who oppose the concepts of closed security 

spaces or gated communities.  Nevertheless, in our high crime environment we can have a 

compromise of a place generally open to the public with limited access controlled by security as 

people book in (as they do currently at the eco-village). 

 

Enclosure is also needed to protect sensitive environments like the wetlands and horses etc.  The fact 

that Pinelands is safer than Observatory for example is because we have fewer access points to police. 

This is a basic security issue.  Such access control does not prejudice the Maitland Garden village 

residents can go in at present just as Pinelands residents can, booking in at security 

 

The access proposal from the HIA report 

 



 
 

The proposal from the HIA Report includes three access points as opposed to the existing one access 

point.  This would make the area impossible to police. 

2. Preserve the farm precinct around the historic Oude Molen building 

A substantial farm precinct with animals, restaurant and vegetables must remain around the historic 

farm house, which must be restored, but can be rented for commercial use. A commercial tenant is 

likely to better maintain the building than the current Provincial government ownership. 

We need to preserve the farm ambiance of the precinct around the historic farm building where the 

Zulu King Cetshwayo was exiled.  And the remainder can be used for institutional use such as 

medical or education. 

 



Proposed historic precinct area in HIA (extracted from drawing) 

Plan view Perspective view 

 

Compare Figure 121 in HIA report 

 
HIA Figure 121: Proposed grading of buildings, site scale, Winter et al 2022 as amended (Inventory 

sheets included as Annexure E1). 

 

• The figure above in the HIA report includes a substantially larger contextual area for the farm 

context preservation. 



Comment 

The proposed historic precinct area in the HIA (see screenshot extracted from HIA report with 

added red line markup) is inadequate to preserve the sense of place. 

 

Further the historic buildings are dwarfed by the scale of the adjacent tower blocks which will 

change the sense of place. 

 

A softer lower profile land use such as sports fields or grass parking for a facility would better 

preserve the sense of place. 

 

I argue that the open farm land in front (north and west) of the existing building is more important 

to preserving the building context than the land behind it (to the south) and so recommend a larger 

area (see alternative proposal below). 

 

Alternative farm precinct preserve area (Red) with low maximum 2 story buildings in blue area. 

 

 

Suggested improved development of the farm precinct 

The Oude Molen farm building and the restaurant area and the space in front towards the mountain 

could be much better developed: 

• Historic interpretative boards for example of King Cetshwayo and possibly a statue 

• Leasing of the Oude Molen farm building to a commercial tenant with a long term lease to 

allow for restoration 

• Clearing of the bushes between the farmhouse and the mountain to open up the view and 

possibly a larger tea garden area.   

3. Continued horse-riding usage of the Pallotti field 

The current horse use of the Pallotti field is beneficial for both for security and environmental 

conservation.  Without the regular horse patrol usage, the land is a risk area for land invasion and 

criminal assault. 

 

This is a community service which brings much joy especially to children and is inexpensive and 

thus a service open to all. 

 

A sufficient area of land needs to be allocated for horse paddocks so that this continued horse riding 

use can viably continue.   



 

Such horse-riding usage is not compatible with high density housing, where it would not be 

possible to control the actions of numbers of unsupervised children. 

5. Institutional use on developed portion – not high density housing 

Institutional use alternatives 

The remaining land must be developed for institutional use such as the current schools, medical or 

other uses such as church, sports or tertiary education could be considered. 

High density house is not appropriate 

High density housing is not appropriate or compatible with the sensitive environmental 

situation.  One does not want children playing in the polluted black river or disturbing the birds.  

Medical Institutional use of adjacent properties is a precedent opportunity 

While it is not essential that the institutional use be medical there is good precedent and synergy 

with existing services.  The historic medical use of the Valkenburg property as a mental hospital, 

the use of some of the property currently for nursing training, and the neighbouring medical use of 

Biovac, Vincent Pallotti, the Western Cape Blood bank, the helicopter pad for medical emergencies 

and various Medical Suites are appropriate and compatible with the land and surrounding 

communities. 

 

Such proximity of medical services as a medical hub of complimentary services is an opportunity of 

synergy as one medical service can refer patients to another nearby.  

7. Road on ridge line is not appropriate, but walkway can be 

A road as apparently proposed on the ridge line of the Pallotti field is not appropriate.  This is a 

beautiful vista to be preserved both to look from and to look onto from elsewhere.  A walkway may 

be more appropriate. 



 
It is not clear what is being proposed in the yellow outlined area along the fence line within the 

Oude Molen Precinct is, but it is not desirable to have: 

• Multi-access points or a road along this boundary to the Pallotti field.  The current fence is there 

for safety of people and horses. 

• A road along the boundary which would spoil it 

• Access from Vincent Pallotti side (for security reasons) 

• Links to Maitland Garden Village (for security reasons) 

7. Bulk & density is not appropriate for area 

The bulk density in the proposal (see figure extracted from HIA report) is not appropriate for the 

Black River Confluence Area Urban Park vision for the area. 

 

Cities always face development pressure, but certain areas with special visual and cultural amenity 

need to be preserved to make the city itself pleasant to live in.  Special features of the site include: 

• Vista of the Black River and Mountain 

• Oude Molen farm building 

• Millstone of the oldest mill in the area 

• Recreational horse farm and tea garden area 

• Bird watching on Pallotti wetlands 

• Proximity to other features of similar interest in the vicinity 

• Special historic significance of imprisonment of King Cetshwayo and near to a fifteen 

century battle site between the Khoi and Portuguese. 

 

It would also have an overlooking impact on residential properties on the South West side of 

Pinelands and the south Side of Maitland Garden Village.  



 

School accommodation problems 

High density housing would introduce numbers of children which local schools do not have 

capacity to accommodate.  There are two schools (a Waldorf and Montessori Primary) utilising the 

property of the Oude Molen Precinct which would possibly be displaced by the proposed 

development. Local schools in the area are already over-full and do not have capacity for more 

children.  

 

If there are any additional schools planned for the site, there not indicated on the drawings and there 

do not appear to be any spaces allocated for school sports fields.  Any additional schools would 

need to be over and above the existing two schools, otherwise there would be no net benefit. 

Aesthetics and bulk density 

 
 

It is argued that the bulk density of the above proposal is not appropriate for the site, which is part 

of the Black River Urban Park Confluence area. 



 

Alternative proposals 

Minimum acceptable proposal 

The current land use is not maintaining the buildings.  This is most concerning with the 

degenerating Oude Molen farm building.   Longer term leases to tenants with economic capacity to 

maintain the buildings would allow sustainable maintenance. 

 

• Keep the context of the Red area as a minimum. 

Maximum acceptable density compromise proposal 

The following is not an ideal proposal, but in my opinion is a more acceptable alternative maximum 

development proposal, would include: 

• Red: larger farm precinct area including restaurant and horse paddock areas 

• Green: Sports and swim area (which could be used by a school in the institutional use area) 

• Blue:  Institutional use 2 stories maximum (could include for example schools, tertiary 

training).   

o This would prevent adjacent buildings from over-shadowing and thus dwarfing the 

Oude Molen farm buildings, thus changing the context. 

• Yellow: Institutional use (4 stories maximum)  (could include for example medical 

facilities).  

o The maximum of 4 stories does not meant that it all must be developed to this height 

and density, but that it would be more reasonable to do so in these locations. 

Limitations of alternative proposal 

Limitations of this proposal is that it has not had any consultation with current land users and in 

particular has not consulted on the viable area needed to maintain the horse usage.   The horse 

keepers seem to move the horses between two paddocks, one at night near to Alexandra road.  It is 

not understand why or what their minimum land area needs are to keep the farm viable.  This farm 

is not only valuable to the horse users but helps keep the context, amenity and attraction of the site. 

 

This is not a final positive proposal but a rough draft indicative proposal to show that economic 

development of the site is possible in a way that more sensitively respects the historic context, 

current land uses and community.  It can be a starting point for discussion with authorities, current 

land users and adjacent community residents and property owners.   

 

An editable .kml file of the proposal is available on request, which can be used as a basis for 

modifying it to make alternative proposals. 

 



 
 

I reserve the right to amend this submission after hearing comments on the above proposal from 

others. 

 

Yours sincerely, 

 

 

Philip Rosenthal 


