Comments on the Heritage Impact Assessment for Oude Molen

31 October 2024

| refer to the Heritage Impact Assessment for the proposed development of
Oude Molen Precinct dated September 2024, and comment below:

General Comments:

1. | feel strongly that Oude Molen Eco Village (OMEV) must remain and be
developed as an ‘eco village’, with a ‘bucolic’ countryside feel and
character.

2. ltis a unique place of calm, peace and tranquility in the sprawling, noisy,
densely populated metropolis that the City of Cape Town has become.

3. My family, friends and | love the many small businesses all over OMEV;
some are quirky and unexpected, with unique character. We love that
there are no national or global franchises or commercial enterprises that
would make this place look just the same as any other shopping area in
Cape Town.

4. We love that chickens forage freely all over OMEV; we love the stables
and fields of horses. The horse stables and the riding area are very
popular among locals and visitors alike. They must be retained, as they
offer great value to a wide and diverse community from various socio-
economic and cultural backgrounds. The horse-riding field near the Back
Garden Deli is an essential part of the school, as that is where many
lessons take place as well as gymkhanas.

5. OMEV is a place where children are free to be children, and explore their
surroundings, and learn about nature in all its complexity and beauty. The
two schools — Gaia Waldorf and Montessori — offer their learners a
unique style of education that nurtures respect of the natural world, a

deeper spiritual alignment between humans and their environment, and a
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sense of social responsibility. They are ideally located in OMEV, and it
would be absolutely tragic to close these two schools, both for the
parents and the children, who love going to school in OMEV. They are
not accounted for in the proposed development, which merely states that
two schools — a primary school and a high school — should be
established to cater for the new residents’ children.

The Back Garden Deli is a wonderful community space, and so is the
beautiful Food Garden, where you can see the pride that people take in
their allotments, where they grow herbs or vegetables.

Lawrence’s compost and mulch are the best in Cape Town. He is closely
interconnected with Pinelands, receiving much of his green material for
compost, chipping and mulching from Pinelands’ gardens — and in turn,
Pinelands residents buy compost, woodchip and mulch from him. It is the
ideal circular economy. He is a valued member of the community.

Urban agriculture, as already exists in the Food Garden, must be
protected and encouraged to grow and expand. Not only does it provide
nourishing food for tenants and residents, but it is also an excellent
educational opportunity for children and adults of all socioeconomic and
cultural backgrounds, to learn about food gardening, composting, and
working in harmony with nature.

The Robin Trust is an excellent step-down and health care facility, with
many of their nurses and carers coming to the assistance of Pinelands’
older residents over the years.

None of these businesses should be forced to close or relocate.

All of this is precisely why OMEV is special and unique, and worth
protecting.

The people who live and work at OMEV should be self-governing, and to
make their own decisions about what they want and how they want the
area to look.

OMEV must remain a public space that is open and welcoming to

visitors, as it currently is. It must not become a ‘smart village’ with
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cameras monitoring and recording every movement, or where visitors
must prove who they are and why they are there. It is the informal nature
of OMEV that makes it welcoming.

OMEV must not become a high-density or large-scale urban
development or housing estate or anything of that description. The
proposed high-density multi-storey (up to 5 storeys) buildings, whether
residential or commercial, do not fit in with the general character of
OMEV, nor of Maitland Garden Village, nor of Pinelands. All of these
areas are generally low-rise, low-density neighbourhoods. Such over-
development and densification would destroy the entire character of
OMEV.

The natural environment must always be at the forefront of any
development of OMEV and surroundings. Any development needs to be
respectful of it.

There must be no blocking of the spectacular views across the rivers and
the floodplain to the mountains. It is the openness and spaciousness of
this place, in the middle of the city, that makes it special and unique.
There must be no road along the river — this is not suitable for vehicular
traffic. It should remain in usage by the horses and the horse-riding
school.

The trees of OMEV — whether indigenous or not — must be retained, and
any construction must respect and work around them.

The historic buildings must be retained and, if dilapidated, run-down or
damaged, must be restored and renovated. Or if they cannot be restored
and must be demolished, they must be replaced with buildings of a
similar character and style that will fit into the general look and feel of
OMEYV, and that respects the heritage of this place.



Specific Comments:

1.
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| refer to the following:

“There is also the potential to bring new life to sorely neglected
historical buildings, to finally locate the mill ruins and, more widely,
extensive earthmoving could yield tangible evidence for the presence of
Khoekhoen in the area, or King Cetshwayo’s presence on the property.”
(Page 5)

What is meant by the phrase “extensive earthmoving”?

Will OMEV be treated as an archaeological dig — or as a demolition
site?

The two seem incompatible and contradictory, given that “extensive
earthmoving” would entail the use of bulldozers and other heavy
machinery that are likely to cause considerable damage to any historical
or archaeological artefacts that might still be on the site.

How exactly will you identify and demarcate where you will use a

bulldozer, versus a shovel or delicate hand tools?

| refer to the following:

“Opportunities are presented to preserve and integrate the remnants of
built form and memory within future planning and design, allowing for

marginalised narratives to find expression.” (page 5)

Statements such as these are simply nice-sounding flowery words.
What exactly does this mean in plain English?

How are you proposing this is implemented in practice?
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| refer to the following:

“Where trees are to be removed, replacement trees must be of a large
enough size to re-establish the canopy quickly. Protecting trees during
construction and ensuring that sufficient space is available for tree roots
and canopies should also inform future building designs when the SDP

is prepared.” (page 5)

Are any of your team horticulturists, landscapers or gardeners?

Do you know how long it takes for trees to become established and to
become well-rooted?

Do you understand that the root networks of trees reach far further and
deeper than is visible on the surface, and that trees interconnect and
communicate with each other and with all other plants near them, from
deep within the soil?

Do you realise that you cannot just rip out established or mature trees,
destroy the ecosystem with earthmoving machinery, pile on concrete
and building materials, crushing and compacting the layers of soil over
weeks and months of construction, and then — hey presto — pop in a

new tree and expect it to survive, never mind thrive?

| refer to the following:

“In advancing a new precinct 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.” (page 5)

What does “advancing a new precinct typology” actually mean?
What exactly do you mean by “affordable housing opportunities”?
Generally, given historical precedence, it seems to mean ‘low-cost

housing’, badly made, using cheap materials, to accommodate those



whom the City commonly refers to as “the poor, marginalized and
previously disadvantaged communities”. There are numerous examples
of this kind of building style all over the ‘Cape Flats’, and it is plain to
see that these environments eventually decay into grime and crime. Is
this what you envisage?

e Saying “they will require greater finessing” seems to mean, in plain
English, ‘we know this isn’t what you want, but we’ll dress it up nicely so
that you can’t really complain about it’.

5. | refer to the following:

“In particular, from external viewpoints from public roadways, the OMP
site has high visual exposure (across the Black River and open
‘parkland’ adjacent, due to its urban location, though the screening
effect of existing buildings (and future buildings) reduces the extent (and
duration) of exposure as receptors move through the adjacent spaces.
Existing mature trees provide a degree of visual screening, and if
successfully retained, would provide an ‘anchoring’ and ‘settling’ of the
new buildings.” (page 5)

e Please could you translate this into plain English?

e | will attempt a translation, and you can tell me if I am right or wrong:
“You can clearly see the OMP site when you drive along the Black River
parkway, but once the future buildings have been constructed, that’s all
you’ll see — a mass of multi-storey buildings right ontop of and next to
each other. However, if we can retain some of the mature trees (which
we obviously can’t promise, because we will be engaging in ‘extensive
earthmoving’ after all, and trees don’t like having their roots damaged or
removed — see above), perhaps this overwhelming wall-like effect will
not be quite as shocking to those who drive past on the parkway, and

hopefully the remaining trees will hide it a little.”
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| refer to the following:

“However, the anticipated visual impact of the proposed new
development in the immediate vicinity of the historic homestead
complex is not yet sufficiently resolved with respect to the potential
overwhelming of the heritage fabric and sense of place. This will require
further exploration at detail design, as will the relationship between the
F-Wards and the proposed buildings immediately to the west of these

existing structures.” (page 6)

| am relieved you are willing to acknowledge that there might be
“potential overwhelming of the heritage fabric and sense of place”.

Do you really think that constructing multi-storey densely-packed new
buildings, virtually wall-to-wall, in an area that currently has a very low
density and low height of buildings and structures, and many, many
open spaces, which create a sense of freedom and spaciousness, will
not overwhelm any “sense of place”?

How do you envisage this to be resolved?

| refer to the following:

“The scale of the proposed buildings along Alexandria Road is of
sufficient scale to mitigate the scale of the road, and to provide
improved spatial definition to the eastern edge of the site. This enables
the proposed development to meet this street interface with form and
massing of an appropriate scale, however, architectural detailing will be
required to mitigate the sharp contrast in scale between the proposed
development and the Maitland Garden Village interface to the north.”

(page 6)
From your ‘Preliminary Massing / Visual simulations’ on pages 118 and

119, it seems that the buildings on Alexandra Road are to be about 5

storeys high.



e In sharp contrast, the houses in the adjoining neighbourhood of
Maitland Garden Village are, generally, single-storey dwellings, as are
the houses in Pinelands on the other side of the railway line.

e What kind of “architectural detailing” do you envisage to “mitigate the
sharp contrast in scale” with MGV?

e This paragraph, to me, suggests that you are — thankfully — aware that
the proposed buildings, which seem to be directly next to Alexandra
Road, rather than offset by a wide margin, are far too tall and ‘massive’
to fit in with the current character and style of OMEV and its surrounding
neighbourhoods.

e Please explain how this displays sensitivity to the heritage of the area?

8. | refer to the following:

“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.” (page 6)

e Please explain why you want any proposed development to result in “an
altered sense of place, including the reduction of the bucolic character
of the site”? “Bucolic” means “relating to the pleasant aspects of the
countryside and country life” — and that, for many residents of Pinelands
and surrounding areas, is precisely the charm and delight of Oude

Molen Eco Village.
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e Please explain why you believe that “a loss of informality through a
more formally ordered urban layout” is desirable in this environment? It
is precisely the informality that people who use the space and who visit
this space and who live in this space, love and appreciate.

e Why do you believe that you must impose — from the outside — “a more
formally ordered urban layout”? What makes you believe that this is
desirable for the people who live, work and play in OMEV?

e Please explain why “the pressing demands of the City” should be used
as motivation to completely change the character and destroy the
charm of one of the very, very few remaining ‘bucolic places’ in an
otherwise overcrowded and increasingly densified City?

e Again, please explain how this proposed development displays any

sensitivity to the historical, cultural and architectural Heritage of OMEV?

9. | refer to the following:

“Cumulative impacts can be expected given that that urban
intensification is likely to continue within identified nodes for
development within the contextual area generally and within the broader
Two Rivers Precinct specifically - thereby increasing pressure upon all
existing urban systems, and creating could be construed as a loss of

quality of place within the Two Rivers Precinct.” (page 6)

e None of this sounds good or desirable: “Cumulative impacts can be
expected”, “urban intensification”, “increasing pressure upon all existing
urban systems” and “a loss of quality of place”.

e Given the fact that Pinelands is currently surrounded by and will in the
coming years be completely overwhelmed by a number of significant
developments — the Conradie development in the northeast, the
Mowbray Golf Course development in the southwest, and the Amazon

precinct development further west, please explain why you want to
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pursue development of OMEV in a way that does not seem good or
desirable?

e | assume that “urban systems” refers to water, electricity, sewage,
roads, transport, etc. Although not part of the Heritage assessment, how
do you envisage dealing with all those “increasing pressures” on these

urban systems?

10. | refer to the following:

“In brief, the proposed Preferred Alternative mixed use development

envisages:

e 1364 housing opportunities of which 34% are inclusionary units (Social
and First Home Finance & Subsidy Assistance (FLISP) housing) and
66% are open market dwelling units (apartments and row houses).

e Approximately 18 981m2 GLA offices

e Approximately 3 379m2 GLA retalil

e An Interpretive Centre of approximately 788m2 GLA” (page 112)

| also refer to the document titled “Oude Molen Socio-Economic Impact

Report” dated 4 September 2024, which states on page 3:
“The proposed development will consist of the following:

1. 1 364 residential apartments, of which 464 will be social housing units
(40m2 units), 438 will be open market apartment (60m? units), and 462 will

be open market terrace apartments (combination of 75, 60 and 90m?2 units)
2. Office space (over three blocks) totalling 18 981m?2

3. Retail space (over three blocks) totalling 3 379m?

4. Cultural Heritage Centre (788m?")”

e With a proposed 1364 residential apartments, each with, on average 2
to 4 residents, OMEV would have between 2700 and 5400 new
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residents. This is a significantly increased population density in a fairly
small area.

How will between 2700 and 5400 new residents be accommodated and
integrated into the existing fabric of life?

Where will these people (assuming that at least 2700 are adults) find
work?

Will they work at OMEV? Or in the surrounding areas? Where exactly?
What if they do not find work?

How will they get to work and back?

Where will they go shopping? How will they get there and back?
Where will their children attend school? Will the new schools in OMEV
be established at the same time, or will they need to be accommodated
at other schools nearby, which are already beyond capacity?

What sporting or cultural or religious facilities will they have access to?
Is there capacity in nearby facilities to accommodate so many new
residents?

Even if the village is ‘walkable’ as you proudly declare — it is already
walkable, please note — how do you think the residents will get to work
in the morning, and home in the evening, given that there is already
heavy congestion on Alexandra Road etc., and given that the trains at
Pinelands Station do not run often?

How will they transport their children to and from school and extramural
activities?

Which police station will be responsible for OMEV? Does SAPS have
capacity? Are local neighbourhood watches expected to pick up the
slack?

Which public hospital will be able to accommodate these new

residents?
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In conclusion:

It is quite obvious why developers are so keen to get their hands on this site.

The spectacular views across the River towards the Mountains alone make it

highly desirable. There is no remaining place anywhere in the City with such

magnificent views, or sense of spaciousness and peacefulness.

How, given all the concerns raised above, will you protect the social, cultural,
historical, architectural heritage and unique beauty and character of OMEYV,

given such extraordinarily ambitious plans for densification?
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