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PART 1  SITE AND PROPOSAL PARTICULARS Case No:

Site address Oude Molen Precinct, Alexandra Road, Observatory Erven Portion of erf 26439-RE
Western Cape . . Contact
ORET Government prelEEn Clinely FesiSimiey cindy@cpheritage.co.za

Mixed use re-development of the site including inclusionary housing opportunities,

P EUmTED based on the retention and re-use of some existing heritage structures.

Previous HWC submission Has the work started? Yes [ No

Conservation body As determined by HWC/ PP engagement

OFFICIAL USE ONLY

NHR Act HPOZ | Detail: Declared PHS

2013 - 2018 Heritage National Provincial Metro Neighbourhood Street Potential NCW

database (as displayed I Il A 111:} Context nc 4

on CityMap viewer) O O e O O
O

Summary Statement of Significance:

The current CCT grading is 3A. The site represent multiple layers of significance. The hospital precinct
(government use) extends to the late 19th century. Valkenberg East was associated with Valkenberg West,
the one institution for black and coloured patients, the other for white patients. It includes Vaarschedrift
crossing.

As set out in the HIA, the site is of very high, multi-layered and complex, heritage significance, derived from
multiple uses, by diverse groups of people over a very long time. This includes: associational, cultural and social
significance to some First Nation groups who consider it part of the broader historic landscape between the
Black and Liesbeek River; historical, architectural and archaeological significance as it contains the site of an
early VOC mill; historical and archaeological significance as a place of banishment and imprisonment of the
Zulu king, King Cetshwayo; architectural, historical and social significance of the F-shaped wards and
associated psychiatric hospital buildings as a typical early 20thC example of segregated medical tfreatment
serving a particularly marginalised sector of society; historical significance related to the rise and fall of the
segregationist policies under the Apartheid government.

PART 3: CITY COMMENT ON PROPOSED DEVELOPMENT TO HWC This does notin any way consfitute

approval or refusal of an application

Documentation: Oude Molen Precinct Heritage Impact Assessment prepared
by Cindy Postlethwayt dated Sept 2024, associated documentation and Rev Dwg date
specialist studies

1. Intfroduction

The HIA and its associated studies is comprehensive and provides extensive background information, site
development informants and heritage indicators.

The heritage indicators are noted and supported. There are however some concerns with the spatial
proposal’s response to these indicators. E&HM is of the view that the concept design requires further
refinement in order to adequately protect the sense of place, character and high heritage significance
associated with the site.

2. The proposed development

The proposed Preferred Alternatfive 4 allows for mixed use development which includes 1364 housing
opportunities of which 34% are inclusionary units (Social and First Home Finance & Subsidy Assistance -
apartments and row houses); approximately 18 981m2 GLA offices ; 3 379m2 GLA retail and an Interpretive
Centre of approximately 788m2 GLA. These new footprints are positioned around retained heritage structures.




The proposal also provides for an indigenous food garden, event amphitheatre, viewing platform, swimming
pool and access to the Green Common and River linkages.

The site will be developed as part of a Package of Plans approach, whereby the approved Two Rivers LSDF is
the highest planning level, to be followed by this conceptual proposal as a Precinct Plan. Further details are
to be finalised at SDP level.

3. Heritage significance of site

E&HM is in agreement with the assessment of significance of the HIA. The indicators developed to protect this
significance are considered appropriate. Some aspects of the development proposal however requires
further consideration fo more meaningfully respond to the indicators. These recommendations are set out in
the next section.

4. Assessment of impact

a) Comment on proposal in relation to the identified heritage indicators

E&HM notes the HIA's generally positive assessment of the response to the indicators, but would like to add
the following which is still lacking in how it is represented spatially:

— As stated in the HIA, the most significant historical associations of the site are those of dispossession,
exclusion, imprisonment, marginalisation and loss.

— The intention to accommodate events and cultural practices related to First Nafion heritage is noted.
More spatial clarity is however required. The position of the cultural heritage and resource centre is not
clear (it is shown outside of study area on diagram and is not included on the conceptual map). It is
stated elsewhere in text that this aspect will be incorporated in the retained homestead; this is fo be
confirmed as part of the concept plan.

- The association of open space ‘moments’ along the river edge landscape and potential future
Resistance and Liberation Heritage Route initiatives is positive. However more open space should be
retained generally to recognise the site as a remnant component of the riverine and wetland system with
a ‘bucolic’ sense of place. The Socio-historical study notes that the incorporation of the sense of place
is a way of ‘preserving and integrating the remnants of built form and memory'.

— The site has a history of small scale urban agriculture over a long period of time. More provision should be
made for a continuance of this practice on site.

— The equestrian component of the precinct has been integral to the social cohesion of the site with the
surrounds. It acted as a therapeutic use and space of connection with youth from Maitland Garden
Village and has been a place of integration of many across the City, making it a unique equestrian centre
which is economically inclusive. There is no clarity on how this use will be retained or continued with the
existing tenants, which in this case provides significant employment to residents from Maitland Garden
Village. Similarly it is not clear what the arrangements are for continued use of space by established social
organisations. This must be clarified to understand the full social impact.

— The Two Rivers LSDF identified the open space immediately west of the site as an appropriate location for
passive recreation and equestrian activities. The concept should more clearly express how such uses can
also be included on the site itself. (The positioning of commercial use within the homestead precinct is
question as the land parcel could potentially contribute more strongly to such open space and
recreational activities as well as other cultural practices).

Retention, restoration, rehabilitation of tangible heritage resources

— It is clear that the redevelopment and layout design has taken the existing heritage structures info
account.

— The setting of the retained F-shaped wards could be improved by omitting the row of units immediately
to its west. These units will create a negative ‘back-of ‘house’ edge to the retained wards. Moreover, it
represents a measure of insensitive infiling which also greatly impacts on existing mature trees and the
sense of place currently associated with the central avenue. It is assumed that the intention is to create
an activity street of sorts, which is good in principle; in this context it is however more important to retain
existing greenery and a sense of openness as part of the distinctive historic central core arrangement.

— The proposed intensified development positioned along the Alexandra Road edge and towards the
south of the site (5-6 storeys) is appropriate.




- Impacts of other infill pockets must however be reduced, given the overall densities potentially achieved
on the site. This relates to the linear units mentioned above, but also the units edging onto the retained
superintendent’s house.

— Afurther concernis the potential 2-3 storey backdrop immediately adjacent to the homestead complex,
where mitigation is required. Some of the row house units to the east could possibly be omitted to provide
space for a ‘buffer’ of tfrees to be positioned south of the homestead.

— The potentialimpact of the proposed 5-6 storeys adjacent to the single storey context of Maitland Garden
Village requires mitigation.

— See diagram below left highlighting spatial concerns and impacts.
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Homestead Complex

— Other than the points raised above regarding the backdrop and setting to the homestead complex,
including the positioning if the 3-storey commercial building, E&HM is supportive of the proposal.

F-Wards and Dining Hall complex & Boiler

— The retention and anticipated adaptive re-use of these structures are positive.

— E&HM is not supportive of the ‘enclosure’ of the courtyards by the infill buildings to the west. It is also
expected that some measure of parking will be required for the F-Wards if converted to social housing
and that the courtyards will likely be the location for this. It is therefore important to allow for sufficient
additional greening and open space as an amenity to the potentially high residential density
environment.

Medical Officer’s House and Married Quarters

— Although retained, the medical officer/ superintendent’s house loses its setting as a result of infill buildings
to its east; there is a loss of mature trees as well as the visual connection to the homestead complex. This
is not supported.

Nurse’s House and H-Wards




— Both H-shaped units from c1957 together with the Nurse’s House are to be demolished. This is supported,
subject to the mitigation of impacts on the other retained heritage resources, as described above.

Landscape

— As described in the planning report, the site ‘with its abundance of trees and gently sloping topography
towards the river valley, is located within an astonishingly beautiful location...The future Oude Molen
development proposal needs to create social and cultural *amenities” from these unique pre-existing
realities’. It in this respect that the proposed design arguably needs the most design development.

— The VIA stated that this bucolic quality could be interpreted as a place-making informant and integrated
into the planning and design of the redevelopment proposal. This has not adequately been achieved.
Unfortunately it appears that most of the existing trees will be lost, which will be detrimental to this quality.

— Itis further stated that the visually compatibility with the character of the cultural landscape context and
maximisation of the visual absorption capacity of the site requires the retention of as many mature existing
frees as possible.

— According fto the landscape framework plan, blue dots on the concept appears to be existing trees with
heritage and cultural significance. Although some are retained as clusters in pocket open spaces, many
of these are positioned within proposed building footprints or roads and will therefore be removed despite
being shown on the plan.

— The final plan is not clear how many existing trees will be retained and if sufficient space has been
allocated for them. The importance of the frees as a screening element is highlighted repeatedly in the
documentation, which makes it important to be able to accurately assess which trees are retained.

— Many of the trees surveyed appear to be more significant than described in the survey, and it is likely that
many more of them could be kept, if not for the development footprint imposed on the landscape.

—  While mature exotic and indigenous trees should be retained where possible, new trees and shrubs should
be locally indigenous species where possible, and should attempt to enhance the ecology of the area,
being next to the Palotti wetlands where there are many bird species. Riverine species will be useful along
the western edge of the development.

— See attached annexure with E&HM environmental input.

Archaeological
— Indicators and response noted and supported.

Other

— 1. Although permeability and integration with Maitland Garden village is included as a principle, more
refinement is needed to ensure an appropriate scale of built form which steps down from 5-6 storeys
towards MGV.

— 2. Maintaining building frontages, access points and density and height relationships: other than the
points noted above, these aspects are acceptable at a principle level.

b) General assessment of the design proposal

In general the development intent is supported, subject to the resolution of some impacts on character and
retained buildings, as noted above. Concerns regarding the conceptual proposal is summarised below:

e The proposalis for an intensified development on the site. Although this intensity is correctly concentrated
towards the Alexandra Road edge, there is a concern with the extent of infill and the resultant loss of
frees and open space, particularly along the central avenue.

¢ The loss of some heritage structures (the nurses home and H —shaped wards) is accepted subject to the
mitigation of other impacts and the enhancement of the setting through increased retention of open
space.

¢ The edging of retained heritage structures with infill buildings, thereby diminishing the qualities of its setting
and associated greenery, is not supported.

e The proposal represents Insufficient recognition of existing mature trees, greenery and open space;




this also relates to the limited provision of food gardening opportunities and other sustainable eco-
initiatives, which is an approved LSDF principle for the redevelopment of the site.

e There is a lack of clarity around potential edge conditions and boundary treatments of infill buildings,
should these be retained.

e The height of new buildings and its proximity as a backdrop to the homestead complex to the south.

e The fransition of scale in relation to Maitland Garden Village.

o Clarity required on processes related to memorialisation/ interpretation opportunities.

e The character of the central avenue, which is now more constrained and subjected to an extensive loss
of trees. The visual setting to the retained wards are also negatively affected. (See image below, as
included in planning report, which shows a more sensitive infill response in relation to the core).

e There is a lack of clarity regarding the extent to which existing businesses and tenants will be able to
remain as part of the redeveloped site.

e Itis anficipated that the intention for social housing units, if concentrated in the retained wards, might
require some form of access control. Although this will be dealt with at SDP level, any form of enclosure
of parts of the site should be avoid and carefully considered.
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FIGURE 1: Oude Molen High Level
Precinct Plan

Conclusion

The HIA and accompanying studies comprehensively set out relevant heritage information and indicators.

Some aspects of the proposal requires further consideration in order to protect the site’s sense of place and
high heritage significance, as set out above. E&HM is therefore not supportive of the proposal in its current
form and recommends that further mitigation options be incorporated. These are discussed above and could
be considered as conditions for the possible support of a revised concept design.

In terms of the social impact of the development, clarity is sfill sort on the future of the existing tenants who
have built community and social cohesion on the site and with its surrounds,extending to the whole City.
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