
       Page i      
 

 
 

 

 

Project Name: 

Oude Molen Precinct (OMP) 
 

Report Title:   Urban Design Report 
     Preferred Alternative 2025 

 

 

 
Prepared by:    SVA International 

     AJ Mentz (Urban Designer) 

Client Name:   Directorate: Special Projects 

Dept. of Infrastructure, WCG 

Client Contact person:   Amozelle Lambrechts (PM) 

Date:     October 2025 

Rev:      Rev05 
 
 

 



       Page ii      
 



       Page iii      
 

TABLE OF CONTENTS 

 
 

Chapter Description Page 

1 The Oude Molen Precinct Study Area 5 
1.1 Site 5 

2 Locality and Context 6 
2.1 OMP Site Description 6 
2.2 Site Locality Maps 6 
2.3 Surrounding Urban Form and Character 11 
2.4 Zoning 15 
2.5 Current Uses and Functions 16 
2.6 Precinct Photographic Character Survey 18 

3 Historic Spatial Design Informants 49 
3.1 {ǳƳƳŀǊȅ ƻŦ άƘƛǎǘƻǊƛŎέ hat 5ŜǎƛƎƴ LƴŦƻǊƳŀƴǘǎ ŀƴŘ 5ŜǎƛǊŜŘ hǳǘŎƻƳŜǎ 

from the TWO RIVERS LSDF 49 

4 Spatial Urban Design Informants 53 
4.1 Site Analysis Informants 53 
4.2 Spatial Informants 54 
4.3 Public Engagement Design Informants 67 
4.4 Other Contextual Informants 68 

5 Vision Statement ς OMP Precinct Plan 70 

6 Buildings to be Retained or Demolished 71 
6.1 Key Plan: Demolished Buildings vs. Retained Buildings 71 
6.2 Aerial Image of Retained Buildings 72 
6.3 5ƛŀƎǊŀƳ ŦǊƻƳ ά.ǳƛƭŘƛƴƎ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘΣ нлноέ 72 

7 Development Opportunities and Inspirations 73 
7.1 Considering Current Urban Design Best-Practice 73 
7.2 Considering the Beneficiation of Current Users and Functions 75 
7.3 Re-Development Concepts, Ideas and Precedent Images 76 

8 Desired Urban Design Outcomes 83 
8.1 Create places for people 83 
8.2 Exploit the uniqueness of place and the potential of the pre-existing 85 
8.3 Facilitate flow / Permeability / Connectedness / Continuity of 

connections 85 
8.4 Respond to the adjacent / Contribute to the whole / Integrate and 

design the boundary / Look out not in. 86 
8.5 Create the public spatial frame / Allow incremental private 

development over time 88 
8.6 Adaptable street blocks and building mass to accommodate change in 

use over time 89 
8.7 Compactness and appropriate placement of development density 92 
8.8 Mitigate the visual impact of parking / Design for future car use 93 
8.9 Mixed use 95 
8.10 Walkability and complete streets 97 
8.11 Frame unique views and place foreground buildings and landmarks / 

Promote legibility 99 



       Page iv      
 

8.12 Define Fronts, Sides and Backs / Design Thresholds between Public and 
Private Space 101 

8.13 Activate the ground floor interface / Enforce greater height at ground 
floor 106 

8.14 Design for passive surveillance / Promote CDTED to support safe places
 107 

8.15 Hierarchy of hard and soft public open spaces between buildings 109 
8.16 WSUD Principles and Stormwater Management 112 
8.17 Establish character zones and concentrate energy / Desire lines and 

anchors 113 
8.18 Cluster public facilities to promote multi-use, and resilience 113 
8.19 Architectural richness and variety through vertical articulation 114 
8.20 Promote difference and diversity / Design to accommodate 

personalisation and identity 117 
8.21 Summary 117 
8.22 References 118 

9 OMP Precinct Plan ς Preferred Alternative 119 
9.1 Layout Plans 119 
9.2 Development Schedule with Building Use ς Preferred Alternative 127 
9.3 3D Massing Views with Building Use 128 
9.4 3D Massing Views of Preferred Alternative 130 

10 Response to Heritage Design Indicators 143 

11 3D Views of Preferred Alternative for VIA 162 
11.1 Key Plan 162 
11.2 Views A to F of Proposed Massing 163 

12 3D Physical Model 169 

13 Response to the CoCT Urban Design Policy 2024 179 
13.1 OBJECTIVE 1: Ensure legible spatial structure 179 
13.2 OBJECTIVE 2: Create good quality open space through placemaking 182 
13.3 OBJECTIVE 3: Contribute to the creation of healthy and safe 

communities 185 
13.4 OBJECTIVE 4: Design streets as positive public space 188 
13.5 OBJECTIVE 5: Promote intensity, diversity and adaptability of uses 191 
13.6 OBJECTIVE 6: Ensure positive interfaces onto the public realm 193 
13.7 OBJECTIVE 7: Provide support to sites of informality 195 
13.8 OBJECTIVE 8: Value and enhance green open spaces 196 
13.9 OBJECTIVE 9: Respond to the character and identity of an area 197 

14 Summary 199 
 



 

       Page 5      
 

1 ¢ƘŜ hǳŘŜ aƻƭŜƴ tǊŜŎƛƴŎǘ {ǘǳŘȅ !ǊŜŀ 

1.1 Site 

 Description 

The below inserted aerial imagery indicates the current spatial condition of the OMP Study Area.  

Plan view of the status quo Oude Molen Precinct 
 

Aerial perspective view of the status quo Oude Molen Precinct 
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2 [ƻŎŀƭƛǘȅ ŀƴŘ /ƻƴǘŜȄǘ 

2.1 OMP Site Description  

The Oude Molen property is located to the north of The Park and Park Lane office complexes which 
themselves lie to the immediate north of the Vincent Pallotti hospital. It lies to the east of Alexandra 
Road and adjacent Rail Line and Pinelands railway station. The northern boundary is formed by 
Perseverance Road and Maitland Garden Village and to the West of the site is a City of Cape Town 
property (remainder erf 26440) and the Black River. 
 
The property is extremely well connected via Alexandra Road to the N2 and M5 to the south, and via 
Berkley Road and the Black River Parkway to the N1 to the north. In addition, the Pinelands Station to 
the immediate east of the property ties this site directly into the metropolitan rail network. 

2.2 Site Locality Maps  

 OMP in Metropolitan Location 

 
Figure 1: Metropolitan map of Cape Town, indicating the location of the OMP 
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 OMP in Two Rivers Urban Park LSDF Location 

 
Figure 2: Google Earth aerial, placing OMP within the TRUP SDF context. 

 
 

 OMP Site Location within Surrounding Neighbourhoods 

 
Figure 3: OMP within the surrounding neighbourhoods, indicating the N2 and M5 routes. 
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Figure 4: Outline of the OMP study area, with immediate adjacencies. 

 
 
 

 Google Earth Aerial Views 

 

 
Figure 5: Bird's Eye View 01 ς From the South East 
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Figure 6: Bird's Eye View 02 ς From the East 

 
 
 
 

 
Figure 7: Bird's Eye View 03 ς From the West 
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Figure 8: Bird's Eye View 04 - From the South West 
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2.3 Surrounding Urban Form and Character  

 Context of Building Heights  

 
Figure 9: Google Earth aerial view, locating the OMP site within its perceived context of River & Mountain 

Pinelands Garden City with mostly 
single residential free 
standing properties. Small 
business and community 
core. Established trees and 
landscape. Medium to high 
income residents. Low rise 
and low density urban fabric. 
Images of Pinelands from 
Google. 
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Ndabeni Industrial / commercial area 
with medium density and 
medium rise urban fabric.  
Images of Ndabeni from 
Google. 
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Maitland 
Garden 
Village 

Established low income 
residential village. Mostly 
single ans semi-detached 
dwellings per plot. Low rise 
low density urban fabric. 
Images of Maitland 
Garden Village from 
Google. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Valkenberg 
Pschiciatric 
Hospital 

Historic medical facility 
with prominent buildings.  
Images of Valkenberg from 
Google. 
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Mowbray Established low-medium 
density residential suburb. 
With some mixed-use urban 
core facilities. Medium to 
high income residents. 
Adjacent to King David 
Mowbray Golf Club. 
Images of Mowbray from 
Google. 
 
 

 

 

 



 

       Page 15      
 

2.4 Zoning  

The current zones are extremely restrictive allowing only Utilities and Authority uses and various 
telecommunication facilities as of right.  
 

 Primary uses  

Utility service, authority use, rooftop base telecommunication station, freestanding base 
telecommunication station, minor freestanding base telecommunication station and minor rooftop 
base telecommunication station  
 
Uses permitted with consent are not any more appropriate. 
 

 Consent uses  

Cemetery, informal trading, funeral parlour, crematorium, urban agriculture, airport, wind turbine 
infrastructure and helicopter landing pad  
 
The actual zoning for the site will be determined in part by the nature of land release. Should the 
Province retain the total site and continue to lease this then a single overarching zone with a 
controlling mechanism such as a Precinct Plan and Site Development Plan for portions within the site 
would be adequate.  
 
If the site is to be sold off 
in part or as a whole, then 
the site would need to be 
subjected to a subdivision 
plan with individual sites 
correctly zoned including 
public streets and open 
space in a normal township 
development process. The 
individual sites can remain 
subject to an approved 
Precinct and Site 
development Plan (s), but 
the final outcome results in 
a different ownership 
pattern. 
 
 
 
 
 
 
 
 
 
 
 

Figure 10: Extract from the City of Cape Town Zoning Map 



 

       Page 16      
 

2.5 Current Uses and Functions 

¢ƘŜ ŜȄǘŜƴǎƛǾŜ ά.ǳƛƭŘƛƴƎ /ƻƴŘƛǘƛƻƴ {ǳǊǾŜȅέ ŎƻƴǘŀƛƴŜŘ ƛƴ ǘƘƛǎ ǊŜǇƻǊǘ ǳƴŘŜǊ {ŜŎǘƛƻƴ тΦмн ό!bb9·¦w9 !ύΣ 
should be complimentary to the below diagramme. 
A walkabout on the OMP site reveals a diverse range of current uses and functions taking place both 
inside and outside of buildings. The below graphic groups the dominant uses together in zones, as 
they function currently on the site: 
 

 
Figure 11: OMP diagramme indicating key functional zones currently in the village. 
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Figure 12: OMP aerial photo montage indicating key functional zones currently in the village. 

 


