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Preface

Visual, scenic, and aesthetomponents 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).

CulturalLandscape 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 Waitsiral 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 art@diteral
Landscape Analysigovides 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 langse management plans, rezoning applications, and development proposals.

As all development proposals have the potential to change the visual character of the environment within
GKAOK (GKSe@ IINB’ f20FGSRT IyR G2 FFFSOG LIS2LX SQa LISNDS
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 decisinaking 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 Gibb&andscape Architect | Environmental Planner + Heritage Practitioner (as visual specialist)
Prepared for  Cindy Postlethway{Heritage Practitionér
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Summary

«Odde MolenPrecinctProposedRalevelopment- Visual Impact Assessment]

Site Nameand Location

Site Oude MolenPrecinct
Address Alexandra RoadObservatory / Maitlandzarden Village
Situate City of Cape Town Metropolitan Municipalifjable Bay District
SG Region Cape
Province Western Cape
Erfnumber(s) Remainder Erf 26439
GPS cardinates Latitude: 33°56'25.46"$ Longitude: 18°29'19.28"E
(Logicakentre point format based on WGS84)
Synopsis
Thisdocument is a updatedVisual Impact Assessment (VIA) report for the proposed redevelopment

of the Oude Molen Precinct in Cape Town, Western Ceyéch considers the updated proposals for
development which have been amended in response to the public participation prodesspdated

final

preferred alternative has been labelldd Q

In essenceas described by SYthe changeso the developmentare as follows:

1.

»

No

The scale of the buildings at the interface with Maitland Garden Village has been detailed more;
the buildingshave been pulledback, and down by 8.5m; and a double row of trées been
proposed to beplanted along the road

{2YS 2F GKS LINPLR2ASR NBAARSY(OAlIf o0dzAf RAYy3a | NP d:
the homestead have been taken out to increase the curtilagéallow more open space on the
eastern side

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.

The number ofesidential units in the F wards has been reduced and a school has been included.
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.

Theurban designers have alstarified what is assumed to be used for community/interpretive
purposes

changes have been made the residential proposals for the western edge of the F Ward

courtyards. Thaurban designers consideheé courtyardsto be the back spaces to the F Wardghe
front yards will be clearly reinstated, and the baokback condition with the proposed units
separated by a pedestrian space. The existing and new buildings are similar in scale.

Thisreport includes an analysis of the sitesltural 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 thienportance of Visual Impact Assessment (VIA) for
managing visual heritage and ensuring the integrity of the visual environment.

Site Description:
The Oude Molen Precingd 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 mixese intensification with residential, office, retail, and
community spaces. Various planning and design alternatives were explored, leading updated
preferred alternative.

Visual Impact Analysis:
The report assesses the potential visual impacts during both the constructionpardtional 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 heritageonsiderations andmplementing 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
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Introduction

1.1

Figure

Background

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

& | L2 G Soeai 8 I A y WY i-dosiopniehtiode v Q  NB

The overarching Erf 2642RE 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 VIAThe eastern portion comprises the Oude Molen precinct, proposed
re-development of which forms the subject of this visual impact assessmémet.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 he 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.

e S i 8 <

jpam

1: The subject site (bright red)eastern portion of Erf 2643RE (pale red), Source: GEP

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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111

112

Terms of Reference

The client appointedDavid GibbsPrLArch as consultantisual Specialisto conduct visual impact
assessment othe proposed mixedise intensification and rdevelopment of the Oude Molen
Precinct, asite which has visual / aesthetic significance, as part of tbavironmental, heritage
authorization and permitting processes associated with the proposal.

David GibbgSACLARegisteredProfessional Landscape Archit¢d&nvironmental Planneand APHP
endorsedProfessionaHeritage Practitionerneets with the requirements for specialists as set out
within Regulation 13 of the EIRegulations 2014and works in accordance with established cultural
landscape heritage and visual assessment criteria, definitions and terminologies as set out in the
following reference documents:

Oberholzer, BGuideline for involving Visual & Aesthetic Specialists in EIA proceg&sgdison 1.
CSIR Report No. EIS\ 2005 053 F, Republic of South Africa, Provincial Government Western Cape,
Department of Environmental Affairs & Development Planning, Cape 20@5.,and:

Bauman, N. & Winter, &uideline for involving Heritage Specialists in EIA Procedsdgion 1.
CSIR Report NENSSC 2005 053 FRepublic 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 proce3$egs.report also complies with the relevant
aspects of Appendix 6 of the EIA Regulations Z844mended).

Independencef Visual Specialist

The author of thigeport 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 designgonstruction,or future management thereof; antherefore, maintains
completeindependence animpartiality.
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1.2 Timing of Visual Specialist Input

This Visual Impact Assessment forms part oftiegtageand environmental authorizationgroces®s
associated with the proposed development, and endeavours to deterrtirecharacter and visual
absorption capacity of the cultural landscape which contextualizes the site, the visibility of the
infrastructuralcomponents of the proposal, the potential visual impact\sualresources, and the
nature, extent, duration, intensity, probability and significance of these impawotd to advise with
respect to neasuresfor the mitigation of negative impacts andhe enhancenent of potential
benefits.

Whereas an initial round of scopimgas undertaken in 2022, the projeaias subsequentlyeframed
in 2024 resulting in the Preferred Alternative (#and the 2024 VIA reportwas submitted for review
within this context.

Following the Public Participation Process (P®RRich 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 teamshe preferred alternative has been further refined in responsethe I&AP
commentsand Specialist Reports.

This Updated Visual Impact Assessment (Final Rep@25 considers the updatedPreferred
Alternative (4B) and includes additional visuals of the updated proposal.

1.21 Type of Visual Impact Assessment

The project sitelies within the urban edgeof the City of Cape Towhletropolitan Municipality and
involvesthe urban intensification of a site considered to Agood quality cultural landscapeof high
significance aspects of botht & LJS (extéhsiNe W NJAtdsXaml ¢ & LIS (lodHl, WbbanQcontexts)
Visual Impact Assessmemtould apply

1.22 Scope oWisual Impact Assessment

The site has &ucoliccharacterand is a cultural landscapeof high visual significance and aesthetic

value, given theintactness, integrity, and legibility dhe expansive open spac®LJF N] f I yYRQ | & @
foreground to theriverine corridor context and as a remnanhomestead and relict institutional
landscapewith 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 front@tural landscape perspectivavith respect

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

The degree of visual impact anticipated is a function ofdbeelopment[type andintensity] and the
environment [type and significancé. In this casecategory 4development(i.e., medium density
residential developmentroadways,and medium scale infrastructure as per the CSIR definitions) of
medium intensity (generally 1 to5-storey structures,including cluster developmentisually with
more than 25% othe area retained as greeopen spaces proposed within aultural landscape
environmentof high significance
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Ashigh visual impactmay be expected to result inoticeable changeclearly visible within the view
frame and visual experience of the visual receptbesjel 4 Visual impact assessmastrequired.

(Note: whereas visual impacts may be positimegative,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 thelanning, design & construction phassd theoperational phase

F2NJ SIOK @Al ofS RSOSt2LIYSYyd FEGSNYI GABBEQo@ANIAPEY
development) option.

This has also been requested by Heritage Western Cape (HW&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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Duringthe planning, designand construction phaseof 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 FinishesApplying finishing touches to the exterior, such as siding, roofing, painting,
and landscaping.

8. Quality Assurance and Inspection€onducting inspections and quality assurance checks to
ensure that construction meets the specified standards and regulations.

9. Coordination and CommunicationManaging the logistics of the construction process,

coordinating different teams, and communicating progress to stakeholders.

10. Health and Safety Measuredmplementing 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 updhe constructionsite and producenoticeable changet® the status quo.

Gonstruction phase impactassociated withbuilding activity tend to have shorterm endurance,
lastingwhile the construction activity continues
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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 ManagementOngoing management of the building, including deyday operations,
maintenance, and support services. This involves tasks such as cleaning, security, and utilities
management.

3. Regular MaintenanceConducting 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 Renovationsmplementing 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 ComplianceEnsuring ongoing compliance with health and safety

regulations, conducting regular inspections, and making any necessary adjustments to
maintain a safe environment.

8. Technology IntegrationManaging and updating technological systems within the building,
such as security systems, communication networks, and smart building features.
9. Waste Management:iImplementing effective waste management practices to handle the

disposal of waste generated within the building.
10. Lifecycle Planning:Developing longerm 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 facilitymanagement 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 lelegm to permanent endurance)ecause ottompleted
construction work which has transformed the site into a new condition.

¢KSaS AYLI OGa GSyR (G2 trad dzyyiAat GKS tFyRaoOl LIS
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1.3

131

13.2

Nature of Proposed Development

The side has been identified as a node suitable for proposed ruigedintensification of the

remainder of Erf 26439. The vision ittocreaté al FS= &1 f | I 6 f -Beighbgufhoodl,dza G | A y |
with compact mixeduse developments, integrating education, affordable housing, public facilities

FYR 2Ly &Ll O0Sasx oKAfS LINPOGARAY3I SldzaidloftS | 00Saa

The redevelopment of the siteould be considered asrban intensificationor in-fill development

with mediumscale bult-form and infrastructure inserted into 3 | f NS Ré WRS@St 2 LJS
(predominantly a relict institutional landscapef, repurposed buildings with smadtale urban farming

and community gardeningeffecting a change ibuilt form and operspace patterns.

The proposedre-developmentmay encourage the more viable utilization of the site to the benefit of
the larger community, i.e., additional land usesll complementthe limited uses currently on site
Whereas this igonsistent with the adopted plan or vision for the ayétais likely to causeoticeable
change to the fabric and character of the ayes well anoticeablechange to the townscapand
streetscape

The insertion of new buildings and infrastructure could be consideredoasilple visual intrusian
within the landscapgcontributing to the dstruction of views of otherwithin the area

The typology of development mayetsnew precedent forfurther development within the aredin
terms of urban intensification) and wiltld to existing development within the aree infill.

However the development has the potential to set the tone and to become a positive informant for
other developments within acceptable parameters.

Type ofProposedevelopment

The proposd urban intensification nodés anticipatedto be aCategory4 Development,i.e., medium

density mixeduse / residential development,with associated roadways and mediumscale

infrastructure including recreational community and/orsports facilitiesand smallscale commercial
facilities and/or light industry

Intensity of Proposed Development

Initially the proposedre-developmentwas anticipated to beof medium intensity, medium density

i.e., generally 1 td-storey structures, including cluster development; usually with more than 25% of
the area retained as managed green open spauging that scenario promoted 50% of the area
retained as open space.



Oude MolenVIA Report |Nature, Type & Significance Page |17

14

Nature of Receiving Environment

The site includes heritage resourdesthe process of being graded aptposed heritge proection

overlays, and has scenic qualities, as it overlooks the Black River welandsK @A Sga G261 NRA&

Peak. Although these are no longer pristine ecosystems, there are cevimiarness qualitieso
these elements.

Whereas the site has some remnabucolic and former institutional qualities, it hagertain
coherenceof characteras an ecevillage,which combinesucolicand townscape qualities(though it
lacks spatial cohesion oregible spatial sequence)

The precinctertainlyhas arecognized specidducoliccharacter or sense of placthough it lies within
the urban edge. It is alsosite of cultural or religious significangparticularly to persons who identity
with First Nations communitieand to persons with ties to the history of theemaZulu, regarding the
incarceration oKingCetshwayo

It is part of a river system which hamportant recreatioral valug as it encompasseémportant vistas
and scenic corridorsalong the riparian system. Whereas it does not occugually prominent
ridgelines or skylinesdbeing somewhat lovlying (between 8 and 20 rmbove MSL), it is wellbcated
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, wethin the urban edge of the city,
though at the edge of a large metropolitan river/wetland and open space system, which gives the site
abucoliccharacter.

This also results from the agricultural histogs site the of the Oude Molen (Old Mdllong since
demolished) and homestead (neglected, and virtually derdlict)l & ¢St f | & Odz2NNBy i
such as the stabling of horses and other livestock, market gardening/urban agriculture, grazing land
with pastoral qualities.

The site idocated within aproposedHeritage Praection 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 thénd of development which would have an appropriate fit within the
broader context.Due to its tangible and intangibleeritage resources, including significance to First
Nations peopleand to persons with ties to the history of the AmaZulu, regarding the incarceration of
KingCetshwayothe City of Cape Town has proposed tlite $0 haveGrade IlIA heritage significance,
however, the consultant heritage practitioner has propostte site to have anén overallGradell
heritage significancewith individual resources differentially graded

Wi
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14.1 Type of Receiving Environment

The site itself is a&ultural landscape(i.e., an &a or route of high scenigultural, or historical
significanceincluding scenic routgswithin a receiving environment identified agpeoposed heritage
protection overlay zone i.e., an urban cultural landscape at the local context scalee B its
geographic locality andentral 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.

14.2 Significance of Receiving Environment

The site includes remnant aspects of an evolving, vernacuitmral landscapeof reasonablygood
quality; contiguous withan environment ofhigh scenic, cultural, and historicaignificance having
some components of a distinctive character, but somewhaking coherent compositionThe site is
susceptibleto changes of the type proposed, in tha¢velopment will cause noticeable visual impacts
and changes to the status quo.

14.3 Locality Diagrams

Indicating the location and extent of the subject site within its broader contidne locality diagrams
that follow indicate the elements of orientation across the scales.

Theregional setting locates the site within its geographic context, along the eastern bank Batie
River, with strong visual connections towards the Mountains of the Cape Peninsula

This is an ancient and expanslaedscape, anchored by the peninsula mountains, butdskyinated
and exposed to strong south easterly winds.

Atthe local scalea 2 60 Nl & wAR3IS SEGSYR& Sl adsel NRE FTNRY 538501
around which the riverine landscape wrapBhe Royal Observatory, Valkenburg Homestead and
Valkenburg Hospital buildings provide local landmarks. Maitland Garden Village and Pinelands reflect

i KS DI NR S yurbandévaldment¥palagydf the early P@entury.

At the Site scale, the Oude Ném 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.
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David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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15

Approach

The visual specialist has approached this study frdDuléural Landscappeerspective noting that the

site includes both natural and cultural (anthropogenic) featurBsis approach offers holistic vision

for understanding and interpreting whokenvironments,considering human settlement needs within
ecological carrying capacities. This concept endeavours to balance these dynamic systems through
responsive conservationgevelopment,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 placeidedtity, map human relationships with land over
time. They are sites associated with significant events, activppessons,or groups of people; they
range in size from extensive tracts micolicland to historic homesteads and individual settlements.
They can be grand estates, botanical gardens, parks, university campuses, cematgriagustrial

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 tthgnamic qualityof 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 resptaresly, from a cultural landscape
perspective, visual impact assessment is approacpedactively ¢ 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 strategagement, by
integrating visual considerations into the planning and design phases of prgjactd by measuring
design proposals against established visual indicators and critex&chieve this, the visual specialist
has visited the site and investigated the surrounding areas to understand the site witlzionitsxt,
critical viewpoints,and view corridors.

With respect to the Appendix 6 EIA Regulations requirement, the duratiate, and season of the
site inspection was approximatetyo hours, onMonday the 4" of duly 2022 during a sunny day
within the winter season and again on thels November 2023wvhich, a sunny day irate spring,
which have relevanceto the outcome of the assessmerds 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 bBaalso povided input into the basic assessment and preliminptgnning
discussiongo advocate for visual issugand 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 Typand Intensity of the Category of Developmenineasured against the Type
and Significance ofhe Receiving Environmeninto which it isplaced the degree of visual impact
expectedindicates level of visual impact assessment required.

The introduction of newdevelopment associated with urban intensification is likelyb® visible
clearly within the view frame and visual experience thfe receptors given its proximity to public
roadsand residential neighbourhoodsand the relativerisibility of the site

Associated withthe developmentproposd, construction, and operational activitiesHigh Visual
Impactmaybe expected.

This requires Leveld Visual Impact Assessmentvhich typically involves the following:

dte visit and recoding of visual indicators

Identification of issues raised in scoping phase

Description of the receivirgnvironment and the proposed project

Establishment of view catchment area, view corrideisypoints,and receptors

Indication of potential visual impacts using established criteria,

including potential lightingmpacts 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)

= =4 -4 —a -

= =4 A

The actuakignificanceof the expected visual impacts must bscertained holistically, considering the
proposal in context, and interpreting théswal suitability of thgotential changes.

In addition to the proposedconceptual development scenarios piaced by theurban designersand
descriptions of the project componentthe urban designerdiave provided a digital model of the
potential massingf the proposed development

This information has been interpreted within the context of landform information provideGbggle
Earth Professionalusing shapefile modelling integral to softwarey R LINR OS&daSR 2y (KS
desktop and laptop computers

Theimpact of the proposedinfrastructure will be considered fromstrategicviewpoints at various
distances from the sitgysing a series of photographs recorded by the author using a-haftidigital
camera, towards the articulation of a professional opinion with recommendatidos decisiorg

making.
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1.7

Assumptions

Assumptionsunderpinningthe visualimpactassessmenprocessare as follows:

i Awareness that 'visual' implies the full range wfual, aesthetic, spatialcultural, and
spiritual aspectsof the environment, which together contribute to the local character and
wasSyasS 2F LI IFOSQ 2F GKS IINBIFX FyR GKIG. WOA&dZ €

1 'YRSNBGEFYRAY3I GKFEG WAYLI OGQ YSIya | Wy2{iAa0St o
under normal conditions; and that change is not necessarily negative, but may contain
positive, neutral, and/or negative aspects in varying degrees

i 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 thegion.

i 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 ameniglue.

| ¢KS ySSR (2 AyOfdzRS ljdzr yGAGrGABS ONARGSNRAIF X a
Y SaAaGKSGAO @Gl tdzSQ 2N waSyasS 2F LJX I OS@e,G2 | OKA
the rational and the intuitive; the measurable and the immeasurable)

il 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 practively

il 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

Limitationsof the visuaimpactassessmenprocessare as follows:

i 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 timeThus, it is not always possible to provide a definitive visual
statement of significance.

i 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.

1 Accuracy of Material: This report assumes that all material supplied by others (including
specialist assessments, historical, planning and-las® background research) is an accurate
and true reflection of the issues governing the property and its proposed development.

1 The geographic aspects of this report rely on a combinaticiomd-cadastral maps at scales
1:500 000, 1:250 000 and 1:50 000, together with Go@glgh LIDAR data and GIS
information at various scales as recermtdaascontemporaryas possible. However, new
buildings ad buildingsstill under construction may not be reflected.

i Detailed LIDAR information of the site context is abwaysavailable digitallytherefore, the
visual simulations rely on landform as an indication of visibility. At grade, the screening effect
of existing trees and buildingsayreduce visibilitysignificantly

i With respect to thequality and age of the base data used, Google EaRlo highresolution
2021and 2023aerial photograply hasserved ageliable and accurate souratata for three-
dimensional mapping: in addition to the ESRbase plan nformation provided by the
Department of Agriculture Enterprise, through thggs.elsenburg.conCape 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 repurposed institutional ward buildings, and mature trees which create intimate and
sheltered garden spacéprotected from the soutkeasterly winds)the primary visual resource is the
cultural landscape conteXt A y Of dzR A y Fisudl FoRegrodndlamndlrdng vislkkzonnections to
5S@At Qa tSI 12 [ A2RéMwoodPeak oRtlie Table Mguntiin /Rdnindula MgliRain
groupas visual backgroungroviding a sense of orientatioand scale

At the regional scale, the site is located within slgrdominatedCape Flats domain, butithin 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 grainMiditland Garden Village demonstrates a hursmale
urban typology.

Visual resources across the scales are summarized as follows:

Site Attributes (foreground)
HistoricW @ S Ny buidilzgsanNJandscapemcluding the Oude Molen homestead complex
Il Aa02NAO WRSAAIYSRQ ,msiutionaliwgdra Building§Bpurpdsel R4 O LJISa
Mature trees and open spacegew corridors betweehuildings

Local context (mid-ground)
Maitland Garden Villagand Pinelandas design historiGarden Citiekownscape
Black Rivecorridor& associated wetlands & WLJ- NJ f F YRQ f I yRa Ol LIS @A ad:
Royal Observatory, Valkenberg Homestaadocal landmark buildings

Regionalcontext (background)
Devils Peak/Mowbray Ridge and Table Mountain Grmipgisual backdrop
Black River Liesbeek River confluence and wetlaagsatural system
Intersection between mountain foothills and coastal plgiver confluence)
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1.10 Potential Impacts on Visual Resources

F €STFd YAGAIIGSR I y-RI BAYIEKQ dzif S If & geRdh @ thaFepSeadill SR
redevelopment scenarios would have a localized visompact (i.e., noticeable chanyjeupon the

Odzf GdzNF £ fFyRaOlI LIS O2yGSEG | yR ooflabe diteh tBotigh %02 Y S 6 K |
varying degrees, (depending on scale and intenghypugh increasedouilding density, increased

activity, and increased lighting at night.

Refinement of theplacemaking aspects of the proposal and mitigation measwds be cucial to
achieving an appropriate fitithin this context.

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

Potential Impacts upon thRegional Context:
Potentialchange in character because of cumulative impacts,
urban infill development within remnartiucolic landscape
impact uponthe currentsense of place

Potentiallmpacts upon thd.ocal Context:
Visual intrusion ohew developmenton open vistasvithin the culturallandscape
Increased densities, traffic, etc. edge conditions
Reduced connectivity of green spaces

Potential Impacts upon th8ite Attributes:
Foreground insertion of new buildings potentially overwhelmtngtoric buildings and spaces
Potential loss of landscape features (odatiow landscapesome trees to be removéd
Potential demolition of existing buildings parts thereof
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2. The Proposed Development

2.1 ProjectDescription

As perthe 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 mukilisciplinary 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.

¢KS adGliSR 202S00GAQS 2F GKS OtASyld sAGK NBAaLISOI
density, large scale, sustainable, residentially led mixeel development based on a liveork-play
philosophy and transi# NA Sy 1§ SR RS @St 2LIYSyild o0a¢h5£0 LINRAYyOALX Sa:
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
LINEOSaa @Al (GKS LINB@A2dza FLIRAYGYSYld FyR NBYIAya
econeighbourhood, with compact mixedse developments, integrating education, affordable

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

LINEP RdzOGA GBS 1 yRAOILISAa YR ylFidz2NIf NBASNBS&¢®

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 optinudlige the site to
achieve broader spatial justice objectives.

Ly fAYyS 6AGK (GKS OftASyildiQa 202S00GAGBSs GKS OdzNNBy
walkable, mixeeuse integrated development that is responsive to the historical and cultural context
of the site.

The conceptual proposals are hitgvel by designto allow for maximum flexibility within the
identified constraints to ensure that the concept results in a viable development opportunity. Further
detailswill be unpacked through the package of plans process as allowed for in terms of the Cape
Town Municipal Planning Byaw
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2.11 Development Alternatives

Various planning and design alternatives have been explored in response to contextual infodnants.
summary of theeexplorations (leading to the preferred alternative) is summarized as follows:

Alternative 1 Status Quo

il

= =4 4 -8 -—a -

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 publigrivate partnership (PPP) for management.

Upgradingof natural landscape and facilitating access to recreational activities.

Alternative 2 (2021Version

f

Higher density Development
(this client has discardetthis alternative as contextually unsympathetic)

Alternative 3, Scenario 1: Productive Farm Village

f

Similar to Alternative 1, with better maintenanéemanagement by land custodian.

Alternative 3, Scenario 2: Compact Integrated Neighborhood

1

= =4 —a —a -8 —a -8

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

Redevelop undeutilized land with new contextually appropriate infill developments.
Refurbish and reuse select heritage buildings; demolish derelict ones.

Provide additional acceseads 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

f
f
f

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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2.12 Preferred Alternative

Whereas Alternative Bcenario 1 offered yieldso low for economic viabilityAlternative 3Scenario
3 had negative impacts owisual resources antieritage significanceThe client therefore chose
Alternative 3 Scenario for its balance of density and heritage preservation

The project planners and urban designers hdugher refinedthis proposalin response to
the baseline studies andngoing engagement with the assessment teamesulting inthe Final
Preferred Alternative (Alternative A); subsequentlyfurther amendedin response tocomments
received from Interested andffected parties (I&APguring the Public Participation Process (PPP), as
well as the Specialists reports, resulting in the upddtethl Preferred Alternative (Alternative 4B).

2.1.3 Proposed Layout to bassessed

Thecomponents of thé=inal Preferred alternative (Alternative &) are as follows:

I 1364 housing units: 34% inclusionary units (social and first home finance housing)
and 66% open market units.

1 Office spaceApproximately 18,981m2 GLA.

Retail spaceApproximately 3,379m2 GLA.

1 Interpretive CentreApproximately 788m? GLA.

=

SVAas urban desigrers have produced alock model of this proposal, whictogether with the
Landscape Framework and guidelines by Planning Partfemss the basis of the visual impact
assessment

Noting that the massing remains at building envelope level (i.e. architectualessionmateriality

and detailhas not yet been determined}he visual impact assessment considers the proposal in
terms of its scale, massing, aggregation and height relative to existing builainth¢reesto 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 alternativihe updated proposal (considered within this

updated VIA repoitis referred to as the Final Preferred alternativdtérnative 4B) Thisalternative

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

AL QAL AYUSNFI OS 6A0GK alAldflFyR DIFENRSY +Affl 3Ss
Homestead Precinct

Alternative 4B forms theubject of this updated Visual Impact Assessment report.
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The Proposed Development

Oude Molen VIA Report|

- Built Form

OMP Precinct Plan
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Figure8: OMP Precinct Plafrinal Preferred Alternatif@A)with section linesSource SVA
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David GibbsLandscape Architect |
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Figure9: OMP Cross sections through theal Preferred Alternativg4A) SourceSVA
(As circulated for PPP.

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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2.2 Implications of Propose®evelopment

Within the field of viewpoth the Planning Design & Developmertiaseand Operational phase of the

project would causenoticeable changes(i.e., visual impact) to the visual status qudoting that the

Oude Molen precinct may be describée & | G NI YaF2NYSR QoNRSYTFASE RQ aAi
scale agriculture, the visual impacts of redevelopmenaty haveeither negative,neutral, or positive

effects on thevisualresources identifiedandare summarized as follows

2.2.1 Planning, Design and Developmephase:

Site clearance vemoval of certain vegetation

Earthworks /excavationdo create building platforms

Construction operationg establishment materialsdelivery,and storage

Building activity, personnel ancthiclesand tower cranes (machinery and site camp)
Noise / dust / lighting temporary services / hoarding

= =4 —a —a A

2.2.2 Operational phase:

i Transformatiorof a bucolicsite to include additional residential and mixed uses
(Changeh y Wa Sy &fm gelfct insifutioaBs@aie to urban neighbourhood

i New residentiabnd mixed-usebuildings and associated landscape

i Residential community and public activitiesrecreational use ointernalopen space
bl Increased traffidlows

1 Sgnage, Lightingt night

Note:

Whereasconstructionimpacts are significant and immediatproducingnoticeablechangesto the
status quo, they tend to last only as long as construction activity continues.

Operational phase impacts tend to be more permanent and-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

Thereceiving environment of the development proposal should be considered not orsliyestcale,

but also at the broader contextual landscape sctdenderstand 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 cabe described aan evolvingcultural landscapewith remnantvernacular
homesteadand relict institutional built form components, layerednodified, and adaptedover time
resulting ina somewhat idiosyncratic antucolic siteof unique character; it is also set within the
context of an evolving urban cultural landscape, with visual resources, heritage resources and
heritage Protection over Ays demonstrating the significance of the receivingisonment.

Within this context, ertain geographideaturesprevailasdefining andstructuring elements

the Black River and associated wetlands, theninsula Mountain range with visual connectiors

from the siteto Fernwood Peak an8 S@A f Q& t S| 1 I @éar@dshntpi 2w A[RESY @& Rl S|
and Signal Hill as landmaglements

Other features are more friable artthnsient orperhaps occur at a more localized scale.

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

FigurelO: Existingsite massinglpoking westwards)Source: Cape Farm Mapper 3D
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3.11 Type ofLandscape

Figurell: Geology Source: Cape Farm Mapper

As per the reading of the landform and underlying geolobgg,site lies at the interfacef two broad

types of landscapevhich bisect the site along its norteouth axisnamelythe coastal plaintypology

(characterized by the underlyinGandveld geological groumlong the eastern edge of the site) and

the foothills / undulating plainstypology, (characterized byMalmesbury shale of the Tygerberg

formation) g KA OK SEGSYR& TNRY 5SOARMa LISH] SFHadsl NRa |

Sandveldt tends to be nutrient poor, and easily transportable by wind,thedefore not particularly
conducive to farmindor 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 draiWwigereas 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.

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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3.1.2 Topographyand Landform

0T+

i :

Figurel2: ContoursSource: Cépe Farm Mapper

The siteis relatively lowying (between 8 and 20m above MSir)d appearsrelativelyflat, consistent
with the coastal plain designation of the Cape Flats domain.

Using the language of Christian Norb&ghultz towards a Phenomenology of Placéhis could be
RSAONROSR2KA Y I i Y& QwhicHsigBspédtly tdbards theBlack River (west of the
site).

Although it hasstrong visual connections® S@A f Qa t S 1 X CSNYy¢22R tSIF{13X [ A
these are at a distanamore than5km from the site

The contour diagram demonstrates how the landform rises sharply to wst 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
a2gpoNle& wiAR3IS SEGSYyRAy3a SlLadsélNRa FTNRY 5505t Qa LIS

¢tKS 2LSyySaa 2F (GKS WLINJflIYyRQ @Aadzaf F2NBINRdAzyR
along the banks of the Black River) further accentuate this spatial relationship.

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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3.1.3 Aspectand Orientation

Figurel3: Aspect Source: Cape Farm Mapper

uN

The site slopes very gentlwith a predominantly northto north-east aspect, (a favourable solar
orientation), though on its western extremifyt dips towards theBlack Riveflood-plain andwetland
corridor in a western direction.

¢KS aAdsS arda rftvyz2ad AYYSRALFGStEe 2L1L12aAdS GKS az2¢
Peak.Given the subtlety of the site landform, the strong visual presence of the Cape Peninsula
Y2dzy i Aya RNIga GKS SeS 2F GKS @GAS6SNI 6Saidieol NRax
the west, and tends to turn it back odexandra Roa@obility corridor) to the east.

The Site has a nortbouth axiallinearity, ying parallel to the major geographic features of the
broader context (namely the Peninsular Mountain Range and the Liesbeek / Black / Salt River system.

This northsouth orientation also aligns with the orientation of the approach avenue leading to the
historic Oude Molen homestead.

Aspect / Orientation

NE

E WSE mS mSW mW mNW

Nw | NE
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3.1.4 Hydrology and drainage

Figurel4: River and Wetland systenfSource: Cape Farm Mapper

The site lies eastwards of the flood plan of the Black River, upstream aitifuence of the Black
andLiesbeek Rivers, from where they flow northwards as the Salt River.

Whereas the Liesbeek River draithe 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 historicallyhte Black Rivehad aseasoml (or non-perennialflow regimé, urbanization of
the systemand encroachmenhasnecessitateddredging andcanalization of certain sections, as well
as theintroduction ofchannelled inflow oftormwaterand treated wastewater

Not only has the water quality been compromiséxit the entire regime has aldoeen transformed

into a perennidly flowing systemNonetheless, 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 paintirsgand photograph that follow give a strong sense of the connectivity

of the river and mountainlandscapes anddemonstrate the presence of windmills within the
landscape.

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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Figurel5: Pedestrian Bridge over Liesbeek Riu&11 SourceWilliam John Burchell

William John Burchell (1781863)- 'The South African Drawings of William Burchell'
Witwatersrand University Press 1952

Cape Town History in Photos
https://www.flickr.com/photos/hilton-t/8801864935/in/album72157623376342033/

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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Figurel7:. 2 6t SNRa ©@ASg 2F (GKS | )\Séééél WAQBSNE Omynnado { 2dz
LYl 3S Ayt Kuslim3nen (8he wearingdberingcand Cattle grazing along the river in the
foreground with a side view dhe Royal Observatory and one of the local windmills in the backgQuhd

= P
VIEW NEAR SALT RIVER. JC TR
FigurelsY t 22 NI SYIl yQa x188%0¢ ySI NI {Ffd wAiA@BSNJ
{2dzNOFYe WwL+9wQ{ .1 ¢¢[9{ & .9!!¢ ot!{¢ 3 tw9{9b¢c¢o

5

https://cultureconnectsa.com/saltiver-capetowns-fascinatingneighbourhoodmuralsandhistory/25499
plate-19-poortermansview-near-salt-river-c1840parliament/

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner


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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Figurel9: Salt River, Observatory in the distance. T Bowle&855. Lithograph by Day & Son

{2dzNDOSYe WL29wWQ{ .!¢c¢[9{ @ .9!!1 ¢, ot!{¢ 3 tw9{9bc¢o
https://cultureconnectsa.com/saltiver-capetowns-fascinatingneighbourhoodmuralsand-history/30180by-
t-bowler-c1855lithographby-day-sonparliament/

Figure20: Panorama of Salt River by A de Smidt c1860.
Note the presence of windmills indicated within the landscape as landmark features.

{2dzNOSYe WL29wWQ{ .!¢¢[9{ @ .9!!1¢, ot!{¢ 3 tw9{9bc¢o
https://cultureconnectsa.com/saltiver-capetowns-fascinatingneighbourhoodmuralsand-history/

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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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

Figure2l: Slope percentagesource: Cape FarMapper

Consistent with the Cape Flats geomorphology, the site is relatively flat,lamdying ¢ a sky
dominated or@? 02 & YA OQ, td use/ tRei l@nguaife of Christian Norb&chultz (Genius Loci:
Towards a Phenomenology of Architecture)

Although the mountains within the view are visually dominant, they arefact at a significant
distance from the site (approximately 5kms) atfterefore do not overshadow itYet despite the
distance, the strong visual presence of the mountain slopes provides a powerful sense of orientation
and sense of place.

fridySaaqQ 27F aAiiS-eastbrly viads, ivich dre A G A &
F LIS LISYAyadzZ b Y2dzydl lofthes 64 QK

Mowbray Ridge.

LG Aa AyGSNBaldAy3a G2 y2iS (KI G ¢thdWindiMountain. Bis | 6+ &
therefore no accident that wingbowered 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).

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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3.1.6 Settlement Patterns% Built Form

S ™ N RN
Figure22: Cadastral patternsSource: Cape FarMapper

The cadastral patternseveal 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 betweefiable Mountain, Lions Head and Signal Hithe westward? O 2 NNA R 2 N
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 inwag 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).

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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3.1.7 Landscape patterns

Figure23: Landscap@atterns SourceCape Farm Mapper

Cultural Landscape is composed of several overlaid patieais/egetation as well as settlement in a

continuum of domainsfrom the WrbarGthrough the$rald (12 G(KSQWGRERSWEREYA 2V
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 Pags backdroprovides an element ahe W g A f R SIS & & Q

The visual foreground of the site is the expansive open space system which traces the length of the
. EFO1 WAGSNI ¢KAA F2N¥a Ly 2Ly WLINIfFYRQ f1yRao

The site itself has bucolicquality, given the predominance of open space and mature vegetation, as
well as the rather loose aggregation of existing buildings.

This is certainly an anthropic environmeritansformed by human use and layered with history,
meaningful to many communities for both tangible and intangible aspects.

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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3.1.8 Vegetation& Landscapeover

- - 3

ation at the western edge of thite.

Figure24: Lowgrowing veget

The site itself is a highly transformé&hdscapewith clusters ofmature trees in placesassociated the
existing buildingscreating visually enclosed courtyard spaces without lending legibility tavtiae
site.

The vegetation patterns of the site have changes significantly over time, with much of the current tree
028N} IS AYyGNRRddzOSR aAyOS (KS mdbppnQad

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 exposedgkyndominated

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

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner
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Figure25: Vegetation Mapping3VA and Tree Assessment (Planning Partners)

Apart from some mature trees of staturénotably 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 alignmehtse planting occurs in predominantly in clusters,
GKAOK fSyRa | WLINJEALSQ FYoAlFyOS (2 (GKS airasSo

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.

9y iNIryOSa IyR GKNBaK2f Ra aKa2dz RsparSof tNBvayfirBiaghlingedy. o A G K W3
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3.1.5 Landscape Character

Within a broader urban cultural landscapégtsiteitselfis an anthropiducolicenvironment in
transition, with recent urbanfarming and community gardenirgracticesoverlaidon a relict
institutional landscape.

The historic Valkenberg homestead and Royal Observatory are heritagevisitasproximity.

There is @ open, bucolic,andtranquil quality to the site, due toits 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 askly dominated

3.1.6 Landscape Charact&ensitivity

The Landscape Character of tlegional settingis considerednoderately sensitiveto visual impact
as it is associated with areasmédiumvisual / scenic amenity

The Landscape Character of tlieal contextis considerednoderately sensitivg due tothe existing
neighbourhood adjacent and intangible associations with the landscape

The Landscape Character of thite is considerednoderately sensitive given the screening effect of
existingmaturetrees, andthe lack of visuatohesion of portions of the site.
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3.1.7Landscape Character
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Figure26: Landscape Character

David GibbsLandscape Architect | Environmental Planner + Heritage Practitioner

















































































































































































































































































