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Preface 

Visual, scenic, and aesthetic components of the environment are valuable resources which contribute to the 

cultural landscape heritage of an environment. Visual Impact Assessment (VIA) is integral to the management 

of visual heritage, towards ensuring that the integrity and quality of the visual environment is conserved. The 

process of assessment begins with an analysis of the spatial context and landscape character of the subject 

site, towards establishing visual indicators for planning and design response, and as the basis of the evaluation 

of the suitability of the proposed development or landscape modification (designed adaption). 

 

Cultural Landscape Analysis is therefore integral to the management of visual resources, and may form part of 

Strategic Environmental Assessment, and / or Heritage Inventory Mapping and Resource Management; 

towards ensuring that the integrity and quality of the visual environment is conserved, and that development 

proposals or landscape modifications can be accommodated in suitable ways. Cultural Landscape analysis 

suggests a methodology for identifying, describing, classifying, and mapping what is distinctive about 

landscapes, their variety, and helps to determine what makes one landscape different from another. Cultural 

Landscape Analysis provides baseline information which can be articulated as a visual impact statement (with 

visual indicators for planning and design response); to be used to guide landscape change by informing 

decisions on proposed land-use management plans, rezoning applications, and development proposals.  

 

As all development proposals have the potential to change the visual character of the environment within 

ǿƘƛŎƘ ǘƘŜȅ ŀǊŜ ƭƻŎŀǘŜŘΣ ŀƴŘ ǘƻ ŀŦŦŜŎǘ ǇŜƻǇƭŜΩǎ ǇŜǊŎŜǇǘƛƻƴǎ ƻŦ ǎǳŎƘ ǇƭŀŎŜǎΣ ǎƛƎƴƛŦƛŎŀƴǘ Ǿƛǎǳŀƭ ƛƳǇŀŎǘ Ƴŀȅ ōŜ 

expected. Visual Impact Assessment (VIA) may form part of the Basic Assessment, Scoping, and Impact 

assessment phases of the Environmental Assessment process; or integrated within Heritage Impact 

Assessment (HIA) and town planning processes. Visual Impact Assessments endeavour to determine the 

correct category of expected impact, to illustrate the expected visual impact associated with the proposed 

development; and to formulate measures or interventions to mitigate any detrimental impacts of the proposal 

to the extent that the development will meet acceptable visual criteria. Visual Impact Assessment therefore 

serves to inform planning and design decision-making proactively. 

 

 

©Copyright: David Gibbs Landscape Architect | Environmental Planner + Heritage Practitioner 

 

The information contained in this report is the sole intellectual property of the authors and may be used 

only for the purposes for which it was commissioned by the client. All intellectual property rights and 

copyright associated with this work are reserved. No part of this work may be modified nor incorporated 

into subsequent reports in any form, nor by any means, without correct reference to this work as source, 

and any recommendations, statements or conclusions drawn from this work must be accurate. 

 

 

DISCLAIMER:  

During the assessment of the study area, every effort has been made to ensure accuracy, using the source 

material available at the time of the assessment in good faith. Should any design changes be made after the 

completion of the assessment, the author of this document cannot be held liable for discrepancies that may 

occur as a result thereof. 

 

Prepared by David Gibbs Landscape Architect | Environmental Planner + Heritage Practitioner (as visual specialist) 

Prepared for Cindy Postlethwayt (Heritage Practitioner) 
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Summary  

ώΨOude Molen PrecinctΩ Proposed Redevelopment - Visual Impact Assessment] 

 

Site Name and Location 
 Site   Oude Molen Precinct 

Address   Alexandra Road, Observatory / Maitland Garden Village 

Situate   City of Cape Town Metropolitan Municipality, Table Bay District 

SG Region  Cape 

Province   Western Cape 

Erf number(s)  Remainder Erf 26439 

GPS co-ordinates  Latitude: 33°56'25.46"S | Longitude: 18°29'19.28"E 

(Logical centre point, format based on WGS84) 

 

Synopsis 
This document is an updated Visual Impact Assessment (VIA) report for the proposed redevelopment 

of the Oude Molen Precinct in Cape Town, Western Cape, which considers the updated proposals for 

development which have been amended in response to the public participation process. The updated 

final preferred alternative has been labelled Ψ4.Ω 

 

In essence, as described by SVA, the changes to the development are as follows: 

1. The scale of the buildings at the interface with Maitland Garden Village has been detailed more; 
the buildings have been pulled back, and down by 8.5m; and a double row of trees has been 
proposed to be planted along the road 

2. {ƻƳŜ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ ǊŜǎƛŘŜƴǘƛŀƭ ōǳƛƭŘƛƴƎǎ ŀǊƻǳƴŘ ǘƘŜ ȅŜƭƭƻǿκaŀƴŀƎŜǊΩǎ ŎƻǘǘŀƎŜ ƛƴ ǇǊƻȄƛƳƛǘȅ ǘƻ 
the homestead have been taken out to increase the curtilage and allow more open space on the 
eastern side 

3. Some of the residential blocks on the south side of the homestead have been removed to allow 
for a more extensive open space curtilage and possibly additional productive space. 

4. The number of residential units in the F wards has been reduced and a school has been included. 
5. The landscape plan has been amended to respond to the design changes and the landscape 

principles have been amended in terms of how the trees were evaluated. 
6. The urban designers have also clarified what is assumed to be used for community/interpretive 

purposes 
 

No changes have been made to the residential proposals for the western edge of the F Ward 
courtyards. The urban designers consider the courtyards to be the back spaces to the F Wards. The 
front yards will be clearly reinstated, and the back-to-back condition with the proposed units 
separated by a pedestrian space. The existing and new buildings are similar in scale. 

 

This report includes an analysis of the site's cultural landscape, the potential visual impacts of the 

development, and recommendations for mitigating these impacts.  

 

A brief outline of the report follows: 
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Introduction and Background:  
The report begins with an introduction to the importance of Visual Impact Assessment (VIA) for 

managing visual heritage and ensuring the integrity of the visual environment. 

 

Site Description:  
The Oude Molen Precinct is within the City of Cape Town Metropolitan Municipality, with geographic 

coordinates and details about the site's current state and ownership. 

 

Key Findings and Recommendations:  
The site retains a bucolic quality despite some degradation, and historic structures with mature 

vegetation contribute to its sense of place. The proposed development should consider these visual 

indicators for design response. 

 

Proposed Development:  
The development proposal includes mixed-use intensification with residential, office, retail, and 

community spaces. Various planning and design alternatives were explored, leading to the updated 

preferred alternative. 

 

Visual Impact Analysis:  
The report assesses the potential visual impacts during both the construction and operational phases, 

highlighting concerns such as changes in site character and potential overwhelming of historic 

buildings. 

 

Mitigation Measures:  
Recommendations include retaining mature trees, careful planning of development to respond 

positively to visual and heritage considerations and implementing landscape measures to ensure 

visual cohesion. 

 

Public Participation and Feedback:  
The report includes feedback from the public participation process, leading to updates in the 

preferred alternative to address concerns raised by stakeholders. 

 

Conclusion and Recommendations:  
The VIA concludes that with the implementation of the recommended mitigation measures, the 

proposed development will have minimal detrimental effects on visual resources and is 

recommended for approval 

 

 

 



O u d e  M o l e n V I A  R e p o r t  |  B a c k g r o u n d  P a g e | 9 

D a v i d  G i b b s L a n d s c a p e  A r c h i t e c t  |  E n v i r o n m e n t a l  P l a n n e r  +  H e r i t a g e  P r a c t i t i o n e r 

1. Introduction  

1.1 Background 

Within the City of Cape Town Table Bay District Plan, the Remainder of Erf 26439 has been identified 

ŀǎ ŀ ǇƻǘŜƴǘƛŀƭ ΨƳƛȄŜŘ-ǳǎŜ ƛƴǘŜƴǎƛŦƛŎŀǘƛƻƴΩ ǊŜ-development node.  

 

The overarching Erf 26439-RE measures 44.03ha in extent and comprises of two distinct portions on 

either side of the Black River corridor and Black River Parkway. These portions are connected by a 

narrow strip across the river which coincides with an existing road.  

 

The western portion of the erf comprises Valkenberg Psychiatric Hospital, which portion is excluded 

from consideration within the VIA. The eastern portion comprises the Oude Molen precinct, proposed 

re-development of which forms the subject of this visual impact assessment. The site is bounded to 

the west by the Black River, to the south by the Vincent Pallotti Hospital, to the east by Alexandra 

Road (identified as a mobility corridor), and to the north by Maitland Garden Village.  

 

Currently the site is owned and managed by the Western Cape Government (WCG) and is leased to a 

range of tenants for business, residential, community facility, gardening, and recreational purposes. 

The public has access to the site for these various uses. 

 

 

 
Figure 1: The subject site (bright red) ς eastern portion of Erf 26439-RE (pale red), Source: GEP 
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Figure 2: The current condition of the subject site in 2022: Source: GEP 
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1.1.1 Terms of Reference 

The client appointed David Gibbs PrLArch as consultant Visual Specialist to conduct visual impact 

assessment of the proposed mixed-use intensification and re-development of the Oude Molen 

Precinct, a site which has visual / aesthetic significance, as part of the environmental, heritage 

authorization and permitting processes associated with the proposal. 

 

David Gibbs (SACLAP-registered Professional Landscape Architect | Environmental Planner and APHP-

endorsed Professional Heritage Practitioner) meets with the requirements for specialists as set out 

within Regulation 13 of the EIA Regulations 2014, and works in accordance with established cultural 

landscape heritage and visual assessment criteria, definitions and terminologies as set out in the 

following reference documents:  

 

Oberholzer, B: Guideline for involving Visual & Aesthetic Specialists in EIA processes: Edition 1.  

CSIR Report No. ENV-S-C 2005 053 F, Republic of South Africa, Provincial Government Western Cape, 

Department of Environmental Affairs & Development Planning, Cape Town, 2005. and: 

 

Bauman, N. & Winter, S: Guideline for involving Heritage Specialists in EIA Processes: Edition 1.  

CSIR Report No. ENS-S-C 2005 053 F, Republic of South Africa, Provincial Government Western Cape, 

Department of Environmental Affairs & Development Planning, Cape Town, 2005. 

 

The author confirms his compliance with the general requirements for specialists as set out in 

Regulation 13 of the EIA Regulations 2014 and that the assessment of the development proposal has 

been conducted as per the criteria, definitions and terminology set out within the CSIR Guideline for 

involving Visual & Aesthetic Specialists in EIA processes. This report also complies with the relevant 

aspects of Appendix 6 of the EIA Regulations 2014 (as amended). 

 

 

1.1.2 Independence of Visual Specialist 

The author of this report document has no vested interest in the outcome of the approvals process 

associated with the development proposal assessed in this document; nor does he stand to gain 

financially from the design, construction, or future management thereof; and therefore, maintains 

complete independence and impartiality. 
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1.2 Timing of Visual Specialist Input 

This Visual Impact Assessment forms part of the heritage and environmental authorizations processes 

associated with the proposed development, and endeavours to determine the character and visual 

absorption capacity of the cultural landscape which contextualizes the site, the visibility of the 

infrastructural components of the proposal, the potential visual impact on visual resources, and the 

nature, extent, duration, intensity, probability and significance of these impacts; and to advise with 

respect to measures for the mitigation of negative impacts and the enhancement of potential 

benefits.  

 

Whereas an initial round of scoping was undertaken in 2022, the project was subsequently reframed 

in 2024, resulting in the Preferred Alternative (4A) and the 2024 VIA report was submitted for review 

within this context.  

 

Following the Public Participation Process (PPP), which included convening an open house exhibition 

(which developed into a public meeting facilitated by Nigel Burles and Associates); written 

submissions from Interested and Affected parties collated and addressed by the design and 

assessment teams; the preferred alternative has been further refined in response to the I&AP 

comments and Specialist Reports.  

 

This Updated Visual Impact Assessment (Final Report 2025) considers the updated Preferred 

Alternative (4B) and includes additional visuals of the updated proposal. 

 

 

1.2.1 Type of Visual Impact Assessment 

The project site lies within the urban edge of the City of Cape Town Metropolitan Municipality and 

involves the urban intensification of a site considered to be a good quality cultural landscape of high 

significance, aspects of both ¢ȅǇŜ Ψ!Ω (extensive, ΨǊǳǊŀƭΩ sites) and ¢ȅǇŜ Ψ.Ω (local, ΨurbanΩ contexts) 

Visual Impact Assessment would apply. 

 

 

1.2.2 Scope of Visual Impact Assessment 

The site has a bucolic character and is a cultural landscape of high visual significance and aesthetic 

value, given the intactness, integrity, and legibility of the expansive open space ΨǇŀǊƪƭŀƴŘΩ ŀǎ Ǿƛǎǳŀƭ 

foreground to the riverine corridor context, and as a remnant homestead and relict institutional 

landscape, with important components and of distinctive character, valued for tangible as well as 

intangible attributes. As it is potentially susceptible to changes of the types proposed; this assessment 

will consider the potential impact of the proposal from a cultural landscape perspective, with respect 

to the landscape character analysis of the site within its local and broader contexts.  

 

The degree of visual impact anticipated is a function of the development [type and intensity] and the 

environment [type and significance]. In this case, category 4 development (i.e., medium density 

residential development, roadways, and medium scale infrastructure as per the CSIR definitions) of 

medium intensity (generally 1 to 5-storey structures, including cluster development; usually with 

more than 25% of the area retained as green open space is proposed within a cultural landscape 

environment of high significance.   
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As high visual impact may be expected to result in noticeable change, clearly visible within the view 

frame and visual experience of the visual receptors, Level 4 Visual impact assessment is required.  

 

(Note: whereas visual impacts may be positive, negative, or neutral, the assessment will determine 

the degree to which these impacts have an appropriate fit within the context).  

 

 

Consistent with NEMA requirements for visual impact assessment; the visual specialist must assess 

the potential visual impacts of the planning, design & construction phase, and the operational phase 

ŦƻǊ ŜŀŎƘ ǾƛŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘ ŀƭǘŜǊƴŀǘƛǾŜ όƻǊ ǎŎŜƴŀǊƛƻύ ƻŦ ǘƘŜ ǇǊƻǇƻǎŀƭΣ ƛƴŎƭǳŘƛƴƎ ǘƘŜ Ψƴƻ-ƎƻΩ όƻǊ ƴƻ 

development) option.  

 

This has also been requested by Heritage Western Cape (HWC ς the provincial heritage authority) for 

inclusion within Heritage Impact Assessment (HIA), which will then be absorbed into the Basic 

Assessment Report (BAR) as part of the environmental authorization process. 
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During the planning, design, and construction phase of a project, the plans and designs developed in 

earlier stages are brought to life.  

 

This phase involves physical construction of the project, whether it's a building, infrastructure, or any 

other type of project.  

 

Key activities during the construction phase include: 

 

1. Mobilization / site establishment: Setting up the construction site, including temporary 

facilities, equipment, and resources required for construction. 

2. Site Preparation: Clearing the site, excavating if necessary, and preparing the ground for 

construction. 

3. Foundation Construction: Building the foundation or base structure that supports the 

project. This may involve pouring concrete, laying footings, or installing pilings. 

4. Structural Work: Erecting the main structure of the project, whether it's a building, bridge, or 

other infrastructure. This includes framing, roofing, and other structural components. 

5. Installation of Utilities: Installing essential utilities such as plumbing, electrical wiring, 

heating, ventilation, and air conditioning systems. 

6. Interior Finishes: Adding finishing touches to the interior, including walls, flooring, ceilings, 

and other aesthetic elements. 

7. Exterior Finishes: Applying finishing touches to the exterior, such as siding, roofing, painting, 

and landscaping. 

8. Quality Assurance and Inspections: Conducting inspections and quality assurance checks to 

ensure that construction meets the specified standards and regulations. 

9. Coordination and Communication: Managing the logistics of the construction process, 

coordinating different teams, and communicating progress to stakeholders. 

10. Health and Safety Measures: Implementing safety protocols and measures to ensure the 

well-being of workers and compliance with safety regulations. 

11. Project Documentation: Keeping accurate records of the construction process, including 

changes, issues, and solutions. 

12. Project Monitoring and Control: Regularly monitoring progress, costs, and timelines to 

ensure that the construction stays on track and within budget. 

 

These activities impact upon the construction site and produce noticeable changes to the status quo.  

 

Construction phase impacts associated with building activity tend to have short-term endurance, 

lasting while the construction activity continues. 

 

 

  



O u d e  M o l e n V I A  R e p o r t  |  B a c k g r o u n d  P a g e | 15 

 

D a v i d  G i b b s L a n d s c a p e  A r c h i t e c t  |  E n v i r o n m e n t a l  P l a n n e r  +  H e r i t a g e  P r a c t i t i o n e r 

 

 

 
The operational phase of a building project begins once construction is complete, and the facility is 

ready for its intended use.  

 

During this phase, the focus shifts from construction activities to the functional use and maintenance 

of the building.  

 

Key activities during the operational phase include: 

 

1. Occupancy: The building is officially opened and becomes operational for its intended 

purpose. Users, whether they are residents, employees, or visitors, start utilizing the facility. 

2. Facility Management: Ongoing management of the building, including day-to-day operations, 

maintenance, and support services. This involves tasks such as cleaning, security, and utilities 

management. 

3. Regular Maintenance: Conducting routine maintenance to ensure that the building and its 

systems are in good working condition. This includes addressing wear and tear, fixing minor 

issues, and performing preventive maintenance. 

4. Upgrades and Renovations: Implementing any necessary upgrades or renovations to keep 

the building in line with evolving standards, technologies, or user needs. 

5. Utilities Management: Monitoring and managing utilities consumption, such as electricity, 

water, and heating, to optimize efficiency and reduce operational costs. 

6. User Support: Providing support services to users, addressing any concerns or issues that 

may arise during the normal use of the facility. 

7. Health and Safety Compliance: Ensuring ongoing compliance with health and safety 

regulations, conducting regular inspections, and making any necessary adjustments to 

maintain a safe environment. 

8. Technology Integration: Managing and updating technological systems within the building, 

such as security systems, communication networks, and smart building features. 

9. Waste Management: Implementing effective waste management practices to handle the 

disposal of waste generated within the building. 

10. Lifecycle Planning: Developing long-term plans for the building's lifecycle, including 

considerations for potential renovations, expansions, or eventual decommissioning. 

 

The operational phase is characterized by a focus on sustainability, efficiency, and user satisfaction. 

Effective facility management is crucial to ensure that the building continues to meet its intended 

purpose and remains a functional and safe environment for its users. 

 

Operational phase impacts tend to have long-term to permanent endurance, because of completed 

construction work which has transformed the site into a new condition.  

 

¢ƘŜǎŜ ƛƳǇŀŎǘǎ ǘŜƴŘ ǘƻ ƭŀǎǘ ǳƴǘƛƭ ǘƘŜ ƭŀƴŘǎŎŀǇŜ ƳŀǘǳǊŜǎΣ ŀƴŘ ǘƘŜ ƴŜǿ ǎǘŀǘǳǎ ƛǎ ΨƴƻǊƳŀƭƛȊŜŘΩΦ 

 

 

 



O u d e  M o l e n V I A  R e p o r t  |  N a t u r e ,  T y p e ,  &  I n t e n s i t y  P a g e | 16 

D a v i d  G i b b s L a n d s c a p e  A r c h i t e c t  |  E n v i r o n m e n t a l  P l a n n e r  +  H e r i t a g e  P r a c t i t i o n e r 

 

 

1.3 Nature of Proposed Development 

The side has been identified as a node suitable for proposed mixed-use intensification of the 

remainder of Erf 26439. The vision it to create ά! ǎŀŦŜΣ ǿŀƭƪŀōƭŜ ŀƴŘ ǎǳǎǘŀƛƴŀōƭŜ ŜŎƻ-neighbourhood, 

with compact mixed-use developments, integrating education, affordable housing, public facilities 

ŀƴŘ ƻǇŜƴ ǎǇŀŎŜǎΣ ǿƘƛƭŜ ǇǊƻǾƛŘƛƴƎ ŜǉǳƛǘŀōƭŜ ŀŎŎŜǎǎ ǘƻ ŎǳƭǘǳǊŀƭ ƘŜǊƛǘŀƎŜ ŀƴŘ ƴŀǘǳǊŀƭ ǊŜǎŜǊǾŜǎΦέ 

 

The redevelopment of the site could be considered as urban intensification or in-fill development, 

with medium-scale bult-form and infrastructure inserted into aƴ ŀƭǊŜŀŘȅ ΨŘŜǾŜƭƻǇŜŘΩ ǎƛǘŜΣ 

(predominantly a relict institutional landscape, of repurposed buildings with small-scale urban farming 

and community gardening), effecting a change in built form and open-space patterns.  

 

The proposed re-development may encourage the more viable utilization of the site to the benefit of 

the larger community, i.e., additional land uses will complement the limited uses currently on site. 

Whereas this is consistent with the adopted plan or vision for the area, it is likely to cause noticeable 

change to the fabric and character of the area, as well as noticeable change to the townscape and 

streetscape.  

 

The insertion of new buildings and infrastructure could be considered as possible visual intrusions 

within the landscape, contributing to the obstruction of views of others within the area.  

 

The typology of development may set new precedent for further development within the area (in 

terms of urban intensification) and will add to existing development within the area as infill.  

 

However, the development has the potential to set the tone and to become a positive informant for 

other developments within acceptable parameters. 

 

 

1.3.1 Type of Proposed Development 

The proposed urban intensification node is anticipated to be a Category 4 Development, i.e., medium 

density mixed-use / residential development, with associated roadways and medium-scale 

infrastructure, including recreational / community and/or sports facilities and small-scale commercial 

facilities and/or light industry. 

 

 

1.3.2 Intensity of Proposed Development 

Initially the proposed re-development was anticipated to be of medium intensity, medium density 

i.e., generally 1 to 5-storey structures, including cluster development; usually with more than 25% of 

the area retained as managed green open space, noting that scenario 2 promoted 50% of the area 

retained as open space.  
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1.4 Nature of Receiving Environment  

The site includes heritage resources in the process of being graded and proposed heritage protection 

overlays, and has scenic qualities, as it overlooks the Black River wetlands ǿƛǘƘ ǾƛŜǿǎ ǘƻǿŀǊŘǎ 5ŜǾƛƭΩǎ 

Peak. Although these are no longer pristine ecosystems, there are certain wilderness qualities to 

these elements.  

 

Whereas the site has some remnant bucolic and former institutional qualities, it has certain 

coherence of character as an eco-village, which combines bucolic and townscape qualities, (though it 

lacks spatial cohesion or a legible spatial sequence).  

 

The precinct certainly has a recognized special bucolic character or sense of place, though it lies within 

the urban edge. It is also a site of cultural or religious significance, particularly to persons who identity 

with First Nations communities and to persons with ties to the history of the AmaZulu, regarding the 

incarceration of King Cetshwayo.  

 

It is part of a river system which has important recreational value, as it encompasses important vistas 

and scenic corridors along the riparian system. Whereas it does not occupy visually prominent 

ridgelines or skylines, being somewhat low-lying (between 8 and 20 m above MSL), it is well-located 

and highly visible from surrounding areas. 

 

 

The locality diagrams indicate the subject site within of the urban environment of the Table Bay 

District of the City of Cape Town metropolitan municipality, well-within the urban edge of the city, 

though at the edge of a large metropolitan river/wetland and open space system, which gives the site 

a bucolic character.  

 

This also results from the agricultural history as site the of the Oude Molen (Old Mill ς long since 

demolished) and homestead (neglected, and virtually derelict)Σ ŀǎ ǿŜƭƭ ŀǎ ŎǳǊǊŜƴǘ ΨŀƎǊƛŎǳƭǘǳǊŀƭΩ ǳǎŜǎΣ 

such as the stabling of horses and other livestock, market gardening/urban agriculture, grazing land 

with pastoral qualities. 

 

The site is located within a proposed Heritage Protection overlay zone (HPOZ), which means that the 

area has certain qualities visual, aesthetic, and spatial which are valued and are worth conserving.  

 

These qualities should inform the kind of development which would have an appropriate fit within the 

broader context. Due to its tangible and intangible heritage resources, including significance to First 

Nations people and to persons with ties to the history of the AmaZulu, regarding the incarceration of 

King Cetshwayo, the City of Cape Town has proposed the site to have Grade IIIA heritage significance, 

however, the consultant heritage practitioner has proposed the site to have and an overall Grade II 

heritage significance, with individual resources differentially graded. 
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1.4.1 Type of Receiving Environment  

The site itself is a cultural landscape (i.e., an area or route of high scenic, cultural, or historical 

significance, including scenic routes) within a receiving environment identified as a proposed heritage 

protection overlay zone, i.e., an urban cultural landscape at the local context scale. Due to its 

geographic locality and central location, the site is embedded within the urban domain. With strong 

visual connections to the Cape Peninsula mountains and the Liesbeeck and Black River corridors, the 

site is part of an ancient ethnographic landscape.  

 

Whereas the site itself lacks a coherent spatial structure, it has an agricultural and institutional 

history, and the presence of current urban farming and community gardening practices perpetuate 

the bucolic character of the area with a certain rustic informality. 

 

 

1.4.2 Significance of Receiving Environment  

The site includes remnant aspects of an evolving, vernacular cultural landscape of reasonably good 

quality; contiguous with an environment of high scenic, cultural, and historical significance; having 

some components of a distinctive character, but somewhat lacking coherent composition. The site is 

susceptible to changes of the type proposed, in that development will cause noticeable visual impacts 

and changes to the status quo.  

 

 

1.4.3 Locality Diagrams 

Indicating the location and extent of the subject site within its broader context, the locality diagrams 

that follow indicate the elements of orientation across the scales. 

 

The regional setting locates the site within its geographic context, along the eastern bank of the Black 

River, with strong visual connections towards the Mountains of the Cape Peninsula.  

 

This is an ancient and expansive landscape, anchored by the peninsula mountains, but sky-dominated 

and exposed to strong south easterly winds. 

 

At the local scale, aƻǿōǊŀȅ wƛŘƎŜ ŜȄǘŜƴŘǎ ŜŀǎǘǿŀǊŘǎ ŦǊƻƳ 5ŜǾƛƭΩǎ tŜŀƪ ŀƴŘ ŎǊŜŀǘŜǎ ŀ ΨǇƛǾƻǘΩ Ǉƻƛƴǘ 

around which the riverine landscape wraps. The Royal Observatory, Valkenburg Homestead and 

Valkenburg Hospital buildings provide local landmarks. Maitland Garden Village and Pinelands reflect 

ǘƘŜ DŀǊŘŜƴ /ƛǘƛŜǎ ΨǎǳōΩ-urban development typology of the early 20th century. 

 

At the Site scale, the Oude Molen Homestead complex is the primary landmark building, with some of 

the former ward buildings together with their courtyard spaces providing some spatial definition. 

There is a lack of meaningful connection to the adjacent edges, however, giving the site an 

introverted and isolated, even exclusive appearance, despite the public access. 

  



O u d e  M o l e n V I A  R e p o r t  |  N a t u r e ,  T y p e  &  S i g n i f i c a n c e P a g e  |  1 9 

 

D a v i d  G i b b s L a n d s c a p e  A r c h i t e c t  |  E n v i r o n m e n t a l  P l a n n e r  +  H e r i t a g e  P r a c t i t i o n e r 

 

 

 
 

 

 
Figure 3: Regional setting: subject site (red) with views of geographic landmarks. Source: GEP 

 

 

 
Figure 4: Local context: subject site (outlined red) Source: GEP  
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Figure 5: Site context: subject site (outlined red) Source: GEP 

 

 

 
Figure 6: Devils Peak and Mowbray ridge as visually dominant landform. 
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1.5 Approach 

The visual specialist has approached this study from a Cultural Landscape perspective, noting that the 

site includes both natural and cultural (anthropogenic) features. This approach offers holistic vision 

for understanding and interpreting whole environments, considering human settlement needs within 

ecological carrying capacities. This concept endeavours to balance these dynamic systems through 

responsive conservation, development, and management, to augment each unique identity and 

spatial quality of these places and to ensure that interventions are located firmly within their 

contexts. 

 

Cultural Landscapes provide a sense of place and identity, map human relationships with land over 

time. They are sites associated with significant events, activities, persons, or groups of people; they 

range in size from extensive tracts of bucolic land to historic homesteads and individual settlements. 

They can be grand estates, botanical gardens, parks, university campuses, cemeteries, agri-industrial 

sites, or scenic drives; they are works of art, narratives of cultures, and expressions of regional 

identity, constituting visual amenity heritage resources. 

 

Recognizing and acknowledging the dynamic quality of cultural landscapes in that places do change 

over time (some features endure, certain patterns resonate; others fade, many vanish); and that 

development is at times necessary (and even desirable) for the continued vitality of place; it is 

important to identify, protect, enhance, and integrate visual qualities which contribute significant 

value to the character of landscape and lend meaning to the interpretation of place.  

 

These can become visual indicators for appropriate design response. Ideally, from a cultural landscape 

perspective, visual impact assessment is approached pro-actively ς to provide a mechanism for 

guiding the evolution of development proposals within appropriate visual parameters.  

 

This may be achieved by identifying visual resources upfront and, through strategic engagement, by 

integrating visual considerations into the planning and design phases of projects ς and by measuring 

design proposals against established visual indicators and criteria. To achieve this, the visual specialist 

has visited the site and investigated the surrounding areas to understand the site within its context, 

critical viewpoints, and view corridors.  

 

 

With respect to the Appendix 6 EIA Regulations requirement, the duration, date, and season of the 

site inspection was approximately two hours, on Monday the 4th of July 2022 during a sunny day 

within the winter season, and again on the 1st November 2023 which, a sunny day in late spring, 

which have relevance to the outcome of the assessment as representative of the character and 

quality of the site during a time in which it is likely to be perceived by the public.  

 

The visual specialist has also provided input into the basic assessment and preliminary planning 

discussions to advocate for visual issues, and these where applicable; these have been incorporated. 

The visual specialist also met with the members of the project team to identify critical viewpoints 

from a combined visual, heritage and urban design perspective. 
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1.6 Methodology 

Determined by the Type and Intensity of the Category of Development measured against the Type, 

and Significance of the Receiving Environment into which it is placed, the degree of visual impact 

expected indicates level of visual impact assessment required.  

 

The introduction of new development associated with urban intensification is likely to be visible 

clearly within the view frame and visual experience of the receptors, given its proximity to public 

roads and residential neighbourhoods, and the relative visibility of the site.  

 

Associated with the development proposal, construction, and operational activities, High Visual 

Impact may be expected.  

 

This requires a Level 4 Visual Impact Assessment, which typically involves the following:  

¶ Site visit and recoding of visual indicators 

¶ Identification of issues raised in scoping phase 

¶ Description of the receiving environment and the proposed project 

¶ Establishment of view catchment area, view corridors, viewpoints, and receptors 

¶ Indication of potential visual impacts using established criteria,  

including potential lighting impacts at night  

¶ Description of alternatives, mitigation measures and monitoring programmes (if applicable) 

¶ Complete 3D modelling and simulations, with and without mitigation 

¶ Review by independent, experienced visual specialist (if required) 

 

 

The actual significance of the expected visual impacts must be ascertained holistically, considering the 

proposal in context, and interpreting the visual suitability of the potential changes. 

 

In addition to the proposed conceptual development scenarios produced by the urban designers, and 

descriptions of the project components, the urban designers have provided a digital model of the 

potential massing of the proposed development.  

 

This information has been interpreted within the context of landform information provided by Google 

Earth Professional, using shapefile modelling integral to software ŀƴŘ ǇǊƻŎŜǎǎŜŘ ƻƴ ǘƘŜ ŀǳǘƘƻǊΩǎ 

desktop and laptop computers.  

 

The impact of the proposed infrastructure will be considered from strategic viewpoints at various 

distances from the site, using a series of photographs recorded by the author using a hand-held digital 

camera, towards the articulation of a professional opinion with recommendations for decisionς

making.  
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1.7 Assumptions  

Assumptions underpinning the visual impact assessment process are as follows: 

 

¶ Awareness that 'visual' implies the full range of visual, aesthetic, spatial, cultural, and 

spiritual aspects of the environment, which together contribute to the local character and 

ΨǎŜƴǎŜ ƻŦ ǇƭŀŎŜΩ ƻŦ ǘƘŜ ŀǊŜŀΣ ŀƴŘ ǘƘŀǘ ΨǾƛǎǳŀƭΩ ŎƻƴǎƛŘŜǊŀǘƛƻƴǎ ŀǊŜ ǇŀǊǘ ƻŦ ǘƘŜ ŎǳƭǘǳǊŀƭ ƭŀƴŘǎŎŀǇŜ.  

 

¶ ¦ƴŘŜǊǎǘŀƴŘƛƴƎ ǘƘŀǘ ΨƛƳǇŀŎǘΩ ƳŜŀƴǎ ŀ ΨƴƻǘƛŎŜŀōƭŜ ŎƘŀƴƎŜΩ ǘƻ ǘƘŜ ǎǘŀǘǳǎ ǉǳƻ ǿƘŜƴ ǇŜǊŎŜƛǾŜŘ 

under normal conditions; and that change is not necessarily negative, but may contain 

positive, neutral, and/or negative aspects in varying degrees. 

 

¶ Identification of all significant visual heritage resources, including protected areas, scenic 

drives, sites of special interest and tourist destinations, together with their relative 

importance within the broader context of the region. 

 

¶ Acknowledging the dynamic nature of landscape processes; including geological, biological, 

horticultural, and human settlement patterns, which contribute to landscape character, 

visual heritage attributes and scenic amenity value. 

 

¶ ¢ƘŜ ƴŜŜŘ ǘƻ ƛƴŎƭǳŘŜ ǉǳŀƴǘƛǘŀǘƛǾŜ ŎǊƛǘŜǊƛŀΣ ǎǳŎƘ ŀǎ ϥǾƛǎƛōƛƭƛǘȅΩΤ ŀƴŘ ǉǳŀƭƛǘŀǘƛǾŜ ŎǊƛǘŜǊƛŀΣ ǎǳŎƘ ŀǎ 

ΨŀŜǎǘƘŜǘƛŎ ǾŀƭǳŜΩ ƻǊ ΨǎŜƴǎŜ ƻŦ ǇƭŀŎŜΩ ǘƻ ŀŎƘƛŜǾŜ ŀ ōŀƭŀƴŎŜŘ ǇŜǊŎŜǇǘƛƻƴ ƻŦ Ǿƛǎǳŀƭ ƛƳǇŀŎǘ (i.e., 

the rational and the intuitive; the measurable and the immeasurable) 

 

¶ The need to include visual input as an integral part of the project planning and design 

process, so that the visual findings and recommended measures for mitigation can influence 

final designs pro-actively 

 

¶ The need to determine the heritage value and significance of visual and aesthetic resources 

responsibly through a rigorous process, of which public engagement forms an essential 

component 
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1.8 Limitations  

Limitations of the visual impact assessment process are as follows: 

 

¶ The significance of cultural resources is dynamic and multifaceted, and the perception of 

visual impact may be interpreted subjectively, particularly as interest groups and societal 

values change over time. Thus, it is not always possible to provide a definitive visual 

statement of significance.  

 

¶ Timing and Availability of Information: This report is based on information available at the 

time of writing and may be subject to review and revision, should additional or more detailed 

information become available at a later stage. 

 

¶ Accuracy of Material: This report assumes that all material supplied by others (including 

specialist assessments, historical, planning and land-use background research) is an accurate 

and true reflection of the issues governing the property and its proposed development. 

 

¶ The geographic aspects of this report rely on a combination of topo-cadastral maps at scales 

1:500 000, 1:250 000 and 1:50 000, together with Google-Earth LIDAR data and GIS 

information at various scales as recent and as contemporary as possible. However, newer 

buildings and buildings still under construction may not be reflected. 

 

¶ Detailed LiDAR information of the site context is not always available digitally; therefore, the 

visual simulations rely on landform as an indication of visibility. At grade, the screening effect 

of existing trees and buildings may reduce visibility significantly.  

 

¶ With respect to the quality and age of the base data used, Google Earth Pro high-resolution 

2021 and 2023 aerial photography has served as reliable and accurate source data for three-

dimensional mapping: in addition to the ESRI base plan information provided by the 

Department of Agriculture Enterprise, through the gis.elsenburg.com Cape Farm Mapper 

tool. 
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1.9 Visual Resources identified 

Whereas the site itself has some interesting features, including the historic Oude Molen homestead 

complex, the re-purposed institutional ward buildings, and mature trees which create intimate and 

sheltered garden spaces (protected from the south-easterly winds); the primary visual resource is the 

cultural landscape contextΣ ƛƴŎƭǳŘƛƴƎ ǘƘŜ ΨǇŀǊƪƭŀƴŘΩ visual foreground and strong visual connections to 

5ŜǾƛƭΩǎ tŜŀƪΣ [ƛƻƴΩǎ IŜŀŘΣ {ƛƎƴŀƭ Ƙƛƭƭ ŀƴŘ Fernwood Peak of the Table Mountain / Peninsula Mountain 

group as visual background, providing a sense of orientation and scale.  

 

At the regional scale, the site is located within the sky-dominated Cape Flats domain, but within 2km 

proximity of the confluence of the Liesbeek and Black Rivers and their associated wetlands, which 

flow northwards into Table Bay via the Salt River Canal. 

 

 At a more local scale, the texture and grain of Maitland Garden Village demonstrates a human-scale 

urban typology.  

 

 

Visual resources across the scales are summarized as follows: 

 

 

Site Attributes: (foreground) 

Historic ΨǾŜǊƴŀŎǳƭŀǊΩ buildings and landscapes including the Oude Molen homestead complex 

IƛǎǘƻǊƛŎ ΨŘŜǎƛƎƴŜŘΩ ōǳƛƭŘƛƴƎǎ ŀƴŘ ƭŀƴŘǎŎŀǇŜǎ ŜΦƎΦ, Institutional ward buildings (repurposed) 

Mature trees and open spaces, view corridors between buildings 

 

 

Local context: (mid-ground) 

Maitland Garden Village and Pinelands as design historic Garden Cities townscapes 

Black River corridor & associated wetlands ŀǎ ΨǇŀǊƪƭŀƴŘΩ ƭŀƴŘǎŎŀǇŜ Ǿƛǎǳŀƭ ŦƻǊŜƎǊƻǳƴŘ 

Royal Observatory, Valkenberg Homestead as local landmark buildings 

 

 

Regional context (background) 

Devils Peak/Mowbray Ridge and Table Mountain Group as visual backdrop 

Black River / Liesbeek River confluence and wetlands as natural system 

Intersection between mountain foothills and coastal plain (river confluence) 
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1.10 Potential Impacts on Visual Resources  

IŦ ƭŜŦǘ ƳƛǘƛƎŀǘŜŘ ŀƴŘ ǿƛǘƘƻǳǘ ƭŀƴŘǎŎŀǇŜ ΨǇƭŀŎŜ-ƳŀƪƛƴƎΩ ƳŜŀǎǳǊŜǎ ƛƴǘŜƎǊŀǘŜŘ, each of the proposed 

redevelopment scenarios would have a localized visual impact (i.e., noticeable change), upon the 

ŎǳƭǘǳǊŀƭ ƭŀƴŘǎŎŀǇŜ ŎƻƴǘŜȄǘ ŀƴŘ ōǳŎƻƭƛŎΣ ǎƻƳŜǿƘŀǘ ΨǊŜƳƻǘŜΩ ǎŜƴǎŜ ƻŦ ǇƭŀŎŜ of the site, though to 

varying degrees, (depending on scale and intensity) through increased building density, increased 

activity, and increased lighting at night.  

 

Refinement of the place-making aspects of the proposal and mitigation measures will be crucial to 

achieving an appropriate fit within this context.  

 

 

Considered across the scales, potential impacts anticipated as summarized as follows: 

 

 

Potential Impacts upon the Regional Context:  

Potential change in character because of cumulative impacts,  

urban infill development within remnant bucolic landscape 

impact upon the current sense of place 

 

 

Potential Impacts upon the Local Context: 

Visual intrusion of new development on open vistas within the cultural landscape  

Increased densities, traffic, etc. edge conditions 

Reduced connectivity of green spaces 

 

 

Potential Impacts upon the Site Attributes: 

Foreground insertion of new buildings potentially overwhelming historic buildings and spaces 

Potential loss of landscape features (open fallow landscape, some trees to be removed) 

Potential demolition of existing buildings or parts thereof 
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Figure 7: Visual / spatial relationships. 
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2. The Proposed Development  

2.1 Project Description:  

 

As per the Development Proposal Package for heritage assessment (January 2025):  

 

The current project at the Oude Molen Precinct (OMP) is run under the awarded Tender L014/23 by 

the Western Cape Department of Infrastructure.  

 

Nigel Burls & Associates have been appointed as the Lead Consulting Entity with a suitably qualified 

and experienced multi-disciplinary team of built environment professionals to conclude the remaining 

required workstreams to secure development rights for the proposed development at Oude Molen.  

 

The remaining workstreams broadly include making the necessary submissions to obtain statutory 

approval for the proposed development from a heritage and land use planning perspective, including 

the respective legislated public participation processes.  

 

¢ƘŜ ǎǘŀǘŜŘ ƻōƧŜŎǘƛǾŜ ƻŦ ǘƘŜ ŎƭƛŜƴǘ ǿƛǘƘ ǊŜǎǇŜŎǘ ǘƻ ǘƘŜ hat ƛǎ ǘƻ ŜƴŀōƭŜ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ŀ άƘƛƎƘ 

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

philosophy and transit-ƻǊƛŜƴǘŜŘ ŘŜǾŜƭƻǇƳŜƴǘ όά¢h5έύ ǇǊƛƴŎƛǇƭŜǎέ ǿƛǘƘƛƴ ǘƘŜ ōƛƎƎŜǊ ¢ǿƻ wƛǾŜǊǎ {ǘǳŘȅ 

Area, with consideration being given to retaining buildings of cultural and historical significance and 

existing productive economic activity within this precinct and where possible, incorporating elements 

of it into the redevelopment proposal.  

 

The current vision statement for OMP, which was derived following an initial public engagement 

ǇǊƻŎŜǎǎ Ǿƛŀ ǘƘŜ ǇǊŜǾƛƻǳǎ ŀǇǇƻƛƴǘƳŜƴǘ ŀƴŘ ǊŜƳŀƛƴǎ ŀǇǇƭƛŎŀōƭŜΣ ƛǎ άŀ ǎŀŦŜΣ ǿŀƭƪŀōƭŜ ŀƴŘ ǎǳǎǘŀƛƴŀōƭŜ 

eco-neighbourhood, with compact mixed-use developments, integrating education, affordable 

housing, public facilities and open spaces, while providing equitable access to cultural heritage, 

ǇǊƻŘǳŎǘƛǾŜ ƭŀƴŘǎŎŀǇŜǎ ŀƴŘ ƴŀǘǳǊŀƭ ǊŜǎŜǊǾŜǎέΦ  

 

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 utilize the site to 

achieve broader spatial justice objectives.  

 

Lƴ ƭƛƴŜ ǿƛǘƘ ǘƘŜ ŎƭƛŜƴǘΩǎ ƻōƧŜŎǘƛǾŜΣ ǘƘŜ ŎǳǊǊŜƴǘ ǇǊƻǇƻǎŀƭ ǘƘŀǘ ƛǎ ǎŜǘ ƻǳǘ ƛƴ ǘƘƛǎ ŘƻŎǳƳŜƴǘ ƛǎ ŦƻǊ ŀ 

walkable, mixed-use integrated development that is responsive to the historical and cultural context 

of the site.  

 

The conceptual proposals are high-level by design to allow for maximum flexibility within the 

identified constraints to ensure that the concept results in a viable development opportunity. Further 

details will be unpacked through the package of plans process as allowed for in terms of the Cape 

Town Municipal Planning By-Law.  
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2.1.1 Development Alternatives 

Various planning and design alternatives have been explored in response to contextual informants. A 

summary of these explorations (leading to the preferred alternative) is summarized as follows: 

 

Alternative 1: Status Quo 

¶ Rezone to MU1 (FAR = 1.5, Coverage = 75%, Height = 15m). 

¶ Maintain and manage the current state with no new infill development. 

¶ Refurbish and reuse existing buildings where feasible. 

¶ Restore key heritage buildings. 

¶ Maintain current access and infrastructure. 

¶ Structure a public-private partnership (PPP) for management. 

¶ Upgrading of natural landscape and facilitating access to recreational activities. 

 

Alternative 2 (2021 Version) 

¶ Higher density Development  

(this client has discarded this alternative as contextually unsympathetic) 

 

Alternative 3, Scenario 1: Productive Farm Village 

¶ Similar to Alternative 1, with better maintenance & management by land custodian. 

 

Alternative 3, Scenario 2: Compact Integrated Neighborhood 

¶ Rezone to MU2 (FAR = 2, Coverage = 100%, Height = 25m). 

¶ Redevelop under-utilized land with new contextually appropriate infill developments. 

¶ Refurbish and reuse select heritage buildings; demolish derelict ones. 

¶ Provide additional access roads and reconsider internal street alignment. 

¶ Reduce parking requirements and focus on communal parking and public transport. 

¶ Place compact residential developments around public spaces. 

¶ Separate green open space with landscaped streets and public parking. 

¶ Integrate higher density developments near public transport, with lower densities 

near the Black River Corridor. 

¶ Develop a school and kindergarten, and key attractions like Heritage Square, a food 

garden, and an amphitheater. 

 

Alternative 3, Scenario 3: Green Corporate Campus 

¶ Rezone to MU2 (FAR = 4, Coverage = 100%, Height = 25m). 

¶ Retain and repurpose historic buildings, clear unfit buildings. 

¶ Align streets for new development parcels, reduce parking requirements, and include 

parking basements where viable. 

¶ Focus on compact residential developments around public spaces for passive 

surveillance. 
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2.1.2 Preferred Alternative  

Whereas Alternative 3 Scenario 1 offered yields too low for economic viability, Alternative 3 Scenario 

3 had negative impacts on visual resources and heritage significance. The client therefore chose 

Alternative 3 Scenario 2 for its balance of density and heritage preservation.  

The project planners and urban designers have further refined this proposal in response to 

the baseline studies and ongoing engagement with the assessment team, resulting in the Final 

Preferred Alternative (Alternative 4A); subsequently further amended in response to comments 

received from Interested and Affected parties (I&APs) during the Public Participation Process (PPP), as 

well as the Specialists reports, resulting in the updated Final Preferred Alternative (Alternative 4B). 

 

2.1.3 Proposed Layout to be assessed 

The components of the Final Preferred alternative (Alternative 4A) are as follows: 

 

¶ 1364 housing units: 34% inclusionary units (social and first home finance housing) 

and 66% open market units. 

¶ Office space: Approximately 18,981m² GLA. 

¶ Retail space: Approximately 3,379m² GLA. 

¶ Interpretive Centre: Approximately 788m² GLA. 

 

SVA as urban designers have produced a block model of this proposal, which together with the 

Landscape Framework and guidelines by Planning Partners, forms the basis of the visual impact 

assessment.  

 

Noting that the massing remains at building envelope level (i.e. architectural expression, materiality 

and detail has not yet been determined), the visual impact assessment considers the proposal in 

terms of its scale, massing, aggregation and height relative to existing buildings and trees to be 

retained and with respect existing cultural landscape features, to determine the degree of 

appropriate fit within the urban landscape context. 

 

 

Following the refinement of the preferred alternative, the updated proposal (considered within this 

updated VIA report) is referred to as the Final Preferred alternative (Alternative 4B). This alternative 

reduces the number of residential units within the F-Wards and includes a school, and improves the 

ǎǇŀǘƛŀƭ ƛƴǘŜǊŦŀŎŜ ǿƛǘƘ aŀƛǘƭŀƴŘ DŀǊŘŜƴ ±ƛƭƭŀƎŜΣ ǘƘŜ ŎǳǊǘƛƭŀƎŜ ŀǊƻǳƴŘ ǘƘŜ aŀƴŀƎŜǊΩǎ ŎƻǘǘŀƎŜ ŀƴŘ 

Homestead Precinct. 

 

Alternative 4B forms the subject of this updated Visual Impact Assessment report. 
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Figure 8: OMP Precinct Plan:(Final Preferred Alternative(4A) with section lines. Source: SVA 

(As circulated for PPP. Subsequently updated in response to PPP, Ref: Fig 97, pg.87) 
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Figure 9: OMP Cross sections through the final Preferred Alternative (4A). Source: SVA 

(As circulated for PPP.) 

 



O u d e  M o l e n V I A  R e p o r t  | T h e  P r o p o s e d  D e v e l o p m e n t   P a g e |  3 3 

D a v i d  G i b b s L a n d s c a p e  A r c h i t e c t  |  E n v i r o n m e n t a l  P l a n n e r  +  H e r i t a g e  P r a c t i t i o n e r 

 

 

2.2 Implications of Proposed Development 

Within the field of view, both the Planning Design & Development phase and Operational phase of the 

project would cause noticeable changes - (i.e., visual impact) to the visual status quo. Noting that the 

Oude Molen precinct may be described ŀǎ ŀ ǘǊŀƴǎŦƻǊƳŜŘ ΩōǊƻǿƴŦƛŜƭŘΩ ǎƛǘŜΣ ǿƛǘƘ ǊŜƳƴŀƴǘǎ ƻŦ ǎƳŀƭƭ-

scale agriculture, the visual impacts of redevelopment may have either negative, neutral, or positive 

effects on the visual resources identified, and are summarized as follows:  

 

2.2.1 Planning, Design and Development phase:  

¶ Site clearance / removal of certain vegetation 

¶ Earthworks / excavations to create building platforms 

¶ Construction operations ς establishment, materials delivery, and storage 

¶ Building activity, personnel and vehicles and tower cranes (machinery and site camp) 

¶ Noise / dust / lighting / temporary services / hoarding 

 

 

2.2.2 Operational phase:  

¶ Transformation of a bucolic site to include additional residential and mixed uses  

(Change ƛƴ ΨǎŜƴǎŜ ƻŦ ǇƭŀŎŜΩύ from relict institutional space to urban neighbourhood 

¶ New residential and mixed -use buildings and associated landscape 

¶ Residential / community and public activities / recreational use of internal open space 

¶ Increased traffic flows 

¶ Signage, Lighting at night 

 

 

Note:  

Whereas construction impacts are significant and immediate, producing noticeable changes to the 

status quo, they tend to last only as long as construction activity continues.  

 

Operational phase impacts tend to be more permanent and long-lasting, but may become neutralized 

over time, as the visual changes become alleviated through the implementation of appropriate 

mitigation measures, and the maturing of landscape. 
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3 Landscape Character Analysis   

3.1 The Receiving Environment 

The receiving environment of the development proposal should be considered not only at site scale, 

but also at the broader contextual landscape scale, to understand the role of the site and the impact 

of its development holistically, and as a contiguous component of a larger system beyond its own 

cadastral boundaries,  

 

Whereas the site itself can be described as an evolving cultural landscape, with remnant vernacular 

homestead and relict institutional built form components, layered, modified, and adapted over time, 

resulting in a somewhat idiosyncratic and bucolic site of unique character; it is also set within the 

context of an evolving urban cultural landscape, with visual resources, heritage resources and 

heritage Protection over lays demonstrating the significance of the receiving environment.  

 

Within this context, certain geographic features prevail as defining and structuring elements:  

the Black River and associated wetlands, the Peninsula Mountain range ς with visual connections 

from the site to Fernwood Peak and 5ŜǾƛƭΩǎ tŜŀƪΣ aƻǿōǊŀȅ wƛŘƎŜ ŀƴŘ (more distantly) ǘƻ [ƛƻƴΩǎ IŜŀŘ 

and Signal Hill as landmark elements.  

 

Other features are more friable and transient or perhaps occur at a more localized scale. 

 

The contextual cultural landscape diagrams that follow explore some of these themes. 

 

 

 
Figure 10: Existing site massing (looking westwards). Source: Cape Farm Mapper 3D 
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3.1.1 Type of Landscape 

 

 
Figure 11: Geology Source: Cape Farm Mapper 

 

 

As per the reading of the landform and underlying geology, the site lies at the interface of two broad 

types of landscape, which bisect the site along its north-south axis, namely the coastal plain typology 

(characterized by the underlying Sandveldt geological group along the eastern edge of the site) and 

the foothills / undulating plains typology, (characterized by Malmesbury shale of the Tygerberg 

formation)Σ ǿƘƛŎƘ ŜȄǘŜƴŘǎ ŦǊƻƳ 5ŜǾƛƭΩǎ ǇŜŀƪ ŜŀǎǘǿŀǊŘǎ ŀǎ ǘƘŜ aƻǿōǊŀȅ Ridge. 

 

Sandveldt tends to be nutrient poor, and easily transportable by wind, and therefore not particularly 

conducive to farming (or settlement).  

 

In contrast, Malmesbury shales are some of the oldest rock types and can give rise to fertile soils, but 

the nutrient content of these soils is easily depleted through cultivation.  

 

They can also be heavy in clay, and therefor poorly draining. Whereas Oude Molen is the site of an 

historic farmstead, it does not seem to have been highly productive from the perspective of 

agricultural production.  

 

It was however, well located to harness wind energy, hence the position of the now demolished 

windmill. 

 

 

 

  

Sandveldt Malmesbury shale 
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3.1.2 Topography and Landform 

 

 
Figure 12: Contours. Source: Cape Farm Mapper 

 

 

The site is relatively low-lying (between 8 and 20m above MSL) and appears relatively flat, consistent 

with the coastal plain designation of the Cape Flats domain.  

 

Using the language of Christian Norberg-Schultz (towards a Phenomenology of Place), this could be 

ŘŜǎŎǊƛōŜŘ ŀǎ ŀ Ψǎƪȅ-ŘƻƳƛƴŀǘŜŘΩ ƭŀƴŘǎŎŀǇŜ, which slopes gently towards the Black River (west of the 

site).  

 

Although it has strong visual connections to 5ŜǾƛƭΩǎ tŜŀƪΣ CŜǊƴǿƻƻŘ tŜŀƪΣ [ƛƻƴΩǎ IŜŀŘ ŀƴŘ {ƛƎƴŀƭ Iƛƭƭ, 

these are at a distance more than 5km from the site.  

 

The contour diagram demonstrates how the landform rises sharply to the west of the site, 

culminating in the ridgeline of the peninsula mountain range; contrasted with the far more expansive 

flat plain extending eastward of the site. 

 

From the perspective of the site, Devils Peak is the most visually dominant landform feature, with 

aƻǿōǊŀȅ wƛŘƎŜ ŜȄǘŜƴŘƛƴƎ ŜŀǎǘǿŀǊŘǎ ŦǊƻƳ 5ŜǾŜƭΩǎ ǇŜŀƪ ǘƻǿŀǊŘǎ ǘƘŜ ǎƛǘŜΦ  

 

¢ƘŜ ƻǇŜƴƴŜǎǎ ƻŦ ǘƘŜ ΨǇŀǊƪƭŀƴŘΩ Ǿƛǎǳŀƭ ŦƻǊŜƎǊƻǳƴŘ ǘƻ ǘƘŜ ǎƛǘŜ όLƳƳŜŘƛŀǘŜƭȅ ǘƻ ǘƘŜ ǿŜǎǘ ƻŦ ǘƘŜ ǎƛǘŜΣ 

along the banks of the Black River) further accentuate this spatial relationship. 
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3.1.3 Aspect and Orientation 

 

 
Figure 13: Aspect. Source: Cape Farm Mapper  

 

 

The site slopes very gently, with a predominantly north to north-east aspect, (a favourable solar 

orientation), though on its western extremity, it dips towards the Black River flood-plain and wetland 

corridor in a western direction.  

 

¢ƘŜ ǎƛǘŜ ǎƛǘǎ ŀƭƳƻǎǘ ƛƳƳŜŘƛŀǘŜƭȅ ƻǇǇƻǎƛǘŜ ǘƘŜ aƻǿōǊŀȅ wƛŘƎŜΣ ǿƘƛŎƘ ŜȄǘŜƴŘǎ ŜŀǎǘǿŀǊŘǎ ŦǊƻƳ 5ŜǾƛƭΩǎ 

Peak. Given the subtlety of the site landform, the strong visual presence of the Cape Peninsula 

Ƴƻǳƴǘŀƛƴǎ ŘǊŀǿǎ ǘƘŜ ŜȅŜ ƻŦ ǘƘŜ ǾƛŜǿŜǊ ǿŜǎǘǿŀǊŘǎΣ ƳŜŀƴƛƴƎ ǘƘŀǘ ǘƘŜ ǎƛǘŜ ΨƻǊƛŜƴǘŀǘŜǎΩ ƛǘǎŜƭŦ ǘƻǿŀǊŘǎ 

the west, and tends to turn it back on Alexandra Road (Mobility corridor) to the east. 

 

The Site has a north-south axial linearity, lying parallel to the major geographic features of the 

broader context (namely the Peninsular Mountain Range and the Liesbeek / Black / Salt River system.  

 

This north-south orientation also aligns with the orientation of the approach avenue leading to the 

historic Oude Molen homestead. 
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3.1.4 Hydrology and drainage 

 

 
Figure 14: River and Wetland systems. Source: Cape Farm Mapper  

 

 

The site lies eastwards of the flood plan of the Black River, upstream of the confluence of the Black 

and Liesbeek Rivers, from where they flow northwards as the Salt River.  

 

Whereas the Liesbeek River drains the eastern slopes of the Cape Peninsula mountains north of 

Wynberg Hill, the Black River system drains the northern areas of the Cape Flats.  

 

Where the two rivers confluence and form the Salt River, two distinct landscape typologies (the 

mountain landscape and the coastal plain landscape) are connected through the river system.  

 

Whereas historically the Black River had a seasonal (or non-perennial flow regime), urbanization of 

the system and encroachment has necessitated dredging and canalization of certain sections, as well 

as the introduction of channelled inflow of stormwater and treated wastewater.  

 

Not only has the water quality been compromised, but the entire regime has also been transformed 

into a perennially flowing system. Nonetheless, the wetland areas associated with the confluence of 

the two rivers are important biodiversity environments, supporting numerous species of aquatic and 

migratory birds. 

 

The historic watercolour paintings and photograph that follow give a strong sense of the connectivity 

of the river and mountain landscapes and demonstrate the presence of windmills within the 

landscape. 
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Figure 15: Pedestrian Bridge over Liesbeek River, 1811. Source: William John Burchell 

William John Burchell (1781-1863) - 'The South African Drawings of William Burchell' 

Witwatersrand University Press 1952 

 

 
Figure 16 Salt River Mouth, near today's Paarden Eiland, circa 1896. Source: HiltonT 

Cape Town History in Photos 

https://www.flickr.com/photos/hilton-t/8801864935/in/album-72157623376342033/ 

  

https://www.flickr.com/photos/hilton-t/8801864935/in/album-72157623376342033/
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Figure 17: .ƻǿƭŜǊΩǎ ǾƛŜǿ ƻŦ ǘƘŜ [ƛŜǎōŜŜƪ wƛǾŜǊΣ ŎмуплǎΦ {ƻǳǊŎŜΥ LȊƛƪƻ aǳǎŜǳƳǎΣ {ƻŎƛŀƭ IƛǎǘƻǊȅ 

LƳŀƎŜ ƛƴŘƛŎŀǘŜǎ Ψyoung Muslim men (one wearing a ΨtoeringΩ) ςand Cattle grazing along the river in the 

foreground with a side view of the Royal Observatory and one of the local windmills in the backgroundΩΦ 

 

  
Figure 18Υ tƻƻǊǘŜƳŀƴΩǎ ±ƛŜǿ ƴŜŀǊ {ŀƭǘ wƛǾŜǊ c1840. 

{ƻǳǊŎŜΥ Ψ{![¢ wL±9wΩ{ .!¢¢[9{ ϧ .9!¦¢¸ όt!{¢ ϧ tw9{9b¢ύΩ 
https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/25499-

plate-19-poortermans-view-near-salt-river-c1840-parliament/ 

  

https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/
https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/25499-plate-19-poortermans-view-near-salt-river-c1840-parliament/
https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/25499-plate-19-poortermans-view-near-salt-river-c1840-parliament/
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Figure 19: Salt River, Observatory in the distance. T Bowler c 1855. Lithograph by Day & Son 

{ƻǳǊŎŜΥ Ψ{![¢ wL±9wΩ{ .!¢¢[9{ ϧ .9!¦¢¸ όt!{¢ ϧ tw9{9b¢ύΩ 
https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/30180-by-

t-bowler-c1855-lithograph-by-day-son-parliament/ 

 

 

 

 
Figure 20: Panorama of Salt River by A de Smidt c1860. 

Note the presence of windmills indicated within the landscape as landmark features. 

 

{ƻǳǊŎŜΥ Ψ{![¢ wL±9wΩ{ .!¢¢[9{ ϧ .9!¦¢¸ όt!{¢ ϧ tw9{9b¢ύΩ 

https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/ 

 

  

https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/
https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/30180-by-t-bowler-c1855-lithograph-by-day-son-parliament/
https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/30180-by-t-bowler-c1855-lithograph-by-day-son-parliament/
https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/
https://cultureconnectsa.com/salt-river-cape-towns-fascinating-neighbourhood-murals-and-history/
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3.1.5 Slope percentage 

 

 
Figure 21: Slope percentage. Source: Cape Farm Mapper 

 

 

Consistent with the Cape Flats geomorphology, the site is relatively flat, and low-lying ς a sky-

dominated or ΨŎƻǎƳƛŎΩ ƭŀƴŘǎŎŀǇŜ, to use the language of Christian Norberg-Schultz (Genius Loci: 

Towards a Phenomenology of Architecture).  

 

Although the mountains within the view are visually dominant, they are in fact at a significant 

distance from the site (approximately 5kms) and therefore do not overshadow it. Yet despite the 

distance, the strong visual presence of the mountain slopes provides a powerful sense of orientation 

and sense of place. 

 

¢ƘŜ ǊŜƭŀǘƛǾŜ ΨŦƭŀǘƴŜǎǎΩ ƻŦ ǎƛǘŜ ƳŜŀƴǎ ǘƘŀǘ ƛǘ ƛǎ ŜȄǇƻǎŜŘ ǘƻ ƘƛƎƘ ǾŜƭƻŎƛǘȅ ǎƻǳǘƘ-easterly winds, which are 

ŘŜŦƭŜŎǘŜŘ ōȅ ǘƘŜ /ŀǇŜ ǇŜƴƛƴǎǳƭŀ ƳƻǳƴǘŀƛƴǎΣ ǿƛǘƘ ǾŜƭƻŎƛǘƛŜǎ ƛƴŎǊŜŀǎŜŘ ōȅ ǘƘŜ ΨŎƻǊƴŜǊ ŜŦŦŜŎǘΩ of the 

Mowbray Ridge.  

 

Lǘ ƛǎ ƛƴǘŜǊŜǎǘƛƴƎ ǘƻ ƴƻǘŜ ǘƘŀǘ 5ŜǾƛƭΩǎ tŜŀƪ ǿŀǎ ƻƴŎŜ ƪƴƻǿƴ ŀǎ Ψ²ƛƴŘōŜǊƎΩ ς the Wind Mountain. It is 

therefore no accident that wind-powered mills once proliferated in this vicinity.  

 

Oude Molen was once of these, though the actual mill has long since been demolished (only the 

homestead and associated buildings remain).  

 

 

  



O u d e  M o l e n V I A R e p o r t |  L a n d s c a p e  C h a r a c t e r  A n a l y s i s P a g e  |  4 3 

 

D a v i d  G i b b s L a n d s c a p e  A r c h i t e c t  |  E n v i r o n m e n t a l  P l a n n e r  +  H e r i t a g e  P r a c t i t i o n e r 

 

 
 

3.1.6 Settlement Patterns & Built Form  

 

 
Figure 22: Cadastral patterns. Source: Cape Farm Mapper  

 

 

The cadastral patterns reveal the impact of landform and geographic features upon settlement: 

 

where the landform becomes too steep for development, settlement is precluded, hence the city 

bowl is clearly nestled between Table Mountain, Lions Head and Signal Hill. The westward ΨŎƻǊǊƛŘƻǊΩ 

expansion of the city following the Atlantic coastal terrace, compressed between mountain and sea; 

whilst eastern corridor expansion of the city following the Main Road southwards along the Liesbeek 

valley towards Wynberg Hill (and beyond)  

 

The effect of physical barriers is clearly visible in the way the flood plains of the Black and Liesbeek 

river remain open, and in the planning of Cape Flats developments in which road and rail 

infrastructure isolate neighbourhoods as discreet, cellular pockets (RHS of figure above). 
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3.1.7 Landscape patterns  

 

 
Figure 23: Landscape patterns. Source: Cape Farm Mapper 

 

Cultural Landscape is composed of several overlaid patterns ς of vegetation as well as settlement in a 

continuum of domains from the ΨurbanΩ through the ΨruralΩΣ ǘƻ ǘƘŜ ΨǿƛƭŘŜǊƴŜǎǎΩΣ ŘŜǇŜƴŘƛƴƎ ƻƴ ǘƘŜ 

degree of human modification of the landscape though habitation and use, with the urban being most 

modified and the wilderness being least modified. 

 

Whereas the site is certainly located within an urban metropolitan context, the visual prominence of 

the Table Mountain National Park as backdrop provides an element of the ΨǿƛƭŘŜǊƴŜǎǎΩ domain.  

 

The visual foreground of the site is the expansive open space system which traces the length of the 

.ƭŀŎƪ wƛǾŜǊΦ ¢Ƙƛǎ ŦƻǊƳǎ ŀƴ ƻǇŜƴ ΨǇŀǊƪƭŀƴŘΩ ƭŀƴŘǎŎŀǇŜΣ ǊŜƳƛƴƛǎŎŜƴǘ ƻŦ ǘƘŜ ŎƻǳƴǘǊȅǎƛŘŜΦ 

  

The site itself has a bucolic quality, given the predominance of open space and mature vegetation, as 

well as the rather loose aggregation of existing buildings.  

 

This is certainly an anthropic environment, transformed by human use and layered with history, 

meaningful to many communities for both tangible and intangible aspects. 
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3.1.8 Vegetation & Landscape cover  

 

 
Figure 24: Low-growing vegetation at the western edge of the site. 

 

The site itself is a highly transformed landscape; with clusters of mature trees in places associated the 

existing buildings, creating visually enclosed courtyard spaces without lending legibility to the whole 

site.  

 

The vegetation patterns of the site have changes significantly over time, with much of the current tree 

ŎƻǾŜǊŀƎŜ ƛƴǘǊƻŘǳŎŜŘ ǎƛƴŎŜ ǘƘŜ мффлΩǎΦ  

 

The adjacent open space and wetland spaces are characterized by grassland and reed bed 

respectively, with little to no trees, and therefore being more visually exposed and sky dominated.  

 

Former windbreaks once planted within this area have declined and disappeared. 

 

Seasonal variation in response to alternate dry and wet seasons produces a dynamic quality to 

landscape, in which the intensity of green either fades or becomes more vivid; in which certain plant 

species (for example bulb and geophytes) either flower or remain invisible.  

 

Similarly (within agricultural environments), fields newly sown or lying fallow contrast with those 

steadily growing or approaching harvest. 
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Figure 25: Vegetation Mapping (SVA) and Tree Assessment (Planning Partners) 

 

Apart from some mature trees of stature, (notably Ficus species) the planting pattern appears scattered and 

random, without clear design intension or evidence of an ordering system, hierarchical or otherwise. (i.e., 

there are no longer clear avenues or windbreak alignments. Tree planting occurs in predominantly in clusters, 

ǿƘƛŎƘ ƭŜƴŘǎ ŀ ΨǇŀǊƪƭƛƪŜΩ ŀƳōƛŀƴŎŜ ǘƻ ǘƘŜ ǎƛǘŜΦ 

Apart from providing environmental shelter (shade and wind protection) the tree planting should be used to 

lend spatial definition, legibility, and cohesion to the site. At present, this is not the case. For example: the 

approach avenue to the homestead is not clearly defined and is not easily discernible from the vegetation 

pattern; neither is the forecourt to the homestead clearly framed.  

9ƴǘǊŀƴŎŜǎ ŀƴŘ ǘƘǊŜǎƘƻƭŘǎ ǎƘƻǳƭŘ ōŜ ǊŜƛƴŦƻǊŎŜŘ ǿƛǘƘ ΨǎǘǊǳŎǘǳǊƛƴƎΩ ǇƭŀƴǘƛƴƎΣ as part of the wayfinding strategy. 
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3.1.5 Landscape Character 

Within a broader urban cultural landscape, the site itself is an anthropic bucolic environment in 

transition, with recent urban farming and community gardening practices overlaid on a relict 

institutional landscape.  

 

The historic Valkenberg homestead and Royal Observatory are heritage sites within proximity.  

 

There is an open, bucolic, and tranquil quality to the site, due to its position in relation to the river 

system. Due to its treelines and tree clusters, portions of the site are more visually enclosed and 

intimate, despite the landform being relatively flat and sky dominated. 

 

 

3.1.6 Landscape Character Sensitivity 

The Landscape Character of the regional setting is considered moderately sensitive to visual impact 

as it is associated with areas of medium visual / scenic amenity.  

 

The Landscape Character of the local context is considered moderately sensitive, due to the existing 

neighbourhood adjacent and intangible associations with the landscape.  

 

The Landscape Character of the site is considered moderately sensitive, given the screening effect of 

existing mature trees, and the lack of visual cohesion of portions of the site. 

 

  



O u d e  M o l e n V I A R e p o r t |  L a n d s c a p e  C h a r a c t e r  A n a l y s i s P a g e  |  4 8 

 

D a v i d  G i b b s L a n d s c a p e  A r c h i t e c t  |  E n v i r o n m e n t a l  P l a n n e r  +  H e r i t a g e  P r a c t i t i o n e r 

3.1.7 Landscape Character 

 

Figure 26: Landscape Character  
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