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EXECUTIVE SUMMARY 

 
The Western Cape Department of Infrastructure, under Tender L014/23, seeks to secure land use rights 
to allow for a mixed-use redevelopment of the Oude Molen site (OM) located on a portion of Erf 26439-
RE, Cape Town.  
 
The objective is to enable the development of a “compact, large scale, sustainable, residentially led 
mixed-use development based on a live-work-play philosophy and transit-oriented development 
(“TOD”) principles” within the bigger Two Rivers Study Area, with consideration being given to retaining 
buildings of cultural and historical significance.  
 
The Development Framework put forward in the current application as a component in the “package of 
plans” process, has followed a detailed design development process informed by a set of desired urban 
design outcomes, incorporating input from the public received through various engagements, the brief 
from the Western Cape Government particularly with respect to achieving spatial justice objectives while 
preserving as many of the historical and cultural attributes of the site as possible, the heritage design 
informants themselves, and input received from I&APs during the HIA process. The outcome is a 
Development Framework underpinned by a detailed urban design study that allows for a safe, walkable 
and sustainable neighbourhood, with compact mixed-use developments, integrating education, 
affordable housing, public facilities and open spaces, while providing equitable access to cultural 
heritage and natural reserves. It is proposed that a third of the residential opportunities provided on site 
be affordable (i.e. Social Housing and FHF/FLISP). 
 
In this regard, the current application seeks approval for the following:  

 In terms of s42(d) of the Municipal Planning By-law, for the subdivision of erf 26439-RE into two 
portions being Portion 1 measuring 13.15ha in extent and Remainder measuring 30.84ha in extent 
as indicated on the proposed Plan of Subdivision in Annexure 10.  

 In terms of section 42(a) of the Municipal Planning By-law, for the rezoning of Portion 1 from Utility 
to Subdivisional Area to allow for the following zonings: Mixed Use 1, Mixed Use 2, General 
Residential 4, General Residential 2, Open Space 3, Open Space 2, and Transport Zoning 2.  

 In terms of section 42(i) of the Municipal Planning By-law, for the approval of a Development 
Framework (Annexure 11) as allowed for in terms of s136 of the DMS together with the following 
basket of rights:  

Dwelling units:        1 364 
 Residential GLA:  79 167m² 
 Place of instruction GLA:   5 000m² 
 Office GLA:   13 981m² 
 Business premises GLA:   4 159m² 

 In terms of section 42(i) of the Municipal Planning By-law, for consent for “place of assembly” in the 
Open Space 3 zone as indicated on the proposed Development Framework to allow for a swimming 
pool for use by the public.  
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1. INTRODUCTION AND BACKGROUND 

 

Nigel Burls & Associates have been appointed by the Western Cape Department of Infrastructure under 

Tender L014/23 to prepare and submit an application in terms of the Cape Town Municipal Planning 

By-Law to allow for a mixed-use redevelopment of the Oude Molen site (OM) located on a portion of 

Erf 26439-RE, Cape Town.  

 

The stated objective of the client with respect to the OM site is to enable the development of a “compact, 

large scale, sustainable, residentially led mixed-use development based on a live-work-play philosophy 

and transit-oriented development (“TOD”) principles” within the bigger Two Rivers Study Area, with 

consideration being given to retaining buildings of cultural and historical significance and existing 

productive economic activity within this project area and where possible, incorporating elements of it 

into the redevelopment proposal.  

  

The current vision statement for the OM site, which was derived following an initial public engagement 

process is “a safe, walkable and sustainable eco-neighbourhood, with compact mixed-use 

developments, integrating education, affordable housing, public facilities and open spaces, while 

providing equitable access to cultural heritage, productive landscapes and natural reserves”. The 

strategic location of the site within the broader metropolitan area is noted, as well as the imperative for 

the Western Cape Government as the property owner to optimally utilise the site to achieve broader 

spatial justice objectives.  

 

The current proposal that is set out in this application is for a walkable, mixed-use integrated 

development that is responsive to the historical and cultural context of the site, being informed by a 

detailed HIA process. The conceptual proposals are high-level by design so as to allow for maximum 

flexibility within the identified constraints to ensure that the concept results in a viable development 

opportunity. Further detail will be unpacked through the package of plans process as allowed for in 

terms of the Cape Town Municipal Planning By-Law.  

 

2. APPLICATION DETAILS 

 

In the first instance, the current application seeks to subdivide erf 26439-RE, which spans the Oude 

Molen site and the Valkenberg Hospital facility across the Black River, into two portions in order to 

separate the Oude Molen site. Given the large scale of the site, the current application seeks to secure 

development rights following the “package of plans” approach allowed for in terms of section 136 of the 

Cape Town Development Management Scheme. In this regard, the Two Rivers Local Spatial 

Development Framework serves as the Contextual Framework for the site. The Two Rivers LSDF has 

been the subject of a thorough visioning and planning exercise and extensive public participation, 
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culminating in its formal approval as a policy document in 2023. This document provides detailed 

guidance as to the future spatial development of the OM site.  

 

The current application seeks approval for a Development Framework, underpinned by a thorough 

Urban Design rationale, and a basket of rights in terms of the proposed rezoning of the OM site from 

Utility to Subdivisional Area. It is the intention that the actual development of the site be unpacked via 

the subsequent submission of Precinct Plans and Site Development Plans in accordance with the 

Development Framework once approved, and subdivision of the individual land parcels within Oude 

Molen to entrench their respective zonings.  

 

In addition to the detailed HIA process currently nearing conclusion which has directly informed the 

development of the proposed Development Framework, the current application is informed by a full 

range of specialist studies including a services capacity report, a stormwater management strategy, an 

electrical services report, a traffic impact assessment, and a conveyancer’s report. 

 

Application is hereby made in terms of the Cape Town Municipal Planning By-Law 2015 for the 

following:  

 In terms of s42(d) of the Municipal Planning By-law, for the subdivision of erf 26439-RE into 

two portions being Portion 1 measuring 13.15ha in extent and Remainder measuring 30.84ha 

in extent as indicated on the proposed Plan of Subdivision in Annexure 10.  

 

Figure 1: Proposed Plan of Subdivision. 
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 In terms of section 42(a) of the Municipal Planning By-law, for the rezoning of Portion 1 from 

Utility to Subdivisional Area to allow for the following zonings: Mixed Use 1, Mixed Use 2, 

General Residential 4, General Residential 2, Open Space 3, Open Space 2, and Transport 

Zoning 2.  

 In terms of section 42(i) of the Municipal Planning By-law, for the approval of a Development 

Framework (Annexure 11) as allowed for in terms of s136 of the DMS together with the following 

basket of rights:  

Dwelling units:        1 364 

 Residential GLA:  79 167m² 

 Place of instruction GLA:   5 000m² 

 Office GLA:   13 981m² 

 Business premises GLA:   4 159m² 

 In terms of section 42(i) of the Municipal Planning By-law, for consent for “place of assembly” 

in the Open Space 3 zone as indicated on the proposed Development Framework to allow for 

a swimming pool for use by the public.  

 

3. PACKAGE OF PLANS APPROACH 

 

The ‘package of plans’ process is made provision for in the Cape Town Development Management 

Scheme section 136, which states the following:  

 

The general purpose of a package of plans is to provide for a mechanism to plan and manage the 

development of large or strategic urban development areas. It is a phased process of negotiation, 

planning and approvals, whereby increasing levels of planning detail are approved together with 

conditions for such approvals.  

 

The requirement to follow the package of plans process for the Oude Molen site (OM) arises due to the 

large scale of the site, being 13ha in extent, and its proposed rezoning to Subdivisional Area.  

 

A package of plans consists of the following components that are listed in a hierarchy from higher-order 

to lower-order plans. The lower-order plans must be in compliance with the higher-order plans. The 

hierarchy of components as set out in the DMS is listed in the left-hand column, including the level of 

detail required of each, and the specifics with respect to the OM site are explained alongside:  

 

‘PACKAGE OF PLANS’ HIERARCHY  ‘PACKAGE OR PLANS’ FOR THE OM SITE 

Contextual Framework 

A Contextual framework lays down broad land 

use policy for the development and the 

 

With respect to the OM site, the Two Rivers Local 

Spatial Development Framework serves as the 
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surrounding area. It may include principles or 

heads of agreement summarising the general 

obligations of the City and the developer in 

relation to the development. The contextual 

framework may be prepared by the City, or by 

a land owner or development agency under 

supervision of the City, and may not be in conflict 

with a spatial development framework or 

structure plan approved by the City. 

 

Contextual Framework for the site. The Two 

Rivers LSDF has been the subject of a thorough 

visioning and planning exercise and extensive 

public participation, culminating in its formal 

approval as a policy document in 2023. This 

document provides detailed guidance as to the 

future spatial development of the OM site.  

 

Development Framework 

A development framework identifies overall 

policy, broad goals, and principles for 

development within the development. The 

development framework identifies the range of 

uses, general spatial distribution of uses, major 

transport and pedestrian linkages, infrastructure 

and any limits within the development, including 

but not limited to density and floor space. 

 

The current LUM application seeks approval for 

a development framework for the OM site, 

together with a basket of rights for the site, and 

rezoning to Subdivisional Area. The development 

framework illustrates the proposed distribution of 

land uses and maximum permissible heights 

across the site. The development framework is 

broadly in alignment with the Two Rivers LSDF 

as required in terms of the package of plans 

process.  

 

It is anticipated that the approval of the 

development framework will be conditioned to 

require the submission of a series of documents 

together with the Precinct Plans which follow, 

setting out the development intention for the site 

in greater detail, including but not limited to an 

Urban Design Framework, Transport Master 

Plan, Landscape Master Plan, etc.  

 

Precinct Plans 

Precinct plans apply to specific areas within the 

development framework that have common 

features, functional relationships or phasing 

requirements. There may be several precinct 

plans that make up a development. A precinct 

plan describes in more detail the development 

objectives and intentions for a specific area in the 

 

Once the Development Framework is approved, 

the next step down in the hierarchy is the 

submission of Precinct Plans. The OM site is 

likely to comprise two or three precincts, whose 

boundaries will be determined prior to 

submission of those precinct plans. The precinct 

plan submissions will be accompanied by a 
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development, as well as principles for urban 

form, land use, pedestrian links, traffic 

movement, floor space and environmental 

management. 

 

series of overarching documents which set out 

the design aspects of the development in greater 

detail including an Urban Design Framework, 

Transport Master Plan, Landscape Master Plan, 

etc. and more detailed TIAs and civil services 

reports.  

 

Subdivision Plans 

Subdivision plans, if required, are processed in 

terms of this By-law to establish new cadastral 

boundaries and to facilitate the transfer of land 

units. Subdivision plans may be approved at any 

stage after the development framework has been 

approved. 

 

 

In the case of the development of the OM site, it 

is likely that subdivision plans will be submitted 

together with Site Development Plans. The 

subdivision of the individual development 

portions will vest the specific zoning applicable to 

that portion in respect of the Subdivisional Area 

zone, while the SDP will provide the level of detail 

required to inform the subdivision and the 

detailed nature of the development itself.  

 

Site Development Plans 

for one or more land units within a development. 

These provisions may include, but are not limited 

to, details relating to land use, floor space, 

building lines, height, parking requirements, 

municipal services and landscaping, as well as 

details relating to the position and appearance of 

buildings, open space, pedestrian links and traffic 

movement.  

 

 

Site Development Plans will be submitted for 

each development portion within the OM site. 

These SDPs will be required to be in accordance 

with the approved Precinct Plans for the site, as 

well as any further overarching documents, 

including detailed TIAs, Landscaping 

Masterplans, Urban Design Framework, etc. The 

SDPs will be accompanied by Landscaping 

Plans for each development site.  

 

Building Plans 

Building plans contain detailed specifications as 

required by the National Building Act, and once 

approved by the City, authorise building work to 

be performed. 

 

 

Building plans submitted for development on the 

OM site will be in accordance with approved 

SDPs and Landscaping Plans.  
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4. PROJECT CONTEXT 

 

4.1. Urban Context 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Oude Molen property presents a unique development opportunity being strategically located in the 

context of the greater metropolitan area, situated only 5km away from the major economic centres of 

the CBD, Century City and Claremont. The site is located along Alexandra Road, to the west of the 

suburb of Pinelands, to the south of Maitland Garden Village, and east of the Black River corridor, 

beyond which runs the M5 motorway. The site lies to the north of The Park and Park Lane office 

complexes which themselves lie to the immediate north of the Vincent Pallotti hospital. The railway line 

and Pinelands Station are located directly across Alexandra Road from the site.  

 

The property is extremely well connected via Alexandra Road to the N2 and M5 to the south, and via 

Berkley Road and the Black River Parkway to the N1 to the north and via the new Berkley Road 

extension across the Black River, to Albert Road and via Woodstock and Salt River, to Cape Town 

CBD. In addition, the Pinelands Station to the immediate east of the property ties this site directly into 

the metropolitan rail network. 

 

Figure 2: Urban context. 
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Figure 3: Zoning Map. 

4.1. Site Description 

 

Erf 26439-RE measures 44ha in extent and spans the Oude Molen site to the east (including the 

Forensic Ward, to be subdivided and retained with the Valkenberg Hospital site property) and the 

Valkenberg Hospital site to the west, with a narrow access-controlled connection over the Black River 

and M5.  

 

The Oude Molen site itself is bounded by Perseverance Road and Maitland Garden Village to the north, 

Alexandra Road to the east, beyond which lies the railway line and Pinelands station, two office blocks 

and Vincent Pallotti Hospital to the south, and a City of Cape Town-owned property (remainder erf 

26440) and the Black River to the west. The site is relatively flat, sloping gently from east to west 

towards the Black River corridor.  

 

The Oude Molen site currently has only one controlled access off Alexandra Road. While a connection 

to the Valkenberg West Precinct exists via a bridge over the M5 and the Black River, this has been 

closed to general public access to fulfil the operational and safety requirements of the Valkenberg 

facility, including that of the Forensic Ward portion adjacent to the site.  

 

4.2. Existing and Surrounding Zoning  

 

Erf 26439-RE currently has a split zone, 

where the Oude Molen site is zoned 

Utility, the Valkenberg Hospital site is 

zoned Community Zone 2, and the 

bridge over the Black River and the M5 

motorway is zoned Community Zone 1 

and Open Space 2. The zones are as 

indicated on the following extract from 

the City zoning map. 
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The Utility zone assigned to the Oude Molen site in terms of the Cape Town Development Management 

Scheme permits a very limited range of primary and consent uses and is largely intended to provide for 

utility services or for government and authority uses that are not covered by another use or zoning 

category. While “urban agriculture” and “informal trading” are permitted with consent within this zone, 

no such consent has been granted and therefore most uses presently on the site are not permitted in 

terms of the site’s zoning.  

 

The surrounding zoning comprises Open Space 2 zoned land to the west and north-west following the 

alignment of the Black River and associated wetlands. The offices to the south are zoned Mixed Use 2 

with the Vincent Pallotti hospital site zoned Community Zone 2. Alexandra Road and the rail line along 

the eastern Boundary are zoned Transport Zone 1 with Maitland Garden Village to the north zoned 

primarily Residential Zoning 1. 

 

To the east of the railway line within Pinelands, the land is zoned variously Residential Zoning 1, 

General Residential and Open Space 2. 

 

4.3. Existing and Surrounding Land Use 

 

The Oude Molen site currently accommodates a diverse range of land uses. Amongst those are the 

Robin Trust, a non-profit organization which provides health care through the training of nurses and 

care workers, the provision of sub-acute after hospital care, a frail care facility, individualized home care 

services and training of individuals in home-based care services. 

 

In addition to the Robin Trust, the Waldorf School occupies a number of buildings and portions of 

buildings, and a Montessori school occupies one of the historic F wards. The balance of the tenants 

comprise a mix of commercial office and business uses, a backpacker’s facility, various social facilities 

and uses, some residential accommodation, the offices of the tenant’s association, various urban 

agricultural components, and stabling for horses and associated paddocks.  

 

Some of the built structures on site exist in various states of disrepair and a large amount of vacant land 

is not effectively utilized and remains in a state of semi derelict “private” open space. 

 

The land to the immediate west of the site is currently vacant. It is owned by the City of Cape Town and 

is directly associated with the Black River and its flood plain, including the so called Valkenberg 

wetlands. It is currently used as an outriding area by the group running the equestrian facility on the 

site. 
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Figure 4: Current broad land use zones and key places. 

 

Land to the south comprises commercial offices and the Vincent Pallotti hospital while to the north is 

the Maitland Garden Village comprising housing and various social facilities. To the north-east between 

the rail and Alexandra Road is the start of the Ndabeni industrial area with the Biovac medical research 

facility and ambulance services located closest to the site. 

 

The site is bound by Alexandra Road and the Rail Line including Pinelands Station to the immediate 

east. The development at Pinelands Station includes a pedestrian road to road link over the rail line to 

Pinelands which lies further to the east. This area of Pinelands is developed with a mixture of single 
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dwelling houses with one small group housing scheme (Pine Acre) all fronting onto two large parks at 

the forecourt to the station on the Pinelands side of the line, a typical feature of this type of Garden City 

development.  

 

It should be noted that with the closure of Valkenberg East facility at Oude Molen, the vacated site and 

many of the buildings were systematically vandalised or illegally occupied over an extended period. 

This situation continued unchecked for many years during which time the Provincial Government made 

various attempts to redevelop the site. Over this period and in an attempt to stabilise the situation, the 

landowner entered into various lease agreements with various of the occupants of the land and 

buildings, and more recently has appointed a property management group and finally entered into 

formal leases with all parties occupying land and building on the site. All tenants are on the same lease 

terms and all leases contain a redevelopment cause allowing for the site to be redeveloped. 

 

4.4. Legal Context 

 

Erf 26439-RE is under the custodianship of the Western Cape Government and managed by the 

Department of Infrastructure. With respect to the buildings, two thirds of the total building area is leased 

with one third vacant (being entire buildings or portions / floors of different buildings). All of the original 

leases have long since expired and were replaced by new lease agreements with a three-year term 

which expired in August /September 2025 and are currently monthly leases. All leases are subject to a 

redevelopment clause. 

 

A Conveyancer’s Certificate prepared for the OM site (refer to Annexure 4) confirms that there are no 

restrictive title deed conditions that impact the proposed redevelopment of the site.  

 

 

Figure 5: SG Diagram. 
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Correspondence has been received from the Office of the Regional Land Claims Commissioner: 

Western Cape that no formal land claims have been lodged for the OM site (refer to Annexure 7). 

Informal requests have been made by a First Nations group for land on which to cultivate traditional 

medicinal plants and host cultural ceremonies and events.  

 

4.5. Environmental Considerations 

 

Confirmation has been received from DEA&DP (refer to Annexure 8) that the proposed redevelopment 

of the OM site does not trigger any listed activities in terms of the NEMA EIA Regulations, 2014 (as 

amended).  

 

Confirmation has also been received from the National Department of Water & Sanitation that the 

proposal does not trigger a requirement for a Water Use Licence in terms of the National Water Act (Act 

36 of 1998). Refer to Annexure 20: DWS Final Determination. 

 

4.6. Heritage Considerations 

 

A detailed Heritage Impact Assessment has been undertaken for the Oude Molen site supported by a 

range of specialist impact assessments including a socio-historic impact assessment, a visual impact 

assessment, archaeological impact assessment and a socio-economic impact report (refer to Annexure 

9: HIA). 

 

Public participation with respect to the draft HIA was undertaken in accordance with the requirements 

of the relevant legislation, including an Open House event (September – October 2025). The Final HIA, 

incorporating public input and responses thereto was submitted to Heritage Western Cape and served 

before IACOM in May 2025, who put forward a set of further requirements to be addressed in a revised 

HIA which has been advertised (November – December 2025) again for public input prior to being 

submitted to HWC for a decision. 

 

The Development Framework which underpins the current LUM application has been fully informed by 

the heritage design indicators identified for the site, arriving at a proposal and concomitant measures 

that effectively manage the impact of the proposal on the receiving environment from the perspective 

of the independent heritage practitioner and impact assessment specialists. The proposal has been 

shaped further in response to comments from I&APs received on the HIA and the further requirements 

set out by IACOM. Refer to Urban Design Report (Annexure 12) for a detailed urban design response 

to the identified heritage indicators.  

 

The HIA draws several important conclusions of relevance to the current LUM application, including the 

following:  
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 The site has layered heritage significance with tangible heritage dating to an early VOC mill 

(1718) and the remnants of the associated early historic werf (early eighteenth century), both 

of which are rare; to the racially segregated 20thC institutional history of Valkenberg. Intangible 

significance is equally significant, with major historical themes including First Nation 

considerations; the incarceration of King Cetshwayo and of associated significance to the Zulu 

Nation; and the segregated psychiatric facilities for people of colour who were treated unequally 

in the system of mental health provision. Its raison d’etre lies in what was the site’s isolated 

position at the edge of the City for centuries – windy and poor farming conditions suitable for 

windmills and milling; a place of banishment; a place for the marginalised.  

 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.  

 The redevelopment of Oude Molen presents a transformative opportunity to unlock the area’s 

economic potential and create substantial socio-economic benefits, while preserving some of 

its cultural heritage. In the broader context of the urban environment, the development of the 

Oude Molen site will capitalise on the strategic nature of the site as well as the broader 

economic opportunities. In addition, the development will provide affordable housing in a well-

located area close to work opportunities. 

 The proposals generally respond directly and positively to the heritage indicators. In advancing 

a new typology which also contributes to the local economy and affordable housing 

opportunities, the development proposals are congruent with urban planning policy although at 

this high level of concept, they will require greater finessing in response to the visual and 

heritage resources.  

 Although the proposed development will result in an altered sense of place, including the 

reduction of the bucolic character of the site through increased building density, the loss of 

some buildings (of lesser significance), and a loss of informality through a more formally 

ordered urban layout, the overall benefits to on-site and associational heritage and the pressing 

demands of the City justify these changes.  

 Meaningful mitigation can reduce the significance of the heritage related impacts and a number 

of measures are proposed in this regard, to be addressed at later stages in the development 

process.  
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5. DEVELOPMENT PROPOSAL 

 

5.1. Proposed Mixed Use Redevelopment 

 

The proposed Development Framework (Annexure 11) has been informed by a detailed and lengthy 

design development process informed by a set of desired urban design outcomes, incorporating input 

from the public received through various engagements, the brief from the Western Cape Government 

particularly with respect to achieving spatial justice objectives while preserving as many of the historical 

and cultural attributes of the site as possible, the heritage design informants themselves, and input 

received from I&APs during the HIA process. The outcome is a Development Framework that allows 

for a safe, walkable and sustainable neighbourhood, with compact mixed-use developments, integrating 

education, affordable housing, public facilities and open spaces, while providing equitable access to 

cultural heritage and natural resources. Refer to the Urban Design Report (Annexure 12) for a detailed 

unpacking of the informants that give rise to a draft development proposal (i.e. draft precinct plan) that 

allowed for the formulation of the Development Framework as proposed.  

 

The key characteristics of the development proposal for the site are as follows:  
 The placement of building mass and height in the proposed new infill development dissipates 

from east to west, concentrating a more urban interface along the eastern edge along 

Alexander Road, and allowing for a gradual reduction in development intensity towards the 

west, creating a more bucolic atmosphere interfacing with the ‘parkland’ visual foreground.  

 A variety of building uses is proposed, following the Live-Work-Play principle, allowing for cross-

subsidisation, as well as resulting in a 24-hour neighbourhood.  

 A nett density of 104 DU/Ha is proposed so as to create a viable walkable development, with 

enough footfall to support the non-residential land uses on the site. 

 Conservation worthy buildings, including the Homestead, F-Wards and Dining Hall, and 

Superintendent’s Cottage are retained and celebrated. 

 The Homestead Complex acts a visual landmark within the project area framing a viewing 

platform that looks out onto the open space to the west. 

 A hierarchy of public open spaces is provided, creating breathing spaces within the 

development, as well as opportunities for accommodating events and cultural practices related 

to the site’s heritage.  

 Internal access roadways and service yards associated with the development adopt a green 

infrastructure approach. Water-sensitive urban design systems and rainwater gardens are 

proposed throughout.  

 Clear views towards the river and green open spaces, mountain background, and wetlands are 

retained. Critical views from the Homestead, Dining Hall, and Superintendent’s Cottage are 

enhanced.  
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Figure 6: OM draft development proposal. 
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 Edges are designed to be permeable in various ways, allowing integration with the surrounding 

movement routes and land uses, including the Black River corridor.  

 The proposal allows for a public promenade onto the green western boundary of the project 

area. This promenade allows for pedestrian movement along the green park landscape, and 

access into the park and the future Two Rivers Resistance and Liberation Route. This linear 

space is activated and overlooked by residential developments as well as tourism and public 

open space facilities. 

 Active frontages and passive surveillance are maximised throughout the development, 

establishing activated ground floor and multi-storey thresholds onto streets and public spaces. 

 A 10m wide buffer is allowed for between the proposed development and the existing Forensics 

Unit/Ward in order to mitigate any concerns with respect to privacy and security; 

 New buildings along Perseverance Road are gradually scaled down in height in order to create 

a more appropriate interface with the existing single storey dwellings in Maitland Garden 

Village.  

 

The essence of the development proposal illustrated in figure 6 above has been distilled into the 

proposed Development Framework for the OM site (figure 7), which broadly allocates proposed zonings 

and maximum heights across the site. In order to respond appropriately to the complex heritage context, 

the design process has by necessity delved into a higher level of detail in order to unpack the 

interlocking informants and considerations giving rise to the Development Framework as expressed in 

the Urban Design Report. As a result, the Development Framework is to be read in conjunction with the 

Urban Design Report, rather than as a standalone plan.  

 

Note: The Urban Design Report consistently makes reference to a “precinct plan” to represent the 

current development proposal. This should be regarded as a “draft” precinct plan merely serving the 

purpose of informing the formulation of the Development Framework, rather than a Precinct Plan for 

which formal approval is being sought through the current application.  

 

Given the site’s strategic location in the broader metropolitan area, together with the social and heritage 

imperatives for the site to play a significant role with respect to spatial justice and redress, it is proposed 

that a third of the residential opportunities provided on site be affordable (i.e. Social Housing and 

FHF/FLISP). Given the increasing limitations with respect to grant availability, it is necessary for the 

commercial and market residential land uses to cross-subsidise the affordable component, which 

requires a level of intensity of land use as demonstrated in the Development Framework and basket of 

rights for which approval is being sought. Significant cross-subsidisation will also be required in order 

to provide for the restoration and ongoing maintenance of the heritage resources on the site.  
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Figure 7: Proposed Development Framework for the OM site. 

 

The Development Framework, and the Urban Design Report that underpins it, has therefore attempted 

to achieve an appropriate balance between responding sensitively to the identified heritage indicators 

while ensuring that the development opportunity is optimised so as to allow for meaningful redress 

through the provision of affordable housing within a high-quality integrated development.  
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Figure 8: Typical east-west cross-sections. 

 

5.2. Basket of Rights 

 

The basket of rights associated with the proposed Development Framework is indicated below. The 

proposed land use breakdown is underpinned by urban design principles, an understanding of market 

demand, and a financial feasibility to ensure that the necessary cross-subsidisation and the overall 

development itself is viable.   

 

Dwelling units:        1 364 

 Residential GLA:  79 167m² 

 Place of instruction GLA:   5 000m² 

 Office GLA:   13 981m² 

 Business premises GLA:   4 159m² 

 

While the opportunity for the provision of a school on the site is indicated on the development proposal 

contained in the Urban Design Report, that school will be private (the Department of Education having 

indicated that there is no planned public school provision for the site), hence the school GLA has been 

accommodated in the Commercial GLA allocation.  
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5.3. Proposed Zoning  

 

It is proposed that the property be rezoned to Subdivisional Area to allow for the following zonings: 

Mixed Use 1, Mixed Use 2, General Residential 4, General Residential 2, Open Space 3, Open Space 

2, and Transport Zoning 2. The proposed zoning allocation across the OM site is illustrated in the 

Development Framework itself, as shown in the figure below.  

 

 

Figure 9: Development Framework indicating proposed zoning. 

The rationale for the proposed zonings is as follows:  

 The Mixed Use 1 zone is proposed for those portions of the site occupied by existing buildings of 

heritage significance which will be retained and repurposed to accommodate future uses. No further 

infill development is anticipated on these portions, as illustrated in the development proposal 

discussed in the Urban Design Report. The MU1 zoning would serve to provide a wide range of 

primary land uses that could be accommodated in the historical buildings, allowing maximum 

flexibility with regards to their future use, including business premises, flats, place of instruction, 

place of worship, institution, place of assembly, conference facility, and authority use.  

 The Mixed Use 2 zone is proposed for the sites abutting Alexandra Road as it allows for the highest 

intensity of built form and greatest mix of land uses as proposed. The MU2 zone matches the 

existing MU2 zone of the two existing commercial buildings immediately to the south of the OM site.  

 The General Residential 4 zone is proposed for the northern edge of the site along Perseverance 

Road and Alexandra Road. While this allows for a multi-storey development in this zone, the use is 

restricted to flats so as to mirror the predominantly residential land use within Maitland Garden 

Village. The opportunity exists for consent to be sought in future for “shops” at ground level subject 

to the more detailed design required of subsequent Precinct Plan and SDP applications. The 
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Figure 10: Indicative land use, height and massing. 

Development Framework limits the height of this development zone along the Perseverance Road 

edge to 9m, which is the same as the maximum height permissible for the residential properties in 

Maitland Garden Village. This allows for a sensitive stepping down towards the Maitland Garden 

Village edge, which together with appropriate landscaping, will mitigate the impact of the scale of 

development proposed within the OM site.  

 The remaining residential infill development within the OM site is proposed to be zoned General 

Residential 2, as this zone is the lowest possible subzone that accommodates the range of 

residential typologies envisaged for these sites. The maximum height permitted in terms of this 

zone is limited to 9m in the areas that are more sensitive from a heritage and visual perspective, 

and to between 12m and 20m in the southern portion of the site which is adjacent to the existing 

high-rise office blocks to the south of the OM site.  

 It is proposed that open space internal to the OM site be zoned Open Space 3. This will allow for 

that open space to be privately owned and managed by the future Property Owners’ Association, 

unburdening the City from that responsibility. Application is made for consent for a “place of 

assembly” within the OS3 zone for a specific area as indicated on the Development Framework so 

as to allow for the existing swimming pool offering to be retained, albeit in a slightly different location, 

so as to retain the social function performed by this facility.  

 The strip of open space along the western boundary is proposed to be zoned Open Space 2 to 

match the zoning of the adjacent open space associated with the Black River Corridor owned by 

the City of Cape Town.  

 It is anticipated that roads within the OM site will be a mix of public and private. Public roads within 

the development will be zoned TR2, while private roads will be zoned OS3. The distinction between 

private and public roads will be made at the Precinct Plan level where sufficient design detail will 

be available to inform the allocation.  

 

It is important to note that rights associated with the proposed zones will be limited through the approval 

of the Development Framework which sets maximum heights within those zones across the site.  

 

 

 

 

 

 

 

 

 

 

 

 

AFFORDABLE HOUSING APARTMENTS / WALK-UPS 
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While the Development Framework seeks to specify zoning allocations and maximum height distribution 

across the site, the more detailed allocation of specific land uses within the identified development 

portions will be determined at Precinct Plan level and subsequently at SDP level. In order for the 

proposed zoning to vest for each development site, an application for subdivision accompanied by an 

SDP would have to be submitted and approved first, affording an additional level of scrutiny to the 

decision making authority. Figure 10 is indicative of the distribution of land uses possible for the OM 

site.  

 

5.4. Access 

 

Primary access to the OM site will be limited to Alexandra Road, with the middle access point off 

Alexandra Road intended to be signalised. The existing security-controlled access point off Alexandra 

Road will be removed. As indicated on the Development Framework, the opportunity will be retained 

for possible future secondary vehicular and/or pedestrian access to take place off Park Road and 

Perseverance Road based on the outcome of future detailed design and TIAs submitted at Precinct 

Plan level. The proposed access points will contribute positively to improving the permeability of the 

site and its integration with the surrounding urban environment.  

 

5.5. Parking 

 

The OM site is located within a PT2 zone, where the Cape Town Development Management Scheme 

has a zero requirement for parking provision due to the zone’s proximity to key public transport points. 

Nevertheless, it is anticipated that a certain quantum of parking will be provided within the proposed 

redevelopment of the site in the form of on-street parking and structured parking where feasible in 

response to the anticipated market demand. This will be clarified in more detail at Precinct Plan and 

SDP level.  

 

5.6. Landscaping 

 

A Landscape Concept Plan has been prepared alongside the development proposal that gave rise to 

the Development Framework, in order to give expression to the conceptual landscape guidelines for 

the redevelopment of the OM site (refer to Annexure 13). The Landscape Concept Plan also illustrates 

how stormwater can be effectively managed on site, per the recommendations of the Local Stormwater 

Management Plan (refer to Annexure 17).  

 

The Oude Molen Landscape Concept Guidelines document (refer to Annexure 14) outlines principles 

for the future development of the landscape environment at Oude Molen. This environment 

encompasses both soft landscape elements, for example vegetation material and landform, and hard 

landscape elements, including hardened surfaces and urban elements. The Guidelines serve as a 
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framework for the strategic planning and design of exterior spaces at Precinct Plan and Site 

Development Plan-level Landscape Plans and serve an important function in mitigating the visual 

impacts identified in the Visual Impact Assessment as part of the HIA. The Guidelines also delineate 

core principles to advance broader urban design considerations.  

 

The Landscape Concept Guidelines advocate for the following:  

 Establishing a clear hierarchy of landscape components;  

 The retention of mature, healthy specimens and trees with cultural significance as essential for 

maintaining a healthy city and mitigating visual impacts; 

 The control of invasive vegetation, except where the relevant specimens hold heritage 

significance; 

 The provision of hardscape elements including a quality pedestrian network that optimises 

connectivity, accessibility, comfort and safety, and universal accessibility; and 

 The provision of softscape elements with a view to creating visually appealing, functional, and 

sustainable soft landscapes. 

 

The Landscape Concept Guidelines put forward various measures for the protection of the Western 

Leopard Toad within the context of a more urban environment as proposed. The implementation of 

these will be unpacked in greater detail at Precinct Plan and SDP stage.  
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Figure 11: Landscape Concept Plan. 
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5.7. Traffic Impact 

 

A Traffic Impact Assessment has been undertaken for the proposed redevelopment of the OM site (refer 

to Annexure 15) to assess its impact on the existing surrounding road network, taking into consideration 

the cumulative effect of identified other developments in the area. The TIA notes that the capacity along 

Alexandra Road is restricted by the capacity of the intersections with Berkley Road and Raapenberg 

Road (Forest Drive), and therefore limited mitigation measures exist to accommodate the proposed 

development trips during the peak hour which will most likely result in peak spreading. The TIA notes 

further that the deterioration of the railway services has resulted in a modal shift to road-based public 

and private transport.  

 

The TIA makes various recommendations to mitigate the transport impact of the proposed development, 

including the following:  

 Provision of public transport embayments along Alexandra Road in close proximity to the 

development access points (to be confirmed by the CoCT at preliminary design stage). At present 

the proposal is for embayments between Access 1 and Access 2 as well as between Access 3 and 

Park Road in the southbound direction and between Park Road and Raapenberg Road in the 

northbound direction.  

 Surfaced sidewalks with a width of at least 1.8m be provided to link the development to public 

transport stops along Alexandra Road.  

 Pedestrian access be provided to / from the proposed re-developed area, at convenient intervals, 

i.e. at least coinciding with the proposed vehicular access points along Alexandra, Park and 

Perseverance Roads.  

 A pedestrian network be provided throughout the project area to link the various facilities and land-

uses with each other.  

 Off-street and on-street parking be provided within the project area to serve visitors and specific 

development needs within the area.  

 

5.8. Services 

 

Refer to Annexure 16: Civil Services Report.  

 

5.8.1. Water 

 

The Oude Molen site is supplied with potable water from the Steenbras Dam via an existing 750 mm 

diameter steel bulk watermain in Voortrekker Road. From this main it supplies a 535 mm diameter cast 

iron/steel pipe which in turns feed the 460 mm diameter steel bulk line in Berkley Road and into a 300 

mm diameter watermain in Alexandra Road.  
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Based on daily demands for potable water using the ‘Neighbourhood Planning and Design Guide 

prepared by the Department of Human Settlements (2018).’ and proposed re-development area 

schedule the average daily water demand has been estimated as 592k/day with a peak flow of 24.5/s. 

Based on the actual water usage of 96.7 k/day, the additional water demand required is 495 k/day.  

 

Confirmation has been received from CCT Water and Sanitation Directorate that sufficient capacity 

exists in the surrounding water network to accommodate the proposed re-development. It is anticipated 

that any external watermain upgrade required will be offset against DC’s. 

 

The Forensic Ward Unit’s water supply is currently connected to the OM water reticulation. When the 

OM site is developed, the Forensic Ward Unit will have to be connected directly to the new infrastructure 

that will be installed to service the proposed development. The infrastructure will be handed over to the 

CCT water branch and each subdivided erf will be metered separately.  

 

Due to the age of the existing water network within the OM site and the increased water demand as a 

result of the proposed redevelopment, the current water reticulation network will have to be replaced 

with new infrastructure.  

 

5.8.2. Sewer 

 

The sewer from Oude Molen feeds into the Maitland Interceptor outfall sewer. The Maitland and 

Woodstock Interceptor outfall sewers join before the N2. From this point the sewer runs to the 

Raapenberg pump station from where it is pumped to the Athlone Waste Water Treatment Works 

(WWTW).  

 

Based on daily demands for sewer, using the ‘Neighbourhood Planning and Design Guide prepared by 

the Department of Human Settlements (2018)’ and proposed re-development area schedule, the 

average daily sewer demand has been estimated as 473.6 k/day with a peak flow of 17.8 /s. Based 

on the existing water usage at 80% conversion factor the existing sewer demand is estimated at 77.4 

k/day. The additional sewer demand for the proposed development is therefore 396.2 k/day. 

 

The Services Report notes that the foul sewer network has limited capacity to allow future development 

of the OM site. The pump station, rising main and gravity sewer lines will have to be upgraded to 

accommodate the proposed redevelopment of the site.  

 

The development’s wastewater will flow to the Athlone Waste Water Treatment Works (WWTW) which 

is currently operating at capacity. The CoCT have however confirmed that the Athlone WWTW is 

currently being upgraded and that the upgrades will be complete by 2026. In the short term the 

additional wastewater flow can however also be diverted to the Cape Flats WWTW. 
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Confirmation has been received from CCT Water and Sanitation Directorate that sufficient capacity 

exists in the surrounding sewer network, however, it is anticipated that an upgrade to the Raapenberg 

Pumpstation will be required and offset against DCs.  

 

The Forensic Ward Unit sewer is currently connected to the OM sewer network. When the OM site is 

developed, the Forensic Ward Unit will have to connect to the new infrastructure that will be installed to 

service the proposed development. The sewer infrastructure will be handed over to the CCT sewer 

reticulation branch. 

 

Due to the age of the existing sewer network within the OM site and the increased sewer demand as a 

result of the proposed redevelopment, the current sewer network will have to be replaced with new 

infrastructure.  

 

5.8.3. Stormwater Management 

 

The Oude Molen site stormwater drains to the Black River. The proposed future stormwater drainage 

system will follow similar routes but will include for the necessary water quality measures.  

 

It is not anticipated that the Oude Molen re-development site will be subject to flooding as the 

development lies above the 1 in 100-year floodline.  

 

A Local Storm Water Management Plan (LSWMP) has been compiled illustrating how stormwater could 

be effectively managed with respect to the development proposal that underpins the proposed 

Development Framework. While the details in relation to stormwater management will be addressed in 

detailed LSWMPs to be submitted together with subsequent Precinct Plans, it is the intention that the 

current Stormwater Management report be regarded as the “strategy” which will guide the detailed 

design of the storm water management system that will serve the development, including the following:  

 Conceptual design of water quantity measures (viz. attenuation) for the 1 in 1 year, 1 in 10 year 

and 1 in 50 year return periods.  

 Conceptual design of the minor underground and major road / overland stormwater drainage 

systems to serve the development. The underground stormwater drainage system shall be 

designed for the 1 in 5 year return period, and the major stormwater drainage system for the 1 

in 50 year return period.  

 Water quality measures for the 1 in ½ year return period.  

 

The LSWMP (Annexure 17) indicates that attenuation is not required for the OM site and recommends 

that water quality of runoff be addressed through the implementation of six bioretention areas and an 
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enhanced dry swale to meet the City of Cape Town’s Urban Stormwater Management Policy (2009) 

requirements.  

 

The LSWMP has been assessed by an aquatic scientist (refer to Annexure 18) who concludes that with 

the proposed stormwater management measures in place, there should be no risk of the proposed 

works impacting the adjacent floodplain wetlands such that the project would alter the bed, banks, 

course or characteristics of the wetlands nor will it impede or divert flow in the wetlands. No DWS risk 

assessment or water use authorisation is thus likely to be required in terms of Section 21(c) and (i) 

water uses. This has been confirmed by the DWS itself, having issued a final determination that the 

proposed OM redevelopment does not trigger a water use application in terms of the National Water 

Act, 1998 (Act 36 of 1998) and does not require a Water Use Authorisation (refer to Annexure 20).  

 

It is envisaged that future detailed LSWMPs to be submitted at Precinct Plan stage will be guided by 

the input of an aquatic scientist to ensure that the adjacent floodplain wetland remains unaffected.  

 

5.8.4. Electricity 

 

The existing Oude Molen site is supplied from a privately owned underground cable network. This 

connection is supplied and metered from the City owned “Biovac” substation, situated in Alexandra 

Road, opposite the OM site. The internal network is connected to the privately owned “Valkenberg Sub 

H” situated within the Oude Molen project area, potentially via an existing substation in Alexandra Road. 

Capacity confirmation with regards to the existing connection has been requested from the City’s 

Electricity and Distribution department.  

 

The extent of the internal network is not known beyond Perseverance Road where it exits the site, as 

the infrastructure is not part of the City’s electrical supply. Once further investigations in this regard are 

concluded and supply arrangements confirmed, the future redevelopment of the OM site will require the 

establishment of a new metered connection to the Forensic Unit via the City’s electrical network in the 

area. Similarly, any existing loads connected to the internal network beyond Perseverance Road will 

require a new connection.  

 

The OM site forms part of the “Two Rivers Local Spatial Development Framework” which includes 

various “Electrical Framework rules” prepared by Royal Haskoning DHV (RHDHV), including the 

requirement for at least three 132/11kV Switching substations of 40/50MVA bulk supply will be required 

for the TRUP area. The space requirement for each is 80 X 80 m. The total number required for the 

TRUP area is dependent on the final demand for the entire area, which can only be calculated once a 

proposed development bulk schedule is available.  
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The Oude Molen project area will require an estimated 6.7 MVA proportional share of one of the future 

Switching substations noted above. From there at least two protected substations (MV/MV) sized in 

4.7MVA increments will be required for the Oude Molen project area. The typical space requirement is 

15 X 20 m for each of the protected substation sites.  

 

Several mini-sub-station sites will be required to provide low voltage power to the development. The 

space requirement for a single mini-sub site is 6 X 4 m. The total number of sites required for the Oude 

Molen Property is estimated at 18 sites, based on one miniature substation per 500 kVA of demand. 

This number may vary and is largely dependent on the final accepted development layout and load 

distribution.  

 

5.8.5. Refuse 

 

Since most of the roads within the redevelopment of the OM site are anticipated to be public, standard 

solid waste collection through the OM development area by the City of Cape Town is expected. The 

specifics of this will be determined in consultation with the relevant department in subsequent Precinct 

Plan and SDP phases.  

 

6. MOTIVATION 

 

The OM site is exceptionally well-located within the context of the metropolitan area with easy access 

to employment nodes, public amenities and modes of public transport. This lends the currently 

underutilised site to be redeveloped as a residentially-led integrated mixed-use development. The 

significant size of the site, together with the fact that it is  under the custodianship of the Provincial 

Administration, affords the opportunity to provide affordable housing at scale while preserving the site’s 

heritage resources of significance.  

 

The Oude Molen site has a relatively recent history of land invasion and vandalism (alongside historical 

tenancies such as the Robins Trust) which happened after the site was vacated following the closure 

of the Valkenberg East psychiatric facility. The only currently active Valkenberg element on the eastern 

side of the Black River is the high security forensics unit/ward which is to be subdivided off the balance 

of the Oude Molen site which is the subject of this application.  

 

Several of the historic buildings on site were completely vandalised or destroyed before the 

landowner/custodian was forced to enter into lease agreements with the then unlawful occupants as a 

means to stabilise the situation on site and provide for a managed environment which would at the very 

least look to prevent the destruction of the remaining buildings on site. Most recently, the various leases 

that existed have all been brought into line as short-term leases with an option to renew. Each of the 
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leases also includes a redevelopment clause which would accommodate the proposed redevelopment 

of the Oude Molen site. 

 

The claims of various occupants and users of the site to continued occupation and use must be seen 

in the context of the recent history and existing leases.  

 

Currently the Oude Molen site is somewhat underutilised, with some medical and educational activities, 

short stay accommodation, limited commercial activities and a few residential uses. Many of the 

buildings are dilapidated and in need of repair.  

 

The OM site is located within an increasingly strategic location, with access improving through several 

private and government infrastructure interventions. The most impactful on access is the increased 

connectivity through the upgrade of Barkley Road into a dual carriageway and the extension of Barkley 

Road to Liesbeek Parkway/Albert Road. This will improve access to Voortrekker Road and the Northern 

Suburbs linkages as well as increase access to the commercial node being developed around the 

Amazon/ Blackriver Parkway Office blocks as well as access into Salt River and the economic activity 

developing in these areas. The proximity to these areas, where job opportunities are being created, 

combined with the provision of residential units (34% of which will be affordable), will promote greater 

spatial integration. 

 

The redevelopment of Oude Molen presents a transformative opportunity to unlock the area’s economic 

potential, create substantial socio-economic benefits and achieve spatial justice objectives, while 

preserving the built and cultural heritage that has been identified as conservation worthy. 

 

6.1. Motivation for Proposed Subdivision 

 

The current application seeks approval for the subdivision of erf 26439-RE into two sites – Portion 1 

being the site which accommodated the Oude Molen  project area, and the Remainder portion which 

accommodates the Forensic Ward, the bridge over the Black River and M5 motorway, and Valkenberg 

Hospital. It is the Provincial Administration’s intention to alienate the OM site (Portion 1) to a third party 

for redevelopment, hence the need to subdivide the property into two portions.  

 

6.2. Motivation for Proposed Rezoning 

 

The proposed rezoning would allow for the range of land uses that are proposed to be accommodated 

in the redevelopment of the OM site. The OM site offers a unique opportunity to provide affordable 

housing at scale in close proximity to the amenities of the city, including employment centres, social 

facilities, recreational amenities, etc. Given the site’s strategic location in the broader metropolitan area, 

together with the social and heritage imperatives for the site to play a significant role with respect to 
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spatial justice and redress, it is proposed that a third of the residential opportunities provided on site be 

affordable (i.e. Social Housing and FHF/FLISP). In addition to affordable housing, the proposed mix of 

land uses includes market related housing and commercial opportunities for retail and office. The 

reason for this is twofold: firstly, in order to ensure that the resultant development is truly integrated, 

creating a dignified “work, live, play” neighbourhood, and secondly, to allow for the cross-subsidisation 

necessary to fund both the affordable housing component, as well as the restoration and ongoing 

maintenance that will be required with respect to the numerous heritage buildings that are proposed to 

be retained on the site.  

 

The proposed residentially-led mixed-use redevelopment is entirely compatible with the heritage 

informants and resources identified on site, the indicators associated with these having been 

instrumental in the urban design in relation to the proposal. The proposal is also entirely compatible 

with the surrounding land uses, forming an extension of the surrounding urban fabric, enhanced through 

the improved permeability through the OM site.  

 

6.3. Motivation for Proposed Consent for “Place of Assembly” 

 

The current application seeks approval for consent for a “place of assembly” within the proposed OS3 

zone for a portion of the site as indicated on the Development Framework, so as to allow for the existing 

swimming pool function to be retained, albeit in a different location if necessary. During the design and 

heritage process, it became apparent that the existing swimming pool and associated picnic area, which 

is open for public enjoyment on payment of an entrance fee, serves an important community function 

which the applicant would like to retain in the redevelopment of the OM site. This is seen as a positive 

contribution to the offering of community facilities within the OM site. The inclusion of this consent 

application in the present application is so as to ensure that the opportunity for this facility is not lost as 

the package of plans process unrolls in the redevelopment of the OM site.  

 

6.4. Desirability of Proposed Built Form 

 

The urban design in relation to the development proposal that gives rise to the Development Framework 

seeks to achieve an appropriate balance between responding sensitively to the identified heritage 

indicators and surrounding built form, while ensuring that the development opportunity is optimised so 

as to allow for meaningful redress through the provision of affordable housing at scale within a high-

quality integrated development, increasing proximity and access to services, infrastructure and 

economic and employment opportunities.  

 

The Development Framework sets the maximum heights for various portions within the site as additional 

limitations in relation to the proposed zoning. The highest buildings at 25m are proposed along 

Alexandra Road which currently has limited activity facing directly onto it. This portion of Alexandra 
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Road would benefit from the proposed height and intensity of use, as it would allow for greater passive 

surveillance, particularly with respect to pedestrian movement along Alexandra Road to and from the 

train station.  

 

The proposal allows for a gradual stepping down in height towards the Black River corridor to a 

maximum height of 9m so as to provide a lower-scale and lower-grain interface with this linear open 

space so as to mitigate visual impact as set out in the VIA.  

 

The proposal also allows for a stepping down in height towards Maitland Garden Village to a maximum 

of 9m along the interface and a generous landscaped setback to allow for an appropriate edge towards 

the residential neighbourhood, while allowing for improved permeability through the OM site.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 12: Proposed massing. 

 

6.5. SPLUMA – Section 7 considerations 

 

Section 7 of SPLUMA and section 59 of the LUPA contain development principles that must be taken 

into account in the consideration of a development application. 

 

6.5.1. Spatial justice 

The proposed redevelopment of the site speaks directly to this principle, as one of its chief objectives 

is the provision of affordable housing within an extremely well-located area in close proximity to public 

transport, employment opportunities and public amenities. Addressing past imbalances through spatial 

planning is a fundamental force behind the proposed redevelopment of Oude Molen. The proposed 

affordable housing is a component in a fully integrated, inclusive development, and is financed through 

cross-subsidisation from market related uses, releasing State resources for deployment elsewhere.  
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6.5.2. Principle of efficiency 

The proposed development seeks to optimise efficiency in terms of utilisation of a strategically located 

piece of government-owned land, maximising the development opportunity within the confines of the 

contextual informants and heritage indicators. The principle of efficiency is supported further in that the 

development is situated where services capacity exists and in a manner that directly supports the 

functioning of existing and future public transport infrastructure.  

 

6.5.3. Spatial sustainability 

The development is sited away from environmentally sensitive elements, being outside of the 1:100 

year floodplain and includes mitigating measures to ensure that there is no negative impact on the 

nearby Black River corridor. Spatial sustainability is supported in that the development is within the 

urban edge and cumulatively contributes towards limiting urban sprawl.  

 

6.5.4. Principle of good administration 

The application has followed due process. 

 

6.6. Desirability of the proposed development i.t.o. s99 of the MPBL 

 

The proposed redevelopment of a portion of Erf 26439-RE is deemed to be desirable for the following 

reasons:  

 

6.6.1. Socio-economic impact 

The reservation of a third of the residential opportunities on the site for affordable housing is of direct 

positive socio-economic impact to the future beneficiaries of those units in that they will be afforded the 

opportunity to live with dignity in close proximity to existing employment centres and public amenities, 

without needing to spend a vast proportion of their household income to access those opportunities.  

 

In addition to the broader benefits of developing the Oude Molen site, there will also be direct economic 

benefits to redeveloping the site due to investment anticipated by the development. These benefits will 

be felt in the greater City economy, both during the construction phase (in terms of job creation, but 

also in terms of additional business sales due to economic linkages with the construction sector) and 

the operational phase (sustainable jobs related to new commercial and retail activities and increased 

business activity on site). It is anticipated that 900 full time employment opportunities will be created 

through the development project.  

 

The increased opportunities on the site will also increase revenue through rates and taxes for the City. 
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6.6.2. Compatibility with surrounding land uses 

The proposed mixed-use residentially led development is entirely compatible with the residential 

Maitland Garden Village to the north and Pinelands to the east (albeit separated from Pinelands by road 

and rail). The development is also compatible with the commercial and medical uses to the south of the 

OM site, as well as the open space to the west, assisting in improving linkages across the site and 

integrating the broader area into a more coherent urban environment.  

 

6.6.3. Impact on external engineering services 

Confirmation has been received from the City’s Water and Sanitation department that sufficient capacity 

exists to accommodate the proposed development. The proposed development will be of benefit with 

respect to existing infrastructure as it will be directly responsible for upgrading certain infrastructure 

identified by the City. The development will tie into the existing stormwater infrastructure and will 

incorporate onsite mitigation measures as recommended in the LSWMP to address any potential issues 

with respect to quantity and quality of stormwater in accordance with relevant City policies. While certain 

electrical infrastructure may be required to accommodate the proposed redevelopment, there is no 

indication that capacity availability would be an issue.   

 

The proposed redevelopment can be comfortably accommodated from an engineering services 

perspective and is not anticipated to have any negative impacts in that regard.  

 

6.6.4. Impact on safety, health and wellbeing of surrounding community 

The OM site is currently to some degree in a state of disrepair, although it is noted that it serves an 

important function in terms of accommodating various community activities. The proposed 

redevelopment will not preclude the site from continuing to serve a community function, albeit in a 

different (more formal and potentially improved, particularly for the broader community) manner.   

 

The proposed redevelopment will allow improved permeability and integration of the site with its 

surroundings, providing active edges on all sides with ample opportunity for passive surveillance to the 

benefit of the surrounding community and the future residents of the site. The redevelopment will allow 

greater accessibility to the open space associated with the Black River corridor, encouraging a more 

active lifestyle for the surrounding community.  

 

6.6.5. Impact on heritage 

While there is no doubt that the proposed redevelopment of the OM site will have an impact on the built 

and cultural heritage of the site, that impact has been mitigated as far as possible by incorporating the 

detailed heritage indicators following various iterative design processes, preceding 

studies/reports/frameworks and including input from stakeholders, as integral to the design 

development process. It is important to note that the HIA itself acknowledges the importance that the 

site plays in terms of redress of historic injustices as a direct response to the heritage themes of 
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dispossession, exclusion, marginalisation and loss. The proposed provision of affordable housing on 

the site and the market related land uses required to cross-subsidise it, is a direct response to the 

heritage informants. The scale, massing and siting of new development opportunities on the site has 

been sensitive to the existing heritage resources that have been identified as conservation worthy. 

  

6.6.6. Impact on the biophysical environment 

The proposed redevelopment of a brownfield site has been confirmed to not trigger any of the listed 

activities in terms of NEMA. While the site will have more hardened surfaces as a result of the 

redevelopment, the LSWMP indicates that numerous measures can be implemented to mitigate the 

negative impact of this and to ensure that the quality of runoff does not have a negative impact on the 

natural environment downstream. The site is outside of the flood plain of the Black River. The impact 

on the biophysical environment is therefore negligible.  

 

Although the proposed redevelopment will result in the removal of a number of established trees within 

the OM site, the Landscape Concept Plan and Landscape Concept Guidelines put forward proposals 

for additional planting of various sizes of trees to ensure that the sylvan quality of the project area is 

retained, and for measures to protect existing trees which are proposed to be retained.  

 

It is expected that the Western Leopard Toad can be found on parts of the site seasonally. The 

Landscape Concept Guidelines put forward a number of measures to mitigate the impacts of the 

proposed intensification of urban development on the site on the Western Leopard Toad, including 

permeable fencing / walls in select areas, toad tunnels for road crossing, and road speed limitations 

within the development. The specific measures in this regard will be addressed in greater detail at 

Precinct Plan and SDP stage to the satisfaction of the relevant authority.  

 

6.6.7. Traffic, access and transport related considerations 

A number of physical constraints, such as the two rivers and the Class 1 Freeway (M5) to the west of 

the development area severely limit the number of east-west routes within the surrounding road 

network, resulting in the congestion that is currently being experienced on the existing routes to which 

Alexandra Road is linked. This is exacerbated by the current tendency to use Alexandra Road as a 

north-south “rat run”. As a result the majority of vehicles utilising the capacity on Alexandra Road during 

the AM and PM peak periods is traffic generated by developments not in the immediate vicinity of the 

site. 

 

The capacity along Alexandra Road is therefore restricted by the capacity of the intersections with 

Berkley Road and Raapenberg Road (Forest Drive). There are therefore very limited transport 

mitigation measures (beyond the Berkley Road widening and local upgrades along Alexandra Road) to 

accommodate additional trips during the peak hour. This will most likely lead to future peak spreading, 

i.e. trips being undertaken earlier / later before or after the peak hours, unless a larger proportion of 
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trips than normal can be undertaken via public transport or travel demand management initiatives could 

be applied, e.g. remote working, flexi time work hours, etc. 

 

The TIA makes various recommendations in this regard, including various road upgrades, travel 

demand management initiatives and improved NMT facilities in and around the site, to mitigate the 

traffic impact of the proposed development in as far as possible.  

 

Access through and around the site will be improved through the introduction of two additional access 

points off Alexandra Road, the possibility of future secondary access points off Park Road and 

Perseverance Road, improving the permeability of the site significantly for both pedestrian and vehicular 

movement. 

 

6.7. Impact of the application on existing rights 

 

The site is currently under the custodianship of the Provincial Government of the Western Cape, which 

is seeking to secure the appropriate development rights to enable it to proceed with the future 

development of the site in terms of its socio-economic and service delivery mandates.  

 

While there are various tenants on site presently, they are all there in terms of signed lease agreements 

which include a redevelopment clause. Due process will be followed in terms of those lease agreements 

and no immediate termination of leases will result due to approval of development rights.   

 

There is no apparent impact of the proposed redevelopment on existing rights.  

 

6.8. Alignment with Policy 

 

The proposed redevelopment of the OM site as illustrated in the Development Framework and the 

development proposal that underpins it has been extensively informed by and is fully in alignment with 

the relevant policies, as demonstrated below: 

 

6.8.1. TOD Strategic Framework 

 

The TOD Strategic Framework sees TOD as a planning, design and implementation approach that can 

be employed to address inefficiencies in the urban form of the city by optimising movement patterns to 

enable social equality and economic development. The Strategic Framework describes the process of 

achieving this as a transversal one, addressing urbanisation, urban growth and service delivery, and 

regards transport as the catalyst to achieving operational efficiencies in the urban environment. 
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Figure 13: Extract from Cape Town MSDF. 

The Strategic Framework identifies tools and mechanisms that can be employed by various role players 

at various scales to ensure that the city moves towards a more sustainable, compact and equitable 

urban form, amongst which is the imperative to influence the land use distribution across the 

metropolitan area to achieve a balanced multi-directional flow through appropriate distribution of 

attractors and generators of traffic. 

 

The Strategic Framework sets down the objectives of TOD in Cape Town, which include maximising 

locational efficiency so that people can walk, cycle and use public transport which is achievable through 

a “comprehensive approach to land use density, mix and intensity”. Other objectives include providing 

a mix of housing, shopping, recreational and transportation choices, as well as creating a sense of 

place.  

 

The proposed mixed-use redevelopment of the OM site is fully aligned with this policy in that it actively 

encourages the use of public transport and NMT through the provision of a fully permeable movement 

network and appropriate landscape design. Furthermore, it constitutes a fully integrated mixed-use 

development where a multitude of land uses and amenities can be accessed without dependence on 

private vehicles.  

 

6.8.2. Municipal Spatial Development Framework 2023 

 

Cape Town’s MSDF sets out the spatial vision and development priorities to achieve a reconfigured, 

inclusive spatial form for Cape Town. The document is a spatial interpretation of the City of Cape Town’s 

Integrated Development Plan. Fundamental to the MSDF is ensuring spatial transformation via dense 

and transit-oriented growth and development anchored by an efficient transport system. The MSDF 

advocates for targeted investment and land use management based on inward growth as a means of 

addressing Cape Town’s spatial, social and economic challenges, supporting investment in well-located 

growth nodes, reinforcing transit-oriented corridors and linking growing nodes with lagging nodes 

through connective infrastructure, placing sustained job-generating economic growth at the heart of its 

spatial priorities.  

 

 

 

 

 

 

 

 

 

 

Oude Molen 
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The MSDF advocates for land use intensification based on transit-oriented development (TOD). This 

implies a greater mix of residential and non-residential land use (diversification) through the increased 

use of space, both vertically and horizontally (densification).  

 

The basis for growth management in the city is through four primary Spatial Transformation Areas 

namely the Urban Inner Core, Incremental Growth and Consolidation Areas, Discouraged Growth 

Areas, and Critical Natural Asset Areas. The OM site is designated in the MSDF as “Urban Inner Core”, 

is well within the delineated urban edge and does not form part of the Biodiversity Network. Neither is 

it identified as an Area of Agricultural Significance. 

 

The OM site is located within a Transport Accessible Precinct (TAP) around the adjacent Pinelands 

railway station, and within the Urban Inner Core where the MSDF supports the prioritisation of public 

investment and incentivised private sector investment in support of growth areas. The Urban Inner Core 

includes the majority of the city’s existing industrial and commercial nodes; the airport, ports and primary 

freight infrastructure; the three Integration Zones, IPTN corridors and TAPS.  

 

With regards to the Urban Inner Core designation, the MSDF sets out various desired spatial outcomes 

and land use guidelines, of which the following are of relevance to the current proposal:  

 Diverse and dense land uses in association with current and future public transport 

infrastructure provision. 

 Key focus area for a wide variety of affordable housing priority areas and land release 

strategies.  

 Public and private land development that is supportive of spatial transformation is prioritised 

and implemented.  

 Intensification and diversification of land uses support city growth. 

 Differentiated intensification guidelines outlined in Table 5.6 (see below) 

 Priority is given to spatially targeted interventions and optimisation of public and private land 

development in Development Focus Areas, Urban Support Areas as well as New Development 

Areas.  

 

The differentiated intensification guidelines referred to above target densities that are maximised to 

support economies of scale, particularly with regards to affordable housing initiatives within areas of 

economic potential and where spatial integration is actively encouraged, provided appropriateness 

within the receiving context is considered and subject to District SDF guidelines.   

 

The proposed mixed-use redevelopment of the OM site is entirely in alignment with these guidelines, 

particularly as it seeks to achieve spatial transformation and the provision of affordable housing on an 

exceptionally well-located piece of public land that is close to and in support of existing and future public 
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transport infrastructure, while responding sensitively to contextual informants, including heritage 

considerations and surrounding land uses.  

 

The proposed redevelopment is also fully aligned with the three spatial strategies and the relevant policy 

statements as demonstrated below:  

 

Policy Statement Response 

SPATIAL STRATEGY 1: PLAN FOR EMPLOYMENT AND IMPROVE ACCESS TO ECONOMIC 
OPPORTUNITIES  
P7: Plan and implement sustainable, high quality and 
human-scale public realm in and around transit 
precincts. These precincts must be legible and 
accessible to all and include universal access and non-
motorised transport facilities and a public environment 
that is vibrant, inclusive and safe.  
 

The proposed redevelopment of the OM site is in direct 
support of the transit precinct associated with 
Pinelands Station. The proposed permeable urban 
structure facilitates legibility and optimises 
accessibility within a vibrant, inclusive and safe urban 
environment where opportunities for passive 
surveillance are abundant.  
 

P8: Support a strategic approach to parking allocations 
to encourage use of public transport.  
 

While parking provision is allowed for within the 
proposed development, the design is very strongly 
geared towards walkable spaces and in support of the 
use of public transport.  
 

P9: Plan for incremental land use intensification and 
diversification in support of inward growth predicated 
on the public transport infrastructure  
 

The proposed intensification of diverse land uses on 
the site is supportive of inward growth in close 
association with existing public transport 
infrastructure.  
 

SPATIAL STRATEGY 2: MANAGE URBAN GROWTH, AND CREATE A BALANCE BETWEEN URBAN 
DEVELOPMENT, FOOD SECURITY AND ENVIRONMENTAL PROTECTION  
P11: Identify, conserve and manage heritage 
resources and cultural landscapes.  
 

The proposed development concept has been fully 
informed by a detailed set of heritage indicators as part 
of a thorough Heritage Impact Assessment process 
(including AIA, VIA, social historic and socio-economic 
IA, built-environment and cultural landscape IA) to 
ensure the impact on heritage resources is adequately 
mitigated.  
 

P12: Provide for cultural and social practices and 
events to promote spatial justice and spatial 
integration.  
 

The development proposal does not preclude some of 
the existing cultural and social practices to be 
accommodated within the future development, as their 
importance to social integrations within the site and 
beyond is recognised.  
 

P13: Protect and enhance scenic route sightlines and 
places of scenic value, including destination places.  
 

The portion of Nelson Mandela Boulevard that extends 
from the CBD up to Black River Parkway is designated 
a scenic drive. Distant views of the site are therefore 
of significance, as confirmed in the Visual Impact 
Assessment prepared for the site. The VIA indicates 
that with the mitigation measures adopted in the 
development proposal (including appropriately scaled 
interventions, coherently integrated within the urban 
landscape), those impacts are of neutral significance. 
This is further mitigated by the proposed tree planting 
to assist with visual absorption of the development.  
  

P14: Provide efficient access to destination places 
where potential exists, especially in or near areas of 
high social need, in support of economic inclusivity and 
spatial integration.  
 

The highly permeable nature of the proposed 
redevelopment will allow for far easier and more 
inclusive access to the recreational space associated 
with the Black River Corridor. The proposed focal 
spaces, Hall and Homestead can accommodate an 
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integration of multi-purpose cultural events and new 
destination places within the future development and 
will enhance social and spatial integration. 
 

P15: Enable resource-efficient land development by 
levering the protection of renewable resources to 
improve cohesion between natural environmental 
resources and inclusive economic growth.  
 

The proposed redevelopment of the OM site will result 
in optimum utilisation of a currently underutilised and 
to an extent underutilised piece of State-owned land 
which is extremely well located. The proposed 
redevelopment will not negatively impact the 
surrounding natural resources. The interface with the 
Black River Corridor has been designed sensitively to 
provide a visual and functional buffer that serves as a 
promenade / NMT / stormwater management space.  
 

P16: Direct urban growth away from risk areas and 
activities.  
 

The development area lies outside of the 1:100 year 
flood line of the Black River and its associated estuary 
functional zone. An aquatic scientist has confirmed 
that with the proposed stormwater management 
measures in place, there should be no risk of the 
proposed works impacting the adjacent floodplain 
wetlands such that the project would alter the bed, 
banks, course or characteristics of the wetlands nor 
will it impede of divert flow in the wetlands (refer to 
Annexure 18). 
 

P19: Plan for and mitigate the impacts of urban 
development on water resources and encourage 
water-sensitive design responses.  
 

The recommendations of the LSWMP will be 
implemented to ensure that any negative impact on the 
Black River is mitigated effectively. The current 
proposal seeks to improve the status quo and 
effectively mitigate impacts.  
 

P21: Support food-sensitive planning that supports the 
food system value chain, from production, processing, 
and distribution to access, consumption and waste 
management.  
 

The current proposal does not pose a threat to the food 
system value chain. While some urban agriculture 
activities take place currently on the site, these are of 
a low scale and can be relocated to more suitable land 
elsewhere, particularly given the unique locational 
advantages of the site and the considerable 
opportunity that it presents for achieving spatial justice 
objectives.  
 
The proposed optimisation of the site for urban 
development is in fact supportive of the food system 
value chain in that it cumulatively contributes to limiting 
urban sprawl into areas of agricultural significance.  
 

SPATIAL STRATEGY 3: BUILD AN INCLUSIVE, INTEGRATED, VIBRANT & HEALTHY CITY  
P23: Support the integrated intensification and 
diversification of land uses in identified areas, 
supportive of inward spatial growth, economically and 
incrementally.  
 

The proposed integrated mixed-use development 
which optimises the development opportunity within 
the confines of the heritage and cultural sensitivities of 
the site is fully in alignment with this policy statement.  
 

P24: Ensure urban development contributes to a 
safety and wellbeing for all.  
 

The proposed inclusive, compact development, 
designed in accordance with sound urban design 
principles, creates the opportunity to provide a quality 
urban environment with high levels of accessibility to 
public amenities, recreational areas and employment 
opportunities, thereby contributing to the safety and 
wellbeing of the future residents of the development 
and the surrounding areas.  
 

P25: Support and enable programmes to enhance and 
facilitate access to land and housing supply in the City 
acknowledging that access to social and community 
facilities and well-functioning public open spaces are 
important for redressing and integration.  

Central to the proposed redevelopment of this 
strategically located land is the provision of a 
significant proportion of affordable housing units and 
more inclusive access to the inherent amenities of the 
site and the adjoining Black River Corridor.  
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6.8.3. Table Bay District Plan 2023 

 

The Oude Molen site is located within Sub-District 3 of the Table Bay District (refer to figure below) and 

is designated for “mixed use intensification” and “potential low density residential development”.  

 

While the gross density proposed across the site is in the order of 100du/ha, this seeks to optimise an 

exceptional opportunity for spatial transformation in a way that demonstrably does not negatively impact 

on the receiving environment and its surrounds.  

 

 

 

 

 

 

 

 

 

 

 

 

With respect to the Two Rivers Urban Park (TRUP), and particularly Oude Molen which is part of the 

TRUP, the District Plan puts forward the following spatial development objectives and supporting 

development guidelines:  

 Ensure appropriate built form and land use to give effect to mixed land use intensification in 

support of transit oriented development  

- Support positive built edge interfaces along Alexandra Road and Berkeley Road.  

 Improve the public environment in support of a quality built environment 

- New development in the Two Rivers Urban Park surrounds must contribute to a high quality 

public environment and be implemented with edge conditions that are appropriate for the 

surrounding built fabric.  

- Integrate heritage building fabric and consider first nations heritage into new developments 

in the Two Rivers precinct.  

 Retain and protect existing built fabric that provide well-located residential opportunities and 

encourage further development of residential opportunities  

- Maintain Maitland Garden Village as an important residential component while improving 

its edge interfaces with open spaces and new developments in Oude Molen and Alexander 

Institute areas.  

- Support the development of affordable units in the strategic state owned land identified in 

the Oude Molen, Maitland Garden Village and Alexander Road areas.  

Figure 14: Extract from Table Bay District Plan. 
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 Support a shift towards mixed use intensification 

- Support medium rise developments and medium to high residential densities in support of 

transit oriented development at new development areas in the Maitland Garden Village 

Area (west of Alexandra Road and East of the Black River) and in association with 

Alexander Road.  

 Promote inclusive land use development 

- Encourage the provision of a variety of housing types catering to different housing markets, 

with an emphasis on providing a proportion of affordable housing in private residential 

development.  

- Ensure that sufficient, well-located and appropriately designed formal and informal trading 

facilities are provided in activity areas as well as other suitable public assembly points, such 

as transport interchanges, public spaces, parking areas and road reserves (where 

appropriate).  

 Implement a network of NMT routes and facilitate increased accessibility  

 Improve the environmental quality of the sensitive environmental areas in the Two Rivers 

Precinct and enhance its role in the urban open space system.  

- Conserve and enhance ecologically sensitive areas and historically significant sites.  

- Integrate the TRUP into the fabric of the city by developing a positive interface between 

new developments and open spaces as well as with existing adjacent neighbourhoods and 

institutions.  

- Support residential and institutional, with some supporting commercial use development to 

provide passive surveillance.  

- Formalise a system of pedestrian links across the site: east-west linkages from Alexandra 

Road as entry points into the park as well as north-south linkages between the Alexandra 

Institute, Maitland Garden Village and Oude Molen project area.  

 Prevent deterioration of the natural environment and improve Green infrastructure potential  

- Protect the Black River/Liesbeek River corridors and green links across TRUP.  

 

The proposed redevelopment of the Oude Molen site is entirely in alignment with the spatial 

development objectives and development guidelines listed above for the following reasons:  

 The proposed mixed-use development which gradually increases in terms of height and 

intensity of use along Alexandra Road, provides a vastly improved built edge and interface 

along this road with ample opportunities for passive surveillance, which together with the 

proposed NMT improvement, results in a positive urban environment. 

 The proposed development respects the interface with Maitland Garden Village to the north by 

setting back from the edge and stepping the proposed buildings down towards this edge to 

avoid any negative impacts in terms of overshadowing or overlooking.  
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 Access to and the interface with the Black River corridor is vastly improved, providing increased 

opportunities for passive surveillance and greater integration between the Oude Molen site and 

the open space beyond.  

 The proposal responds positively to the primary heritage associations of dispossession, 

exclusion and marginalisation by recognising the history of the site and simultaneously 

addressing the historical spatial injustices of this City through the provision of affordable 

housing in a well-located area close to work opportunities.  

 The redevelopment allows opportunities for memorialisation and links to the Tussen Die Riviere 

Resistance and Liberation Heritage Route. 

 The proposal represents an appropriate form of mixed-use intensification, creating the 

opportunity for a fully integrated, inclusive urban environment in support of transit-oriented 

development.  

 The proposal facilitates the provision of NMT integration between the site, along Alexandra 

Road and leading to public transport stops.  

 The development is outside of the 1:100 year flood line of the Black River and is guided by the 

recommendations of a LSWMP to ensure no negative impacts on the water course.  

 

6.8.4. Two Rivers LSDF 2023 

 

The OM site lies within the Two Rivers local area, which has been the subject of an extensive visioning 

and planning exercise which has culminated in the formulation and subsequent approval of the Two 

Rivers LSDF (2023). This document provides detailed guidance as to the future spatial development of 

the OM site. The Two Rivers study area represents a significant area of underutilised, state owned and 

private land, strategically placed within the Urban Inner Core of the City. The proximity to Public 

Transport and the opportunities offered to promote integration require that state finances are utilised to 

unlock the development potential of the study area. At the same time, the ecological role of the river 

corridors, the importance as a regional amenity and the significance placed on the layers of cultural and 

built heritage must be enhanced. The site currently has a dual character where it has both potent 

negative and positive effects on the surrounding urban landscape. It is simultaneously an “urban green 

lung” but also “urban divider”. The site is a strategic site in the city with the potential to create new jobs 

and housing opportunities, while simultaneously improving the natural environment and enhancing the 

diverse cultural and built heritage. 
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With regards to the OM site in particular, the Two 

Rivers LSDF provides the following principles / 

goals: 

 Mixed use residential led development 

along eco principles.  

 Increase density towards Alexandra Road.  

 Decrease density towards the river. 

 Acknowledge heritage structures.  

 Improve interface with Maitland Garden 

Village and river. 

 Acknowledge the cultural rights of First 

Nations and integrate heritage and culture 

into public place design.  

 Promote TOD through intensification of 

residential and commercial use around station.  

 Promote spatial integration through social housing.  

 Open space between mixed use and river could include picnics/horse riding etc(park).  

 

Once again, the proposal is entirely consistent with the development principles outlined in the TRUP 

LSDF. The proposal is for a mixed use residentially led development which does not preclude eco 

principles to be implemented in future detailed design. Eco principles in this context are understood to 

relate to neighbourhoods that are designed, organized and managed in accordance with sustainable 

development principles, including efficient use of land, efficient energy use, housing diversity, social 

cohesion, etc. 

 

Density and massing decreases in an east-west direction, being highest along Alexandra Road and 

stepping down significantly towards the Black River corridor. Buildings and elements that have been 

identified by the heritage consultant and impact assessment specialists as conservation worthy have 

been incorporated into and are integral to the structure of the proposed redevelopment, including the 

retention of trees of heritage and cultural significance. Ample opportunities exist to connect the site into 

the Tussen Die Riviere Resistance and Liberation Heritage Route in memorialisation of the various 

layers of heritage including but not limited to the First Nations cultural heritage and Zulu Monarch 

narratives, and for further memorialisation to take place in the public spaces within the OM site and on 

the adjacent open space between the site and the Black River. 

 

The redevelopment of the site allows for a significant improvement to the interface with Maitland Garden 

Village to the north and the Black River Corridor to the west, creating a positive interface and greater 

permeability to facilitate better integration through and around the OM site.  The proposed 

redevelopment contributes positively to the objective of promoting social justice through the provision 

Figure 15: Extract from TRUP LSDF. 
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of a significant quantum of affordable housing in an exceptionally well-located precinct and is in support 

of TOD principles, having a direct relationship with the Pinelands station on its doorstep.  

 

The proposed development does not preclude the adjoining City owned open space along the Black 

River to be used for picnics, horse riding, etc.  

 

6.8.5. Scenic Drive Network Management Plan (Vol 3, 2003) 

 

While the site is not adjacent to a scenic route, there are potentially distant views to it from the end of 

the Nelson Mandela Boulevard scenic route (Route 21), which terminates at the Black River Parkway.   

 

The recommendations from the VIA have been incorporated into the design development through the 

gradual stepping down of buildings towards the Black River corridor edge and the retention of as much 

of the established tree canopy as possible, supplemented by the planting of additional trees, to ensure 

no negative visual impacts of the development on the receiving context, including distant views of the 

site from motorways and scenic routes.  

 

6.8.6. Inclusive Economic Growth Strategy 2021 

 

The proposal is consistent with the strategy as it ensures that growth is environmentally sustainable in 

the long term by intensifying development within the urban area where service capacity is available and 

in close proximity to employment nodes. It also provides employment opportunities during the 

construction and in the long term in terms of the maintenance and management of the proposed mixed-

use development.  

 

6.8.7. Urban Design Policy for the City of Cape Town 2024 

 

The current proposal affects two of the Mandatory Policy Triggers in respect of the Urban Design Policy 

in that it involves the regeneration of a site exceeding 1ha in size, it includes the creation of public 

spaces, it is adjacent to a river corridor, and includes the submission of a Development Framework for 

a large mixed-use development. Compliance of the development proposal with the relevant objectives 

of this policy are discussed in detail in the Urban Design Report included in Annexure 12. It is anticipated 

that a more detailed Urban Design Framework will accompany future Precinct Plans which will provide 

greater clarity with respect to compliance with this policy.  

 

6.8.8. CoCT NMT Policy and Strategy 2005 

 

The NMT Policy puts forward a set of objectives and strategies to realise an improved NMT environment 

and culture in Cape Town. It includes a Strategic NMT Plan for Cape Town that identifies areas and 
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routes that should be considered as key NMT routes and places in Cape Town where NMT users would 

receive a certain degree of consideration, if not priority. 

 

While the OM site does not fall within an identified NMT priority node, the TIA makes recommendations 

with respect to improved NMT linkages within and around the site, particularly to public transport stops 

along Alexandra Road.  

 

7. CONCLUSION AND RECOMMENDATIONS 

 

The proposed redevelopment of the Oude Molen site represents a sensitive and strategic response to 

the historical and cultural significance of the site, its locational advantages within the metropolitan area, 

and the immense opportunity it presents for achieving spatial justice objectives. The development 

proposal allows for a safe, walkable and sustainable neighbourhood, with compact mixed-use 

developments, integrating education, affordable housing, public facilities and open spaces, while 

providing equitable access to cultural heritage and natural resources. 

 

Besides the creation of much needed affordable housing in an exceptionally well-located area, the 

proposed redevelopment of this underutilised, strategically located property represents a significant 

opportunity for job creation, considerable investment into the local economy, tourism, and the creation 

of strong functional linkages with existing economic nodes within the city.  

 

The current proposal is fully in alignment with all policies that have any bearing on the site and its 

redevelopment, including the recently approved and adopted Two Rivers LSDF.  

 

For the reasons set out in this motivation report, we have no hesitation in recommending that the 

following applications be approved:  

 In terms of s42(d) of the Municipal Planning By-law, for the subdivision of erf 26439-RE into 

two portions being Portion 1 measuring 13.15ha in extent and Remainder measuring 30.84ha 

in extent as indicated on the proposed Plan of Subdivision.  

 In terms of section 42(a) of the Municipal Planning By-law, for the rezoning of Portion 1 from 

Utility to Subdivisional Area to allow for the following zonings: Mixed Use 1, Mixed Use 2, 

General Residential 4, General Residential 2, Open Space 3, Open Space 2, and Transport 

Zoning 2.  

 In terms of section 42(i) of the Municipal Planning By-law, for the approval of a Development 

Framework (Annexure 11) as allowed for in terms of s136 of the DMS together with the following 

basket of rights:  

Dwelling units:        1 364 

 Residential GLA:  79 167m² 

 Place of instruction GLA:   5 000m² 
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 Office GLA:   13 981m² 

 Business premises GLA:   4 159m² 

 In terms of section 42(i) of the Municipal Planning By-law, for consent for “place of assembly” 

in the Open Space 3 zone as indicated on the proposed Development Framework to allow for 

a swimming pool for use by the public.  


