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Comments on the Heritage Impact Assessment for  
Oude Molen (revised) 

15 December 2025 

 

I refer to the document titled DRAFT HERITAGE IMPACT ASSESSMENT (V2) 

FOR THE PROPOSED DEVELOPMENT OF OUDE MOLEN PRECINCT 

(hereafter Draft HIA v2) dated November 2025 and submit the following 

comments and questions, under the following general headings:  

1. Concerns wrt Overdevelopment and Excessive Densification  

2. Concerns wrt Increased Population Density 

3. Request for better Implementation of Eco Village Concept 

4. No Provision for Current Tenants and Activities 

 

1. Concerns wrt Overdevelopment and Excessive Densification:  

(a) Decades of neglect, vandalization, destruction of property, lack of 

maintenance, social disruption, etc. have obviously contributed to the 

current poor state of much of Oude Molen Eco Village (hereafter referred 

to as OMEV).  

 

It is acknowledged that some of the buildings are in such a derelict and 

unsafe state that they cannot be retained as is, and that money and 

resources are needed to improve the situation.  

 

It is furthermore acknowledged that some level of cross-subsidization 

(from commercial and retail enterprises) will be necessary to make the 

area financially sustainable.  

 

It is understandable that WC Province and the COCT wish to redevelop 

the area, and to generate income from it.  

However, the problem that most objections have repeatedly 

highlighted is that the proposals amount to overdevelopment, 
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excessive densification and urban intensification and the loss of the 

defining characteristics and activities that make OMEV unique in the City 

of Cape Town – a rural feel (horses, chickens, farm buildings, food 

gardening, etc.), the sense of spaciousness and peaceful tranquility of 

the floodplain wetland with the Black River, the creativity, quirkiness and 

interest created by many of the small businesses and micro enterprises, 

and similar.  

The Draft HIA v2 even admits this:  

“Cumulative impacts can be expected given that that urban intensification 

is likely to continue within identified nodes for development within the 

contextual area generally and within the broader Two Rivers Precinct 

specifically – thereby increasing pressure upon all existing urban systems 

and creating what could be construed as a loss of quality of open place 

within the Two Rivers Precinct.” (Draft HIA v2 – page v)  

 

Kindly clarify how you are intending to deal with these problems 

and cumulative impacts? 

(b) I would suggest that this is why so many objections revolve around 

precisely these issues.  

 

Many Capetonians are aware of and deeply troubled by the loss of open 

spaces, the encroachment of buildings onto floodplains and wetlands, the 

loss of ‘green lungs’, the loss of natural habitat, the destruction of 

ecologically sensitive areas due to urban development, the 

encroachment onto wildlife areas and migration corridors, the loss of 

species diversity, the increased population density and risk of 

overcrowding, the ‘infilling’ of open urban spaces with buildings and 

infrastructure, etc.  

OMEV – and especially the western edge overlooking the river – is one of 

the last remaining areas within an increasingly built-up City, where 

Capetonians can experience wide open spaces with breathtaking views 

that invite one to pause, slow down and breathe. We need these for our 

mental and emotional health and well-being, now more than ever before.  
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Cape Flats Sand Fynbos (CFSF), for instance, is regarded as critically 

endangered by the City of Cape Town, with only tiny pockets remaining 

across the City. OMEV is one of the locations (or stepping stones) where 

species of CFSF can still be found (e.g. the so-called ‘rain daisies’).  

 

The Rondebosch Common is one of the main areas where CFSF is being 

conserved and restored, and in Pinelands too there are efforts underway 

to conserve, protect and restore CFSF species.  

 

Overdevelopment and excessive densification, and the concomitant 

destruction of wildlife habitats, are thus problematic from that perspective 

too.  

 

Do all the concerns raised above form part of the Draft HIA v2?  

 

How does your proposal envisage dealing with the anticipated 

increasing pressures and eliminating or mitigating such impacts?   

(c) In addition, the statement cited above acknowledges that development 

will place “increasing pressure upon all existing urban systems” (Draft 

HIA v2 – page v) – does this refer to increasing pressure on services 

such as electricity, water and sewage, as well as road and transport 

infrastructure, policing, health services, etc.?  

 

If so, how do you propose dealing with these anticipated 

pressures? 

(d) With regard to impact on infrastructure like water, sewage, electricity, 

etc., Annexure H1 (titled ‘Urban Design Report – Preferred Alternative 

2025’) states in Section 3.1.3 Development Guidelines from Two Rivers 

LSDF that:  

 

“20. Demonstrate a more sustainable approach to services that requires 

reducing the demand for water and electricity.” (Annexure H1 – page 50)  

 

There are, however, no specifics on how this is envisaged to be 

implemented in practical terms.  

 

Please could you clarify this?  
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(e) With regard to the Black River and its floodplain wetland, the Draft HIA v2 

states the following:  

“There are no Critical Biodiversity Areas or any other declared protected 

areas on the site itself, but adjacent to the site, the river flows within a 

wider, greened area with adjacent floodplain wetland areas that provide 

both habitat for aquatic life and important services in flood attenuation 

and stormwater mitigation. This floodplain wetland is the only natural 

aquatic feature occurring within the wider area. The Raapenberg and 

Vincent Pallotti / Valkenberg wetlands are all that remains of the once 

extensive wetland system that originally occurred along the Black River. 

The wetlands along the Black River have been mapped as Aquatic 

Critical Biodiversity Areas (CBAs) and as Freshwater Ecosystem Priority 

Area (FEPA) Wetlands. It is a CCT-managed Conservation Area.” (page 

42) 

Although the Black River and its associated floodplain wetland fall 

outside the specific scope of the proposed development, that area will 

certainly be affected by such development.  

 

Given that this wetland is ‘all that remains of the once extensive 

wetland system’, how is it being taken into consideration by the 

proposed development?  

 

2. Concerns wrt Increased Population Density:  

(a) The Draft HIA v2 emphasises the cultural and social heritage and the 

historical, architectural and archaeological perspectives, and the need to 

preserve or restore these in various ways. This is very positive and 

appreciated.  

However, the proposed development, specifically pertaining to the 

proposed building and population density, seems to be at odds with these 

statements.  

The maps (page 123 onwards) show 5-storey and higher (25m) blocks of 

commercial offices along Alexandra Road, and 3-5 storey blocks of 
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comparatively small residential apartments (464 dwelling units at 40m2, 

714 at 60m2, and 186 at 90m2) covering almost the entire remaining 

area (based on the breakdown in Appendix H1, Figure 177, page 192).  

OMEV currently has between 20 and 120 residents/tenants (depending 

on sources).  

 

With a proposed 1364 residential apartments, each with, on average 2 to 

4 residents (2 adults, 2 children?), OMEV is thus expected to house 

between 2,700 and 5,400 new residents. This is a significant increase in 

population of a very small area (13 hectares) (page 51).  

By comparison, according to the 2011 Census, Maitland Garden Village 

has 363 households, an average of 5 persons per household, so 1,834 

residents, while Pinelands has 4,917 households, an average of 2 to 3 

persons per household, and thus a population of 14,198. The 2022 

figures are not publicly available but are probably higher.  

What effects do you envisage such significant densification to have 

on the surrounding communities? And how do you propose to deal 

with and reduce any negative effects?  

(b) This significant increase in population density raises practical 

questions:  

• Where would an additional 2700 adults find work?  

 

The main document states that “the development will provide affordable 

housing in a well located area close to work opportunities” (page iv).  

 

Do you envisage that it will be primarily or exclusively people who 

already have employment, who will move into the dwelling units? If not, 

what work opportunities and types of work opportunities are you 

referring to? 

 

Many residents of Maitland, and MGV, for instance, are unemployed or 

underemployed and looking for work, so the arrival of several thousand 

new job-seekers will surely add pressure?  

 



Oude Molen – Comments on Heritage Impact Assessment (Version 2 – Nov 2025) 6 

There are commercial offices and retail spaces proposed, but it is not 

clear what types of work might become available within OMEV itself, if 

any, and if it would be suitable for the local residents or not. Pinelands 

and MGV are both primarily residential, so would provide limited 

additional work opportunities.  

 

How do you propose dealing with this, and with the potential social 

problems that may result? Kindly clarify this.  

• What transport will those who are employed use to get to and from 

work?  

 

The Draft HIA v2 proposal emphasizes the connections to trains and 

buses, and the use of NMT, but will that suffice? Do you envisage that 

people will walk and cycle to work? What if it is not within 

walking/cycling distance?  

 

How much provision are you making for private vehicle parking? If there 

is no or insufficient parking available, then residents would need to use 

public transport – which is not entirely straightforward and comes with 

well-known risks and problems. Public transport in the form of larger 

buses and mini-bus taxis will also increase traffic pressure on Alexandra 

Road and on the arterial roads nearby.  

 

How do you envisage this be dealt with? Kindly clarify this. 

• What shops and retail facilities will be provided within OMEV?  

 

Where will residents regularly do their grocery shopping? How will they 

get to and from the shops, if there are no suitable shops available in 

OMEV? Shops would need to cater for a broad range of residents of 

varying financial means. Kindly clarify this. 

• Where will their children attend school?  

 

In the Draft HIA v2, only one new school is mentioned, but in Annexure 

H1 (page 50), it is stated that the Two Rivers Local Spatial Development 

Framework makes provision for two schools:  
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"Two schools are proposed for the Oude Molen precinct, a high school 

and primary school to cater for the additional residential land uses 

proposed for the site" (page 50).  

 

The surrounding schools are already over-subscribed, so where will 

children be accommodated, especially if the Montessori and Waldorf 

Schools are closed down? There is no provision made for keeping 

either the Montessori or the Waldorf Schools, nor any other small-scale 

educational facility.  

 

Have you considered keeping these schools in OMEV, even if 

moved to a different location?  

 

If children cannot be accommodated in OMEV or nearby schools, then 

they would require transport to and from schools in other areas – which 

is likely to add to traffic congestion on the existing roads. Additionally, 

school children often attend extramural activities (sporting, cultural, 

educational, etc.) – are these intended to be catered for within OMEV or 

surrounding neighbourhoods, or would parents be required to transport 

children to and from these, using private or public transport?  

 

Kindly clarify how these aspects are considered in the proposals. 

• What sporting, cultural or educational facilities will be added 

within the OMEV development?  

 

Is there capacity in nearby facilities to accommodate so many new 

residents?  

 

If not, is provision made for a public library, sports field(s), playgrounds, 

religious institutions, etc. at OMEV? Where are these reflected or 

indicated on the provided maps? Kindly clarify this. 

• What police stations will be responsible for OMEV?  

 

There has been no provision made for a new police station within/near 

OMEV. Is it envisaged that Pinelands Police Station or Maitland Police 

Station will be responsible for OMEV?  
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With multiple new entry points being proposed from Alexandra Road, 

the boundary road with MGV to become more porous (“To create 

seamless integration with Maitland Garden Village” – Draft HIA v2 – 

page 106), and a new road being proposed to link the southern edge 

with Park Road (Vincent Pallotti Hospital), how will safety and security 

be ensured within OMEV? Kindly clarify this. 

• What public or private hospitals or healthcare facilities are being 

added, if any?  

 

Which facilities will the new residents of OMEV have access to? Kindly 

clarify this. 

• How and where do you deal with these issues in the current 

Proposal, or do they fall outside the scope?  

 

3. Request for better implementation of Eco Village Concept:  

(a) While acknowledging the need for the provision of housing (including 

social housing), and while acknowledging that the revised Draft HIA v2 

has made some concessions in response to the public comment received 

in the previous round (especially wrt the overpowering nature of the 

initially proposed buildings) (see Response to HWC – 2025-11/1-

response-to-hwc-further-requirements-oude-molen-draft-nov-2025.pdf), 

and while acknowledging that the status quo is not sustainable or 

desirable in the long term and that there is a need for development of the 

area, I would nonetheless encourage the developers to incorporate 

more aspects of the ‘eco village concept’ into the proposals.  

This is because the Draft HIA v2 does not appear to incorporate sufficient 

aspects of the ‘eco village concept’ that creates the unique character of 

OMEV.  

The Draft HIA v2 states under Section 13.1.1 Development Guidelines 

that it is intended to include eco-village components:  

“Eco-village component that provides continuity in the history of this site 

as a place for living off the earth and then demonstrates alternative ways 
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of living with urban agricultural activities, small scale alternative servicing 

options and communal living / working options” (page 106).  

However, it is not clear where this is being implemented in practice. 

Please could this be clarified? 

(b) With reference to the explanation of what happened at OMEV from 1997 

to date (Draft HIA v2 – page 30), it appears that the lack of a 

consolidated vision and the absence of the necessary commitment of 

finances, resources and skills from provincial and local government have 

prevented the full realization of such an eco-village concept and the 

upliftment of the community that lives and works here.  

OMEV already has many aspects of the eco-village concept, such as: 

horse-related activities, chickens roaming freely, food gardening, 

community gardens and allotments, use of renewable energy, water 

conservation, organic farming, rehabilitation of soil, waste reduction, 

strong community focus, fostering of cooperation with others, small-scale 

businesses, creative arts and crafts, seeking to live closer to nature and 

in harmony with it, awareness and education relating to environmental 

and ecological matters, rehabilitation and similar positive opportunities for 

troubled youth and patients/residents from nearby institutions, strong 

positive connections with surrounding neighbourhoods, etc.  

All of these are very positive aspects that should be fostered and 

integrated into any kind of development of this unique site.  

Failing to do so would be a missed opportunity for the creation of a well-

functioning, sustainable, ecologically and environmentally sensitive 

neighbourhood.  

It would also damage the social fabric, and undo the healing that this 

area has achieved thus far and is facilitating in many different ways.  

For instance, the Draft HIA v2 under the section ‘Response to indigenous 

heritage’ states that OMEV should be seen:  

 

“as a site for Healing: The Khoi and San history is one of violence, 

disruption, dislodgement and tragedy for the collective as well as 
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individuals. This has never been rectified and future generations cannot 

continue to live in pain.” (page 94)  

 

How is this being incorporated into the current proposals, if at all? 

Please could you clarify how and in what ways you are 

incorporating these eco-village related activities and characteristics 

into the proposed development?  

 

4. No Provision for Current Tenants and Activities:  

(a) In the Draft HIA v2, under Section 18 – Public Participation (page 179 

onwards), it is explained that the current HIA is only looking at the 

development rights – and not at tenancy, lease agreements, property 

management and identification of specific users.  

 

Does this mean that current tenants, businesses, and other users 

are thus not protected or included in the current Proposals?  

(b) According to the maps (Draft HIA v2 – page 123 onwards), only a small 

area around the Homestead has been left as the original ‘heart’ of OMEV, 

and provision is made for a small area of food gardening around it.  

 

What will happen with the existing food gardens, allotments, and 

community gardens, etc.? The people who have worked in these gardens 

of many years, have done an amazing job in improving and regenerating 

the soil so that it is able to produce healthy organic fresh produce.  

 

Is the food garden space provided for sufficiently large enough to provide 

the local community with fresh produce? Is it large enough to continue 

providing nearby businesses and surrounding communities with fresh 

produce, as happens currently?  

 

Kindly clarify this.  

(c) In Annexure C (annexure-c-socio-historical-study-oude-molen-feb-

2025.pdf), it is explained that the current OMV Food Garden has close 

links with both Valkenberg and Alexandra Hospitals:  
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“[OMV Food Garden] has retained links with occupational therapy of 

psychiatric patients, and currently caters for 3 patients (paid for their 

work) from Valkenberg and Alexandra Hospitals 4 days a week. The 

project is currently looking for corporate sponsorship in order to increase 

the number of psychiatric patients it could cater for. One day a week is 

dedicated visiting school groups and learners from various schools in the 

area doing community service work as part of their curriculum. A number 

of kids from adjacent MGV help out in the garden on a volunteer basis. 

The garden facilitates publicly accessible horticultural courses by outside 

experts (e.g., pruning) and requests from schools to conduct clean-ups of 

the Black River wetland. Produce is given to volunteers, allotment 

holders, or sold. A monthly produce market is currently held.” (page 33)  

 

This makes it clear that the Food Garden is far more than merely a food 

garden – it has close links to various communities and provides far-

reaching benefits on many levels. Its loss would have significant 

implications.  

 

Kindly clarify whether and how the proposed development will take 

into account these aspects.  

(d) No provision has been made for horse-related structures such as stables, 

paddocks, and riding arenas, nor for any other kind of eco-related 

activities such as compost-making area, plant nursery, etc.  

 

The Draft HIA v2 maps do not indicate where these could be sited – 

does that mean that they will no longer exist, or is that still to be 

decided?  

(e) It is pointed out in the Draft HIA v2, “Various redevelopment plans since 

2003 have galvanized the formation of a strong and engaged tenant’s 

association” (OMEVTA) (page 30).  

 

How are you working together with and making good use of this 

“strong and engaged tenants’ association”?  

(f) The people who live and work in OMEV have used their own resources, 

money and creativity to repair and maintain buildings and infrastructure, 
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to restore and rehabilitate neglected areas, to plant trees, and fruit, 

vegetables and herbs for own use and for sale within the village and 

surrounding areas, to create small and micro businesses, and over time 

to establish closely woven professional, social, commercial networks with 

people living and working in OMEV and surrounding neighbourhoods.  

(g) These tenants come from very diverse backgrounds (from very poor, and 

relying on subsistence activities, to more established commercial 

businesses), but by not even making provision for them in the proposed 

development, their livelihoods and the ability of their businesses to 

survive are now being threatened.  

 

How do you propose assisting them?  

(h) Are you willing to work with the affected parties to either 

accommodate them in the proposed development (if suitable, willing or 

able), on a case-by-case basis, or is the intention to cancel all leases and 

remove/evict everyone from the site before actual development, 

demolition and construction begin? Kindly clarify this. 

(i) What is to happen with the horse-related activities and everything 

associated with them?  

 

Many people have submitted comments on how beneficial and healing 

the horse-related activities are, and how many links and connections they 

have with adults and children across Cape Town, especially from other 

disadvantaged communities – and yet no provision has been made for 

stables, paddocks, riding arena, or any such areas.  

 

Is this an oversight, or a deliberate design decision? Kindly clarify this. 

(j) What is to happen with Robin Trust, (see Annexure C, pages 28 to 29) 

given that their buildings will be demolished (according to Figure 181 on 

page 138)?  

 

What is to happen with the elderly people and dementia/Alzheimer 

patients living there? Where do you propose they be accommodated, 

given that they may not have family to stay with, or enough money to 

afford moving to more expensive private facilities?  
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What is to happen with the carers who are studying and being accredited 

through Robin Trust? They are providing an invaluable and important 

service across all of Cape Town. What options do you have available for 

them? There are many elderly people living in Pinelands and other areas, 

who have benefited from the assistance of Robin Trust carers and would 

continue to do so.  

 

Robin Trust has a sub-acute/step-down facility for post-surgery care that 

is ideally located near Vincent Pallotti Hospital. Patients from Robin Trust 

benefit tremendously from the beautiful natural open spaces and the 

presence of children from the OMEV schools.  

 

Have you considered creating suitable spaces for the Robin Trust in 

the new development? Would that not be mutually beneficial?  

 

Kindly respond to these questions, and clarify whether and how 

Robin Trust might be part of the new development?  

(k) What is to happen with the existing schools, including Montessori 

and Waldorf?  

 

There are no other similar schools nearby. Where do you propose these 

schools relocate to?  

 

The principles they teach (incl. connection to the land, sensitivity towards 

nature, the use of organic and biodynamic farming, living in harmony with 

the natural and social environment, etc.) are ideally suited to the eco-

village concept. Children at these schools, and school children from other 

areas, regularly use OMEV as an ‘outdoor classroom’ (see Annexure C, 

pages 26 to 28).  

 

Have you considered incorporating such schools and educational 

facilities and programs into the proposed development in a way that 

is mutually beneficial? Kindly clarify this.  

(l) What is to happen with the many other tenants and businesses 

based in OMEV?  
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How and where are any of the other current activities and 

businesses reflected in the proposed development – if at all?  

 

While acknowledging that it may be beyond the scope of the particular 

document being reviewed, have you made provision for any of the 

tenants or small businesses to re-occupy premises once buildings have 

been restored or demolished and rebuilt, etc.? Kindly clarify this.  

In the Draft HIA v2, it is stated:  

“The proposed future development does not preclude the incorporation of 

existing uses on site into the redevelopment, but nor does it guarantee 

inclusion of any users/entities/legal tenant currently on site. The current 

existence on and use of the site is regulated by the lease agreements 

entered into and in accordance with its prescripts as it relates to the 

existence and use of the site and buildings. Inclusion or otherwise in 

future development will be driven by landowner instruction, compatibility 

with the vision and design proposal and the financial feasibility of the 

project.” (page 184) 

While the above is acknowledged, it is concerning that the revised design 

of the site appears to make no provision for any of the current tenants 

and activities; this leads to the conclusion that they will be excluded from 

the outset, and that this decision has already been made. Kindly clarify 

this. 

(m) In the Draft HIA v2, it is also stated:   

“The primary heritage associations are those of dispossession, exclusion, 

imprisonment, marginalisation and loss. Given the liminal location of the 

site now, at the junction (defined by the river corridor) between the more 

historical development of the City at the base of the Table Mountain chain 

(generally the locus of privilege), and the Cape Flats (generally defined 

by the historical lack of privilege and removal), the site is spatially and 

symbolically ideally located to recognise the history of the site and 

simultaneously address the pressing historical spatial injustices of this 

City. This is apt.” (page iv) 
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Do you not find it ironic that the current proposed development 

risks repeating precisely this pattern of exclusion, marginalization and 

loss by making no provision for the current tenants and residents in the 

new development? Please could you clarify this.  

 

Conclusion 

In conclusion, given that so many objections emphasize concerns about 

overdevelopment, excessive densification and urban intensification, and given 

that the Draft HIA v2 also admits to the problems associated with this, how do 

you propose dealing with the increased pressures on services and 

infrastructure (electricity, water, sewage, roads, transport, policing, health 

facilities, etc.)?  

The proposed significant increase in population density raises many practical 

questions relating to work, transport, schools, shops, etc., that need 

answering, as these are also likely to have negative effects on the surrounding 

communities.  

Given that OMEV already has many aspects of the eco-village concept, I 

would encourage the developers to incorporate more of these into the 

proposals, and to leave space available for these businesses and activities.  

Lastly, the proposed development would destroy and dislocate an existing 

community, which – ironically – would repeat the same historical patterns that 

have been highlighted as problematic in the Draft HIA v2 itself. Perhaps there 

is scope for including the existing community in the proposed development so 

that the beneficial connections and social linkages can be retained?  

I thus suggest that it would be mutually beneficial to work together with the 

current residents, tenants and businesses, and the strong tenants’ association 

(OMEVTA) to see in what ways and to what extent they could be 

accommodated in the proposed development so that the positive and 

beneficial characteristics of OMEV can be retained and strengthened.  

Kind regards 

Regine Lord. 


