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Introduction

I, Philip Rosenthal, undertook my Environmental Science masters thesis on the Confluence Area
which includes the site in 1993. I have made previous submissions of 31 Oct 2024 and 12
December 2025.

I submit this in the public interest. I do not receive any payment for this submission, nor am I
related to anyone who financially benefits from tenancy of Oude Molen Precinct. I do benefit from
visiting and experiencing the site, as do thousands of others.

Request for condonation

This is submitted on the weekend and no business days have elapsed since the deadline of the 15
May 2026.

Understatement of heritage impact of proposed development on sense of place

The appeal document in its analysis understates the heritage impact of the proposed development on
the ‘sense of place’ of the site and the ‘cultural landscape’ context of the heritage buildings:

a) Dispute of rural/semi-rural character of site

Disputing the IACOM ‘rural/semi-rural’ character of the site, and framing it rather as ‘bucolic’ (p2,
para 8.5 and p25, para 66, p26, para 68,74)

bucolic means: “relating to the pleasant aspects of the countryside and country life.”

Response: Incorrect: Viable semi rural context

e The current land use includes two major agricultural components: horse paddocks and riding
and vegetable gardens.

¢ The combined semi-rural part of the site covers a considerable area including the adjacent
Pallotti field (see attached diagrams and aerial photographs “Land Use diagram™ and “Site
within context of Black River Urban Park and Golf Courses”)

o The combined area of agriculturally used land is approximately 15 hectares if one
includes the Pallotti field.

o This is a viable area for horse riding and vegetable agricultural farming purposes in high
rainfall areas of the Western Cape.

o There are compatible complimentary land uses in the adjacent Two Rivers Urban Park
and Golf courses which considerably increase this area in context to about 200 hectares
of relatively undeveloped land and further low density land abutting.

o Itis argued that the farmed area within this broader urban park and golf course areas
constitutes a semi-rural context.

¢ The land use of the mental hospital is not incompatible with the use of the rural/semi rural
setting, but the setting and the therapeutic nature of gardening/agricultural work likely
benefitted the recovery of the patients more than confinement to a hospital ward.

b) Claim site enveloped by city
Claiming the erf is contextually “enveloped by” rather than “near to” a major city (p26, para 70)

Response: Incorrect

e The erf forms part of the “Two Rivers Urban Park’, the ‘Confluence Area of the Black and
Liesbeeck Rivers’ and the ‘Coast to Coast Greenway’ which collectively comprise a very large
amenity, heritage and nature conservation area within the city. The abutting areas include two
golf courses and a driving range alongside major rivers.

e The erf is not ‘enveloped by’ a major city in the manner of for example the Company Gardens
in central Cape Town.



The site is bounded by the city on the Eastern side and a gradation of different land uses with a
core environmental conservation area at the Pallotti and Raapenberg wetlands.

It is not desirable to develop every available space within the urban edge of the city. In this
instance, there is a history and logic of interactive synergy between compatible uses of heritage,
nature conservation, sport, institutional land uses that motivate its conservation.

c) Claim semi-rural activities could continue

Claim some of the existing small scale urban farming or traditional planting could continue with the
proposed development (p7, para 21.4.1)

Response: Incorrect

There is a synergy of uses:

The horse-riding facility includes also the adjacent Pallotti field, which abuts the significant bird
area of the Pallotti wetland.

The horse paddocks and riding facility are adjacent to the historic Oude Molen farm heritage
building, which fit with the ‘sense of place’ and “cultural landscape” of the historic building.
The horse riding activity on the Pallotti field is a compatible use that protects it from
squatting/land invasion, which in turn protects the adjacent sensitive bird area.

The horse riding facility would not be compatible with the proposed high density housing
development.

The horse riding facility would unlikely be viable at a substantially reduced scale.

While vegetable gardens could theoretically continue on pockets of land remaining after the
proposed development, this is unlikely and would have to compete with multiple other
competing uses for the same land. For example, park space or parking for the housing
development. Other high density housing developments in the city could theoretically include
vegetable gardens but they don’t.

The viability of the vegetable garden project includes surrounding schools bringing children to
the site to actively experience the heritage site, learn about heritage (including for example
Cetshwayo) and environmental education, and learn through active participation in the
gardening. The ‘sense of place’ of the heritage site would be lost by the proposed high rise
development.

d) Claim not continuous rural/agricultural use
Arguing that the agricultural usage on the site was not continuous historically (p25, para 67).

Response 1: Factually incorrect: Maximum 8 year gap in agricultural use

The gap in agricultural use of the site was at most 8 years when the mental hospital was disuse.
Please refer to Appendix with historical aerial photos.

Please find attached examples of publicly available aerial photographs showing

agricultural/vegetable gardening use at various intervals: 1935, 1968, 1971, 1998 from the

publicly available Cape Town City Map Viewer, which is not technically difficult to use
o Go to https://citymaps.capetown.gov.za/EGIS Viewer/

Search for ‘Oude Molen Eco-village’

On ‘theme layers’ uncheck everything

Select ‘Imagery’

Select ‘Aerial imagery’

Turn on the year you want to view.

O O O O O

Aerial photography was not taken every year and so it could be less than 8 years.



e The was a period in which such agricultural land use on the site context lapsed when the mental
hospital use was reduced and finally abandoned, but agricultural use was normative over its
history.

e This short period of lapse of use agricultural use was linked to two positive developments: the
end of apartheid thus allowing integrating the East and West Wing of Valkenberg Hospital and
the improved medications for the treatment of mental health reducing the patient length of stay.

¢ During the short period of lapse of agricultural use the site retained its context of ‘sense of
place’.

Response 2: Restoration of sense of place/context is a positive

e The Oude Molen historic farm building fell into a state of disrepair for a number of years.
Nevertheless, this does not invalidate its heritage value due to the lack of continuity. Rather the
recent restoration of the building is a positive.

e The period of lapse of maintenance of the agricultural context is shorter than the lapse of
maintenance of this historic Oude Molen farm building. Likewise the restoration of the
agricultural context after a short period of lapse is a positive.

Response 3: Opportunity of restoration of sense of place/context is irreversibly lost by proposed
development

The proposed development of up to eight storey housing would be irreversible to the sense of place
of the stie. The period of disuse of the hospital was easily reversible.

‘Sense of place’ and ‘Cultural landscape heritage’ of farmhouse enhanced by other factors
not mentioned:

A historic farmhouse in its original context is of more heritage value than out of context

The agricultural and particularly horse-riding use of the site enhances its heritage value as opposed
to a farmhouse in an urbanised context. The proposal would reduce heritage value.

For example if Groot Constantia farm was to be urbanised with housing, it would have considerably
reduced heritage value versus in the context of its vineyards.

Royal significance of the historical context of farm as a whole

Cetshwayo was not jailed in a cell in the farm building, but went with his attendants and was
recorded as daily going to sit and look at the view of the mountain from the farm. The same
experience is now available to todays visitors.

He entertained visitors including the future King of England George V.

Cultural and educational heritage value is enhanced by human use and accessibility to the city

While there are other historic farm buildings in for example Franschhoek, these are not viably
accessible to most users in the city.

The current site uses of horse riding and vegetable gardening attract thousands of children from
neighbouring suburbs with an easily affordable 15-minute pony ride. Likewise local schools send
children for an environmental and heritage educational experience. Likewise thousands of users
make use of the three tea gardens, one of them adjacent to the historic building. Recently an
international conference of school children included a visit to the site with the environmental and
heritage education experience of gardening at a historic farm.

Potential of the site

The historic building has been shamefully neglected, currently in process of restoration.
Nevertheless, the combination of a restored building in context of agricultural use has great
potential.



Framing the dispute as primarily between “existing tenants” vs “pressing demands
of the city for housing”

The appeal frames the dispute primarily as one between ‘tenants of the site’ and ‘housing
alternative’. In this narrative, tenants have opportunistically occupied the site during its vacancy
and thus their rights are reduced against the economic value of the site to the Province and housing
demand.

Nevertheless, this neglects users of the site from surrounding suburbs including:

Visitors who enjoy the working farm cultural landscape context.

School environmental and heritage education making use of the vegetable gardens
The two existing primary schools on the site

Nursing care rehabilitation of patients

There are other possible alternatives for the site apart from the current proposal

This dispute of the appeal does not dispute that there can be changes at the site, either changes of
land use, building or changes of particular tenants. It argues however that this particular proposal is
disputed as inappropriate for the site and that development on the site should be limited to preserve
the sense of place and cultural landscape including the farming context.

Request to make oral presentation

I request the opportunity to make an oral presentation.

Yours sincerely,

Philip Rosenthal



Appendices

Almost continuous agricultural cultural landscape & sense of place at the site
(Aerial photographs)

1998 aerial photograph showing vegetable gardens




1986 Vegetable gardens




1971 aerial photograph showing farming view (CityViewer)
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1968 Aerial photograph (Cityviewer)







Cetshwayo at the site

Cetshwayo interviewed by journalists at Oude Molen
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Cetshwayo at Oude Molen 1882 preparing to visit Queen Victoria

https://pinelandshistory.co.za/two-kings-part-2/

Prince George (Later George V of England) who visited King Cetshwayo at Oude Molen




Cetshwayo’s view: Rural sense of place/cultural landscape at historic farmhouse




Land uses on the site
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Site within context of the open space corridor and network

Ecological Corridor: Water bird and animal movement corridor through city as part of the
‘Coast to Coast Greenway’
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