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5 i, : k DR IS In November 2001 Du Tolt and Perrin Assoclates were appolnted by the City of
/' $ i Ratlore | e Cape Town, Blaauwberg Administration to undertake the "Loxton Road Urban
' G T Design Framework.”

STUDY AREA DESCRIPTION

The broader study area stretchas from the coastline associaled with the 'Miinerton
Lighthouse Precinct' to Koeberg Road. It Includes elements of metropolitan and
sub-metropolltan significance such as the recreatlonal gateway at the Lighthouse
Precinct the Milnerton-beach and the Milnerton lagoon. The area Is served by Oto
du Plessls Drive and Koeberg Road. The primary focus area includes the historic
Milnerton CBD area around Loxion Road. The primary focus area siretches from
Norwood Road to the north, Jansen Road to the south, the edge of the Milnerlon
lagoon to the west and Fitzpatrick Road 1o the east.
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BRIEF

The brief reflects the need for a framework for the study area based on the
following Issues:

- The poor quality of the public realm and a limited sense of place.

- The underutilization of public land and amenities.

- The fragmentation and separation of spaces and actlvities.

- The deterioration of the historic CBD.

The focus of the brief Is the development of a coherent and qualitative

public realm for the area. Key aspects of the projact brief Include:

a) An appralsal of problems, Issues and opporiunities for the area.

b) A vislon for the role of the site within the metropalltan and local context.

¢) The development of a spatlal framework 1o quallfy the spalial revitalisation
of the area.

d) The formulation of tools and guldelines to assst local offlclals In directing
Investmant in the short term and long-ierm revltalistion of the area.

8) The development of a strategic framework Including the Identification and
costing of strateglc actlon areas within an Implementation framework that
coordinates funding Into projects that have a potentlal to Impact on the
area as a whole.

PROJECT TEAM

Urban Design and Architectura:

Du Toit and Perrin Assoclates,

Suzanne du Tolt, Jacqueline Perrin, Heldi du Plessis
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EXECUTIVE SUMMARY

The purpose of the Urban Design Framework for the Loxton Road Study Area:

The Urban Design Framework for Loxton Road serves to define a set of spatial principles, guidslines and projects
for the Loxton Road Study Area. The focus of the Framework is the spatial revitalization of the area, in particular the
public realm. The intention is to maximize the potential of the public assets in the area as well as to promote an

accessible, convenient, safe and attractive environment for the benefit of the general public,

The Framework serves to:

- Establish the role of the site from a metropolitan and local perspective,

- Define the key opportunities and constraints for appropriate development,

- Provide an over-arching urban design framework that sets out primary spatial principles and guidelines,
- Define three focus areas or 'action areas' for strategic intervention,

- Define priority projects and establish a cost estimate for budgeting purposes.

The role of the site:

The study area includes a number of significant public assets including an extensive amount of well located but
underutilised public land and amenities. Moreover the area Is extremely well located; it is directly associated to
valuable natural and recreational assets including the Milnerton Lagoon and the Lighthouse Precinct. The area is
also highly accessible and is served by Otto du Plessis Drive and Koeberg Road. There is a range of mixed-use

private investment consolidated around the historic Milnerton C.B.D. that largely serves as a local convenience nods.

The broader Blaauwberg context is currently subject to extensive growth and development. The growth across the
total spectrum of income groups in the Blaauwberg area generates a growth in needs. The Loxton Road Study area
is well located, accessible and supports a wide range of public amenities that should respond to the new needs, in

particular the need for recreational and educational resources.

A broad urban design framework:

The purpose of the broac spatial framework is lo reinforce the relationships between the major structuring elements
and activity systems. Primary recommendations relate to natural systems and access systems:

i) Natural Systems

- Maxirﬁisa the special, public places along the coastiine including the Lagoon mouth and the Lighthouse Precinct.

- Maximise the extraordinary eco-recreational activities associated with the Lagoon. Reinforce the public promenade

along the Lagoon edge.

ii) Access Systems

- Establish mechanisms to reduce speed along Otto du Plessis Drive in the vicinity of the Study Area.

- Support public transport and pedestrian movement along Koeberg Road in the vicinity of the Loxton Road
intersection,

- Adopt the cycle path proposed by the Blaauwberg Administration, thereby allowing the Milnerton Lagoon, the Unitas
Park and associated amenities to be connected to local schools and the Milnerton Civic Centre and Library.

Strateglc projects - acticn areas

The Urban Design Framework proposes an over-arching public space system that serves to reinforce the spaces and
experiences between the Historic Milnerton CBD, the Milnarton Lagoon area and the Unitas Park area. Three
particular focus areas or action areas have been identified within the framework as strategic places for intervention.
These include; the 'Loxton Road Forecourt Area, the 'Milnerton Forecourt Area' and the 'Unitas Square Area’.

I) The Loxton Road Forecourt Action Area

The primary focus area s the intersection of Loxton Road and Koeberg Road. The key proposals include:
- The hard and soft landscaping of this intersection as well as special areas in Loxton Road.

- The establishment of clear, designated areas for pedestrian crossing across Koeberg Road.

- The establishment of adequately roofed areas for both commuters and traders.

il) The Milnerton Forecourt Actlon Area

The primary focus areas are the intersection of Loxton Road and Otto du Plessis Drive, and the extent of the green
forecourt’ area between Union Road and the Lagoon. The key proposals include;

- The establishment of clear, designated areas for pedestrian crossing across Otto du Plessis Drive.

- The establishment of a generous, well defined public promenade along the Lagoon edge.

- The establishment of a treed edge to Union Road that is sufficiently generous to accommodate a cycle path.

i) The Unitas Square Action Area

The primary focus area is the proposed Unitas Square to the north of Jansén Hall. The key propesals include:

- The development of a public square on an underutilised public parking area that could support a range of public
cativities including; parking, periodic markets, fetes and exhibitions. The square should also act as the primary
entrance to the Unitas Park, the Jansen Hall and the Milnerton Pre-primary School.
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1. INTRODUCTION
1.1 Approach - a position statement

A strong regard of the public realm and of public needs Is cenlral lo the approach,
The overall positive sense of place of the proposed framework will be guided by:
public safety, ease of access thraugh public transport and pedastrian linkages,
public recreatlon, and a mix of activities thal relate to the suslalnment of a vibrant,
well-used public realm.

1.2 Method

The and goal of this framework Is to Identify and develop strateglc profects for
implementation. The stategic projects or focus areas have developed out of an urban
design framework for the study area as a whols. The purpose of the stralegic projects
Is to direct public and private Investment In the short term. The purpose of the
broader urban deslgn framework Is to establish a set of spatlal princlples and
guidelines to Infarm public and private stakeholders and Initiatives over time.

The spatlal framework has been Informed by.

) An undarstanding of the role of the study area from a malropolitan and local
perspective. The role of the site examines current needs as well as future needs
In tarms of the high rate and extent of growth and change In the Blaauwberg area.

i) An understanding of key oppartunities and constraints that respectively support
or detract from appropriate development patentials In the area.

ili) An Idea or conceptual ramework that attempls to Intergrate key public spaces
sa that the potential of the study area and the network of public space Is
consollidated and relnforced.

1.3 Siakeholder Participation

Public particlpation has been managed through three channels:
[) General public meetings

fi) Focus group mestings and warkshops

|11} Individual mestings

Public officials have been engaged through:
I) Project Management Team (PMT) meetings
1I) Individual meetings with relevant offlclals

| Structure of the framework

1. Introduction
{Approach and method)

2. Role of the slte
Avision satemert

3. Synthesls
Urban systems, planning frameworks

4. Opportunities and constralnts
kay possibilitles and problems

5, The spatlal framework
ovgwlaw. guidelines and controls

b) Indlvidual meslings

Otficlal
Participation Participation
| 05 February:
Public mesting
a) Focus group
workshops
14 February,
- clvic stakeholders 26 March'
- commerclal stakeholders 26 Aprll:
| - public stakeholders | PMT meetings
28 February;

Submit draft

a) P.M.T. workshops

7. The way turwam"

Final amendments

6. The strateglc framewaork : action areas b) Individual mestings
priority areas, stakeholder Involvemant
tha_lg_n focus, costing
14 June:
Public meeting Submit draft for commant
Response fo Response to
comments tﬂrg[nanm
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2. THE ROLE OF THE 8ITE

2.1 The nature of the probiem

The study area represents the Issue of an historic, local CBD located within a rapldly

expanding and changing ‘municipal’ area. The Blaauwberg area or "Northern Arm”

of the metropole Is one of the most rapldly growing private Investment areas

in the Clty of Cape Town. In addition there are large portlons of publicly and privately

owned |and that If developed, will have a significant Impact on the area as a whol,

Alongslds rapid growth and expansion, Is a shift in Investment, soc'al, recreational and

demographic patterns. A key concarn Is to develop a framework for the appropriate

revitalization of the Loxton Road study area In a manner that recognizes:

a) Its local polential as a convenlent, local 'C.B.D’

b) lls role with respect to Its proximity to an Important metropolitan recreational

gateway, Including the Milnerton beachfront and lagoon

¢) the changing role of this study area In terms of the growth dynamlcs of the greater

Blaauwberg area.

2.2 A metropoliian perspeciive

 The broad study area Includss a recreational gateway of metropolitan significance.
The recreational gateways at Milnerton Lagoon Mouth and the Woodbridge Island
lighthouse are close to Cape Town CBD (8-10km) and within 4 kilometres of
Ysterplaat, Wingfleld and Century Clty. They form part of a serles of coastal
gateways from the Lagoon Mouth to Dolphin Beach that will Increasingly play an
imporiant role as a series of metropolitan recreational destinations.

- The focus area Is very accessible, and Is located between Otto du Plessis Drive
(the primary route to the West Coast) and Koeberg Road (a mixed-uss development
corrldor that connects to the N7 In the north and the N1 In the south).

- There s slrong private Investor confidence In Blaauwberg across a ranga of
devalopment initiatives Including Industrial, commerclal, retall and housing.
Howaver, the spatial tendency Is to creale seperate enclaves of walled -off, limited
access developments.

- There Is a siginificant populatlon Influx across the total spectrum of Income groups Ir
the Blaauwberg area and hence a growth In needs. Areas such as the study area that
are well located, accessible and supporl a wide ranga of public amenities have a
potential role In responding to these needs. Primary publlc needs for education and
recraatlon resources are already apparent In the Blaauwberg area as a whole.

2.3 A local perspectiva

+ The CBD area Itsalf has a magnificant natural setting on a westerly slopa with
extraordinary views of Table Mountaln and the Atlantic ocean.

- The bullt fabric of the study area Is 'urban' with a number of positive characterlstics
that support well performing environments - high accessiblllty, dense housing
stock, mixed use actlvities and a proximity of public facllities and resources.

+ There are substantlal portions of well located, underutlised public land typified by
seml-vacant parking lots and road reserves. The appropriate use and capacty of
this land must be explored in terms of a coheslve public realm. Therefora sirests,
parks, road reserves and recreatlonal galeways could start to form an Intemrelaled
public network.

p KEY:
———————— Broader study area —— + — + ——  Future road propos:
.......... ~=——-~ Rallway lIne Metro connections
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3. 8YNTHESIS

3.1 The planning context relative to the siudy area

A number of planning frameworks have been undertaken within the Blaauwberg
area In the last few years. Frameworks that have a partlcular relevancs for this
project Include:

- The Metropolitan Spatial Development Framework (1996)

- The Blaauwberg Spatlal Development Framework (2001, July)

- The Koeberg Road Management Strategy (2000, September)

- The Beachfront Management Plan (2000, April)

- Urban Deslgn Framework - Milnerton Golf Course Site (2000, October)

Key aspects that are relevant to this project have baen extracted.

3.1.1 Metropaolitan 8patial Development Framework - MSDF (1886)
The MSDF was Initlated to define an appropriate framework for the growth of the
metropolltan area.

* Principles :

Koaberg Road Is defined as an activity corridor that sustains mixed use, higher
density development along a major public transport route. Development Intenslty
should be focused In a serles of nodes.

* Infiatives :

There has been dramatic growih in developments ad|acent lo Kosberg Road although
this Is largely In the form of ribbon-like or strip development. Real nodal areas of
mixed-use &ctlvity assoclated with public amenities tend to occur In the historic areas
along Koeberg Road such as the Milnerton CBD and in Brooklyn Rugby. There Is
currently an absence of substantial public transport support Infrastructure along
Kosberg Road.

3.1.2 Blaauwbarg Spatlal Devalopment Framework - BSDF (2001, July)
The BSDF was established to define a growth strategy for the Biaauwberg area as
awhole.

* Principles :

- The support for Integrated living environments with mixed-use activities assoclated
with the quality of place.

- The Integration of urban and natural environments.

- Medium term Initiatives :

a) Publlc transport lanes along Otto Du Plessis Drlve and Koaberg Road.

b) The celabration of unlque assets, specifically coastal relaled recreational facilities
such as the Woodbridge Island Lighthouse precinct.

Scale 1:6000
[ — 100 20w
o, - Figure 3: Planning Frameworks
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- Implications for the sludy area :

The study area represents the potential Integration of an historlc (local) CBD to the
recreational gateway assoclated with the lagoon and Lighthouse precinct. The area Is
accessible from Otto du Plessis Drive and Koeberg Road although more conslderation
needs Lo be given to public transport and the creatlon of a qualitative pedestrian
snvironment.

3.1.3 Koeberg Road Management Stralegy (2000, 8eptember)
The Road Management Strategy was Initiated to establish a framework to optimise
Iransport requirements and support activities along the metropolitan corridor.

* Principles:

- The support of a broad spectrum of activities and opportunities along Koeberg Road
Including; higher density resldentlal, a range of retall, markets and public transport
facllitles.

- The relnforcement of nodes or areas of focused activity, such as the historic
Milnerion CBD at Loxton Road.

- Proposals:
The revision of the Koeberg Road cross section within the 40 meter road reserve, to
Include a public transport lane and a positive, landscaped streetscape.

- Implications for the study area:

- The Intersectlon of Loxdon Road and Koeberg Road Is a significant nodal
Intersectlon with extensive pedestrian flows and bus and taxl stops In this vicinity.
The Intersection warrants Intervention directed towards a safe and attractive
public environment.

- Underutilised land parcels In this nodal area need lo be examined In terms of the
potantlal to reinforce the node. This does not necessarily suggest bullt
intervention, but a range of spaces and activities that enhance the vibrancy and
sense of place for the CBO.

3.1.4 Beachfront Managsment Plan (2000, April)

The Beachfront Management PLan was formulated to analise an extent of Milnerton
Beach front and to recommend measyres for the sustalnable management and
promotlon of the beachfront assets.

- Management Princlples:

a) Restors the frontal Dunes

b) Establish a coastal walkway

c) Establish a serles of public nodes assoclaled with the walkway

* Proposals:
a) Establlsh a groyna or Jetty "Groyne 1" off beach at the lighthouss precinct.
b) Establish the coastal gateway from Lagoon Gate promenade in the south
to Dolphin Beach In the north.
c) Relnforce the public aspects of a public node at the Lighthouse Beachfront,

* Implications for the study area:

- The detrimental effects of coastal erosin, pariicularly in the vicinity
from Lagoon Mouth to the north of the Lighthouse Precinct cannot
be sufficlently emphasised. The extent of the area affected,
the pace of erroslon, combined with the resources required for
the Intervention indicate that this Is an urgent matter for the Clty's
conslderation.

3.1.5 Urban Design Framework - Milnerton GoH course sits and environs
(2000, October)

The Urban Design Framework was undertaken to examine the potential of the

Lighthouse Precinct Area, and to protect and enhance public assets In this area.

* Principles:

The framework promotes a public good perspective - a perspective that maximizes
publlc Interssts at large. It describes the need 1o create a public gateway of
sub-metropolitan or metropolitan Importance that is pedestrian

orlentated multi-functional to accommodate a range of Informal activities, with
relnforced uses on the edges.

* Proposals:

a) Establish and relnforce the large forecourt space assoclated with the lagoon
(as Milnerton's equivalent to the Braak In Stellenbosch).

b) Reinforce the western edge of thig forecourt with genarous planting and a
beach promenade.

c) Relnforce the Unlias Park as a sporis and recreation precinct.

d) Maintain the east-west viewing lines o the lighthouse precinct from Milivale
Road, Loxton Road, Knysna Road and Kildare Road.

8) Develop a public plaza at the Lighthouse precinct that opens out to the beach
and ocean.

* Implications for the study area:

The framework provides an overvlew to control and gulde Investment In the Lighthouse
precinct and It also proposes projacts for Interventlon, Proposals

in the lighthouse study area should be closely linked to this study area and wherever
possible should mutually relnforce one another.

SYNTHESIS
PLANNING FRAMEWORKS
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3.2 Economic trends and developmenis

The Blaauwberg area has experlenced a substantial growth In major development
Initiatives of both a private and public nature. In addition signilicant and slzeable
land holdings such as Milnerton Racecourse (private), and Ysterplaat and
Wingfield (public) suggest that there is significant future investment potential
and growth potential In the area.

3.2.1 Industrial

Along the eastem side of Koeberg Road, above Bosmansdam Road are large iracts
of expanding Indusirial developments including Montague Gardens Indusirial,
Marconl Beam Industrial and Killarney Gardens.

3.2.2 Retall and commaercial

Below Bosmansdam Road Is the Century Clty development complex conslsting of
exiensive shopping, entertalnment and commercial space, n the Table View vicinity
are a number of new and upgraded shopping complexes, Including the Bluewater
Center, the Bayslde Center and the Table View Mall,

3.2.3 Private housing

A number of large new housing developments have emerged. Thess Include the
developmant of the golf course slte, ‘Parklands' and 'Sunningdale' north of Table
view, as well as the pending future development of the Milnerlon Racecoursa slts.

3.2.4 Public housing

Large tracts of publicly owned land close to Job opportunities have accommodated
new public housing developments north of Bosmansdam Road. These Include Jog
Slovo Park, Phoenix Park and Du Noon.

- Implications:

I) The population growth as well as future potential growth in the Blaauwberg area
Indicates that a range of facllities and resources wll be required 1o suppori these
new communities. Soms of these resources will directly respond fo local
communities and will be locally based. Other resources will serve a broader
communlity and need to be easlly accessible to a broader community through
public transport. Public resources such as the coastline will be more extensively
used as Is already evident at places such as Lagoon Mouth and Blg Bay.

i) A substantial supply of retall space tends to compele with local resources, such
as the historic CBD. The Loxton Road area therefore needs to relnforce Its local
function and place as a convenient, comforiable and attractive environment.

'R . t%  Major devel t Initiatives Private housi
16 /k Pt KEY: i3  Major dovelopment In [}y Private housing
< TAB Lg&% Y . Industrial @ Public housing
PRSI _ () Hea (" significant public and
private land parcels
> ————— Study area (pending)
Y, G B Benle 1:50 008 - @ Figure 5: Recan! Econom
~(/ CBD__—-—77 s o [ il Trends and Development:
3. SYNTHESIS URBAN DESIGN FRAMEWORK LOXTON ROAD

RECENT ECONOMIC TRENDS AND "EVELOPMENTS

AUGUST 2002
DU TOIT AND PERRIN ASSQCIATES s k&



. ! Loy B 7 | 3.3 Access patierns
R27 1o West Coast/ ok g PRROEEL LV , ,
- v LO'“;-"7\ _ oI "4 | -Thesludy area is highly accessible in terms of road based lransport routes. Both

I H b , Koaberg Road and Otto du Plessls Drive provide good North - South links. Otto
CUEEL Mg Pl | duPlessis Drive provides a route to the West Coast, while Koeberg Road

A [ sustalns a number of small, medium and large-scale retall, commerclal and

Industrial actlvities. In general:

- There Is limlted spatial consideration of public fransport stops.

- The pedestrian environment Is relalively poor.

- Large tracls of land are designated for parking. To the south of Knysna Road
these parking areas are underutilised. Parking counts at peak period on a
Saturday morning Indlcated thal these parking areas are 10-20% full.

faf s To N1 inlérchang p’ /
‘ wg, it - 4l /| - Implications:
~{ 1) Apublic transport and pedestrian 'network' needs to be considered for the
'y study area.
{ I 1) Primary intersectlons are highly utilised and can play a rola In contributing to a
‘ sense of place or gateway. The Intérsections of Otto du Plessls and Loxton, and
Koeberg Road and Loxton need to be addressed and transformed Inlo,
comfortable areas that consider pedestrians and public transport.
iil) Underutllised parking areas must be ratlonallzed and thelr potentlal to sustain
other activities needs to be evaluated.
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3.4 Boclal and recreational patierns

- The study area supports a wide range of social and recreatlonal patterns within a
refatively small area,

- The patterns can be broadly defined by three actlvity areas; the Milnerton CBD
(a local refall hub), the Unitas Park (a local sports and recreatlon area), and the
historical Lighthouse Precinct (a local and metropolitan recreational galeway).

ATLANTIC ||J

OCEAN / * Implications:

/ ! 1) Inorder to promote the wide range of social and recreational amenitles, the
r] i links and relationships between these amenities need to be explored.

; Il) Loxton Road Is a direct link between the CBD and the gateway, and Its
potentiai as an active, pedeslrian-friendly, qualitative space need to be
developed. 5

lll) The Unitas Park exists as a relatively Independent space, separate from its
broader context. Its relationship to Loxton Road, Kosberg Road, Otto du Plessls

Drive, and the Lagoon forecourt needs fo be explored.
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4.1 Opportunities

The study area is well located and has a unique composltion of 'urban'
characteristics compared to Its surrounding context that is largely
single residential in form and naturs.

+ Implicailons

1) The site needs to be developed In relatlon to Its primary potentlals and
relationships. Firstly that It is highly accessible, secondly that It Is directly
related to & recreational gateway of metropolitan importance and thirdly that
It has a number of natural characteristics that are extraordinary.

Il) The areas that could reinforce the relationship to the recreatlonal area are
publicly owned public spaces- Including Loxton Road, Unitas Park and the
foracourt to the Lagoon.

lil) Unique natural feafures such as the slope down towards the ocean, stupendous
vlews of Table Mountaln and Robben Island, and the proximity not only o the
ocean but aiso to the Lagoon and Diep River should play a primary role In
shaping the design framework.

Green public space

€ ————— Visuai_ corridor

Scale 1:2500
010 ] 100
i o . Figura 8: Opportunities
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4.2 Constralnis

The site operates largely as a serles of quite separate fragments and aclivities.
There Is limited sense of coheslon or public place. Public areas are poorly
defined and generally appear as left over spaces between bulldings. In addition
public amenities are grossly underutilised. There Is however good potentlal for
the study area, Indicating that a significant constraint has been the absence of a
spatial vislon for this area - the development process has been Indlvidually
orlentated without a greater regard for the whole,

+ Implications
[) A cohesive approach needs to be followed so that the relationships between
key spatlal components are expressed. An Intervention should focus on

elements of space that could serve to reinforce the overall potential of the area.

Il These elements should be publicly oriented, highly accessible and well
exposed to passers by.

I1) Within the focus area key spatlal elements are Loxton Road (including Its
Intersections with Koaberg Road and Otto du Plessis Drive), Unitas Park,
and the 'forecourt' to the lagoon.

——————— Public land

Negative pedestrian Interface
Underutllised green space
Undafined road reserve

Underutllised public parking

Scale 1:2500
(] ] e
s - s Flgura 8: Constralnts

4, OPPORTUNITIES AND CONSTRAINTS
CONSTRAINTS

URBAN DESIGN FRAMEWORK LOXTON ROAD

AUGUST 2002 _
DU TOIT AND PERRIN ASBOCIATES



iR

/ [ Unrtpruulmd parking area. ‘ _
____.|.=__._... - _K =

DIEP RIVER

Pumly defined environment |-
im ue{iesnlans

X ¢
{25 )

Uﬁdéﬁned edge assou:_ialed g
[ tu Milnerton Lagoon.

.ll" >

J Negallve Interface to the parxj

| Poor interface to the road.

oo~

Underuhllsed pgreen space Is

‘| sufflciently generous to
_ accomodale sporls and
rer:realmn

|f’|an|mq could be reinforced tul Fxlprmvp undelmerl
|| emphasize a gieen Forecouit’ | | underulilised road huﬂer argas.

L3 Jf'..

,_J* )

102

f‘#ﬂf 444 ﬂ @F

i, i o "—1_," 7 J' /OJ "7‘7) ;? { n : N 7 T

. [}umrnerclal zoning could ?\féf)} 1‘};5( b . . § @ iy

accommeodate aclivities rolated 3 0 vl

| to public street / boulevard. Poor pedesilan interface. | | of (‘enlrepumt
il

e =T L Highly tnlernahsed pnnmn

— -—l ! F e Uy pEl o ofE
Underutilised parking area. Underulilised ‘background' {77 - pr Q f&\@ g

" { 53 '%“
/ /LPnor pedestrlan environment

T cwg

Negatlve interface to |mpo[laut |
node and intersection.

E i"‘f‘f " Iy  zilll
Important pedesirian crossing ]
1 to Koeberg Road

i

‘| Visual corridor and connection to ]

s Lighthouse and beachironl
i T oo

...._.[& P
e

! -.Jr- b

Primary disabled pedestrian route

-1 Dangerous off street parking

/| Poorly defined affic stand and
road reserve.

I ] .-“"----.t'.J g1 o
e il " “?_ L e
_.{ School and Hall sit as dis-
{ | | connected elaments within the

Park

%] frJ!'_ﬁ

_Eﬁaﬁ;di'nary.panmaﬂﬁ; Q'Ié;v_s_ Pourly dahned undamtlllsad Potential for consolidation of
aﬂurded by the land slope puhllc amenlies the green space to be oo T = "1 area to the Hall N e ]
K <G 7= relnforced with public :ﬂ::(‘.-h%s I . e o Fg o = A
\'l th - 2=/ orientaled activilies S U g ;5 T d Figurs 10: Opportunites
(12 w  BINL ga T TR e o . <L T3 L ] & Constraints

4. OPPORTUNITIES AND CONSTRAINTS

f
|

L0tim
|

URBAN DESIGN FRAMEWORK LOXTON ROAD

AUGUST 2002 _
DU TOIT AND PERRIN ABSOCIATES 1



ATLANTIC -
OCEAN £

ey J Primary

\\_‘-._\__ :
‘\\ij Setool

The Broad Spatlal Framework relnforces tha relationship between major
systems and places of natural and bult significance.

1. Natural Systems
1.1 Maximise the speclal, public places along the coastline.

1.2 Maximise the extraordinary eco-racreational activitles assoclaled with
the fagoon and its refationship between the ocean and Ristvlgl.

2. Access Systams

2.1 Otto du Plessls Drive Is a critical connector betwaan Cape Town. It passes
through places of public value and In these limited, speclal places the routa
should be slowed down,

2.2 Koeberg Road acls as an activily corridor, s potential needs to be reinforced
at key places to support public transport. Pedestrian movemant and formal
and Informal mixed-use activities should be accommodated,

2.3 The proposed cycle path by the Blaauwberg Administration along Ascot and
Unlon Roads ties up to a number of public resources.

2.4 The existing goods raiway line that has the potential o also accommodate a
passenger rall In tha future.

KEY:

Metropolitan connections
————— Proposed cycling path
HHtHHHHHH- Rallway line

Public facllities

Future proposal

Important Coastal Precincts

OO HHA

Reinforce the CBD Pracinct

( Drawing modified from 'Urban Deslgn Framewark -
Milnerton Golf Course Site and Environs, 2000 )

Scale 1:20 000
m

F:;_-”:" — @ Flgure 11: The Broad Spat:
s Frameworl
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The Urban Design Framework provides an over-arching set of principles and
guidelines for the reinforcement of the Historlc Milnerton C.B.D. and the
consolldation and enhancement of public spaces and resources In the area,

Three particular focus areas or ‘aclion areas' have been |dentifled within the
broader framework.
These Include:

1. The Loxton Foracourt Area
2. The Milnerton Forecourt Area
3. The Unltas 8quare Area

Each actlon area has a partlcuiar role and particular characteristics. In order o
appropriately develop these areas, a set of spatlal princlples and key proposals
have been eslablished, These serve to develop guidslines to provide development
conlrol as wall as to Identify pru}acls that can promote and enhance valuable
public assels.

Serle 1:2500 e (b Figure 12; The Urban Design
s - = | Framework: Action Areas
= THE URBAN DESIGN FRAMEWORK URBAN DESIGN FRAMEWORK LOXTON ROAD
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81 SPATIAL PRINCIPLES - LOXTON ROAD FORECOURT
1_Establish a Forecourt area at the Intersection of Kosberg Road and Loxton

Road that Is an atiractive, safe publlc environment that accommodates

pedestrians, commuters, and formal and Informal activities.

2. Clearly Idantify the Historlc Milnerton C.B.D. along the Koeberg Road
corridor and spatially define this forecourt area with hard and soft landscaping.

3. Provide facllities for commuters and traders.

4. Provide for a more posltive steetscape to Loxton Road that creates a positive
interface for existing and future mixed-use activities off Loxton Road.

PRECENT: - St Georges Mall, Cape Town PHECT: . Padest:tanmsslnTha alamont

ENT: - Bus sheltar-Trading shalter, Athlona / Kewtown

Figure 14: Spatial Principles

61 ACTION AREA - LOXTON ROAD FORECOURT
SPATIAL PRINCIPLES
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81 KEY PROPO3ALS FOR THE LOXTON ROAD
ACTION AREA:

1. Define the 'Loxton Road Forecourt' with a prominent, evergreen canopy of trees
such as ficus. Improve existing street lighting In this area.

2. The edges of the forecourl are paved with a 5-6 meter band to |dentify primary
pedestrian crossings across Koeberg Road. In addition the crossing should
facllitate the movement of disabled people.

3. Tinted premix /surfaced road and Island areas that reinforce the forecourt as a
public forecourt and also serve to slow vehicular trafilc In a high pedestrian
flow area.

4, Proposed canopy structures provide shelter for both public transport commuters
as well as Informal traders, The structure should provide 8 positive eastern edge
to the forecourt.

5. Paved pedastrlan crossing of 5-6 melers across Loxton Road.

6. Loxton Road Is defined with a strlp of paving that extends down Loxton Road,
and Is edged In parts by rows of Indigenous, daciduous trees such as ulmus.
The trees are locused at the Intersection areas of Koeberg, Park and Unlon
Roads to Loxton Road. They provide for a bater padestrian environment and
also visually define Loxon Road as an Avenus that links the Milnerton C.B.D.
to the Lighthouse Precinct.

7. The pavements and parking embayments off Loxton Road are deflned by paving
strips that broaden out at the lower and of Loxion, at the Union Road
Intersaction.

8. Indigenous, declduous trees such as ulmus provida an edge to the Millvale
Road parking areas.

9. The line of trees should extend to edge the residential fabric along Millvale
Road

Scale 1:1 000
8 - —
™. . — Figure 16: P

61 ACTION AREA - LOXTON ROAD FORECOURT
KEY PRINCIPLES
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LOXTON ROAD FORECOURT

Three sectlons are developed to define the major spatial princlples for the
Loxton Road Forecourt Action Area.

- Figure 16: Section through the proposed Loxton Road Forecourt looking northward
This sactlon relates to the Intarsection of Loxton Road and Koaberg Road. The
intention is to establish a safe and an atiractive public area for pedestrians and
for public transport. In addltion, spaces for trade are also Indicated.

- Flgure 17; Detall section through Loxion Road |ooking westward
This section shows the typlcal proposed strestscape across Loxton Road, Hard
and soft landscape Is Iniroduced fo establish a dacent pedestrian area, a
positive Interface to commerclal activities, and a strong visual axis to the
Lighthouse Precinct.

- Figure 18: Proposed section through the shalter for commuters and traders
The proposed commuter and trade area Is dafined wlth an edge of trees and a
dacent shelter that can accommodate both commuters and traders
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*; Bisting Island 1o *nm widh 1o be sting *&dm ]
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Cenlre arpa width to ba to be paved to to be prioritised for be deflned through surfacing texi berths be Increased to allow reduged to approx. 6.5m embayment  pavemant
reducad to provide replace existing public transport and Indiganous evergresn trees for commuter and
for & genarous gravel berths Additlonal lighting arm to ba provided on trada shaller
paverment each side of Koaberg Road for the exlsting ? : L
SECTION THROUGH LOXTON ROAD FORECOURT SRt o Folotings, - Figure 16: General Section
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6.2 SPATIAL PRINCIPLES - MILNERTON FORECOURT

1. Estabilsh the proposed 'MlInerton Forecourt' area as a recreational resource and
not merely a bypass area adjacent to Otlo du Plessls Drive

2. Slow vehicular traffic down in this Forecourt zone. Create a subslantial
pedestrian crossing area at the Intersection of Loxton Road and Otlo du Plessls
Drlve. The Intersection area should be hard and soft landscaped to form a
sense of gateway 1o the Lighthouse Precinct. Explore the polenlial of a slowing
down mechanism at the entrance to the forecourt in the vicinity Otto du Plessls
Drive and Maadow Road.

3. Establish a public promenade against the lagoon edge, that is reinforced with

seating areas and decent public lighting. The promenade can ultimately be
linked Into a coastal route from Lagoon Mouth to Dolphin Beach. (Milnerten

Beachfront Management Plan, 1999),
4. Fstablish a strong, Identiflable, tree-lined edge to the Forecourt Space.

5. Incorporate a cycle path on the eastern edge of the Forecourt, to ultimately link

into the proposed cycle path network proposed by the Blaauwberg Administration.

PRECEDENT : - The Promenade, Sea Polnt

ook PR

:j |
|

| 1 MILWERTON
FORECOURT

6.2 Miinerton Forecourt

PRECEDENT : - Waldorf School, Constantla

Flgure 19: Spatlal Principies

62 ACTION AREA - MILNERTON FORECOURT
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| AN A T ' | 62 KEY PROPOSALS FOR THE MILNERTON
| ’I"a , ; Ly e FORECOURT ACTION AREA:

. QDGE ! 1. Extend the existing narrow walkway to a 5-6 meter paved public promenada.
| pBRRY= o —1
‘JL.U W_OU . -

2. Eslablish brick seat areas at key Intervals along the promenads. Assoclate
refuse bins and public lighting with these seat areas.

3. Define a safe attractive pedestrian crossing at a major Intersectlon area,
Pedestrlan crossing areas to be formad by a width of 5-6 matars of paved
surface.
4. Proposed tinted premix / distinctive surfacing to primary gateway area.
5. Eslablish a strong, distinctive avenue of trees to define the
‘Milnerton Forecourt'. Use prominent, evergreen, canopy trees such as ficus.
’ 6. Establish a 2,5 meter laterlte cycie path, In line with the proposed cycle
MILNERTON g ' / - : network proposed by the Blaauwberg Roads Planning Branch.
FORECOURT AT/ -
7. Establlsh brick seat areas at key Intarvals that are on axis with the existing
'1 . routes, In this Instance the pedestrian routs from Knysna Road.
J @ _ B. Establish a paved a crossing across Loxton Road fo a width of 5-6 meters,
7?;5 i
.‘_"Gﬁf;r 8. Establish an avenue of trees to define the lower end of Loxton Road, Uss
OUse Indigenous, deciduous trees such as uimus.
)
g
5
z |
: ¢ |
(1.
% a i
= g
@
S
Scale 1:1 000 :
-'__w “ i Figure 20: Plar
62 ACTION AREA - MILNERTON FORECOURT URBAN DESIGN FRAMEWORK LOXTON ROAD
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MILNERTON FORECOURT

Three sectlons are developed to define the major spallal principles for the
Mlinarton Forecourt Action Area,

- Flgure 21: Section through the proposed Miinerton Forecourt looking northward
This section Indlcates the proposed spatial relationship between the Milnerton
Lagoon, the green area to the east of the Lagoon, Otto du Plessis Drive and Unlon
Road. The key concen Is to promote an attractive and substantial publlc forecourt for
MlInerton that also accommodates a public promenade to the Lagoon and a cycle
path off Unlon Road.

- Figura 22: Detall section through Loxton Road looking westward
This proposed section indlcates how Loxton Road relales to the Milnerton Forecourt
area. A tree-lined streetscape serves to heighten the experlence of a visual axis to
the Lighthouse Precinct.

- Figure 23: Detall section through the Lagoon edge looking northward
The sectlon proposes a Publlc Promenade Area alongsida the Lagoon. A grass
ambankment assoclated with the waters edge, a padestrian walkway and sealing
areas serve to establish a defined edge to the Lagoon.
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SECTION THROUGH MILNERTON FORECOURT Flgure 21: General Saction
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63 SPATIAL PRINCIPLES - UNITAS SUQUARE

. Optimise the extensive amoun! of underuililsed public lahd and public factiities In
[his area

2. Develop stronger spatial relationships between the Unilas Park, the Jansen Hall, the
Milnerton Pre-primary school and the public parking areas through the potential of
the proposed Unitas Square.

3. Develop the public square In a way that can support a range of public activitles
Including; parking, perlodic markets, fetes and exhibltlons. The square should also
act as the primary entrance area to the Park, Hall and School.

. Promote actlvities and events In ths area that are relaled or have the potentlal to
benaflt form proximity to education and recreatlon resources,

E=

Relnforce the potential of the Park. Establish open hard surface sporls courts on the
easlern edge that can also double up as skate boarding argas. Review the potential
for additional recreational facilities in the Park (Including the proposal lo locate the
bowling grounds to the Park (Urban Deslgn Framework for Milnerton Golf Course
Site, 2000). Formalise the primary pedestrian route through the Park and link the
route through to the proposed 'Milnerton Forecourt' area.

o

6. Insure that the potenilal future development of the private land holding to the east of
the square has a positive edge to the squara and to the pre-primary school.

-

PRECEDENT : - The Werf, Constantia

PRECEDENT : - Dunkley Square, Cape Town
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Flgure 24: Spatial Princlples
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63 KEY FOR UNITAS BQUARE ACTION AREA:

1. Paved intersection area lo create an enlry to the four properties off Knysna
Road. The Intersectlon serves to establish a pedestrian crossing for the
pedestrian flows from De Grendel Road down to Knysna Road, It also serves

to slow vehicular traffic In this area.

2. Reinforce the soft landscape quallty of the existing parking court with
additional ficus trees to match existing ficus trees.

3. Paved access areas to edge the square,

4, Laterlte court area to accommodate mixed public activities Including;
parking, fetes, markets.

5. Brick seat-walls to define the square.
6. Proposed netball/baskstball courls over the exisling tarmac area.

7. Potentlal consolldation of and redevelopment of private land holding over
time. Tha area could be well served by development that has a mixed-use
component on the ground floor, There Is also potential for an educational
resource (such as a private college) that could benefit from the close proximity
of sporis and recreatlonal facilities and the public hall. With emerging growth
trends in the area there Is a high demand for schools.

8. Proposed new entranca court to the pre-primary school, The school has
developed plans to shift lts primary entrance off thls forecourt area and fo
retaln the Jansen entranca as a minor service entry. The entrance court could
also accommodats extenslons to the school over time.

9. Avisually permeable connection between the hall and the school must be
mainialned. Any boundary batween the school and the hall in the future
must be a visually permeable fence rather than a solld wall. The hall and
school are In close proximity. However the hall Is not used by the school
because of prohibitive rental costs. Mechanisms for the school to use the hall
on a regular basls at reduced rates should ba explored.

10. A ficus avenue Is proposed against the northern residential edge to the Park.
The avenue would screen the private residences at the northern edge and
should accommodate a laterite path for the existing pedestrian flow though

the Park.

Figure 25: Plar
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UNITAS SQUARE

Three sections are developed to define the major spatial principles for the
Unitas Square Action Area,

- Figurs 26: Section through the proposed Unitas Square looking northward
This section shows the ovarall Intention for the space extending from the current
line of development to the east the parking area, down to the Unitas Park. The
proposal Is to establish a well deflned public square that provides a hard-surface
public area that can sustain a range of activitles, as well as providing a positive
Interiace to the Unllas Park.

- Figure 27: Detall section through the potential Interfcas with the square and
potential private development
This sectlon serves to provide design guldelines regarding setback and helght
rslrictions for any future development to the east of the square

- Figure 28: Detail section through Unitas Park showing proposed Informal
play courts
The section proposes a serles of Informal play courts between the Park and the
proposed Square. The space could support an active edge for Informal recreational
activities.

g

Existing lower parking J | Exlsting
area lo provld for Informal - )‘ | I< PARK ROAD

Promota open mesh fance to
cadastral boundary beyond

Edge of pfayc&urts o

rather than solld vibracrats playing courts (le) Natball, proposed to ba

wall which crealss a blank Park to b bermed and Basketball Exlsling terraced carpark to be surfaced uniform-
' rovislon of lighting Low wall / seat Iy with stabllised gravel and brick pavers.

o : : to dafins edge of square Square 1o accammaodata mixed publlc activity.
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Existing road lo be surfaced with
pavers lo edge of square

Existing relainer to be replaced with
low wall unit lo deline square and to
provide sealing to the playcourls
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7.1 PROJECTS

7.1.1 THE LOXTON ROAD FORECOURT

“Prioritisation

There are two key project areas identified for Loxton Road. The firstis the

Forecourt off Koeberg Road. The second is the streetscape off Loxlon Road,

While both projects are involved with the improvement of the public realm, the

Loxton RoadForecourt is regarded as a priority area; it reinforces the presence

of a local C.B.D along Koeberg Road, it plays an important role for commuters,

it can support both formal and informal activities and it is an important

intersection area for pedestrians and vehicles. Priority elements include:

i) Improved public street lighting to either side of Koeberg Road within the
Forecourt area.

il) Paved pedestrian crossings in the two areas as indicated on the plan, the
first leading into Laxton Road, the second leading from De Grendel Road.

ili) The provision of canopy structure for commuters and informal traders,
designed to provide a positive interface to the Loxton Road Forecourt area.

lv) The provision of a row of trees on either side of Koeberg Road to provide
shade and a positive, strongly identifiable image to the Forecourt area.

Stakeholder groups

There are a number of stakeholder groups that have vested interests in the
potential upgrade of the Loxton Forecourt and Loxton Road.

1) Public

The following public branches within the Blaauwberg Administration need to be
involved in the upgrade of the Forecourt:

- Roads and Transportation Branch

- Estates, Legal Services Branch

- Amenities Branch

I} Private

Privately owned land abuts the Forecourt area and Loxton Road. Itis essential
that these stakeholders are involved in the upgrade process:

- Landowners and/or management structures and civic associations. The
current proposed refurbishments by Centrepoint and Milnerton Mall also need

to be coordinated within the overall upgrade.

~ Prioritisation

7.1.2 THE MILNERTON FORECOURT

7.1.3 THE UNITAS SQUARE

i) The conflict between cars and pedestrians in the Milnerton Forecourt area
suggests that mechanisms for slowing traffic down along Otto du Plessis
Drive in this Forecourt area is a priority, The intersection of Loxton Road
and Otto du Plessis is a priority site for intervention. Intervention in this area
could accommodate a highly visible, pedestrian friendly and spatially
attractive gateway to both the Historic C.B.D and the Lighthouse Precinct. In
addition a slowing down mechanism needs to be investigated at the
intersection of Greyton Road and Otto du Plessis Drive.

ii) The existing walkway adjacent to the Milnerton Lagoon should be
expanded and upgraded to address its potential role as a wonderful public
promenade.

iii) The definition of the Forecourt through an edge of trees is a comparatively

simple, landscaping programme that could be easily undertaken.

Stakeholder groups

The Milnerton Forecourt proposal is for direct public benefit and intervention
should be directed by public authorities. However the Milnerton Forecourt is
not merely a local/neighbourhood site and it potentially represents a
substantial public space for the greater Milnerton and Blaauwberg area. Itis
the kind of highly visible, important project that requires a level of advocacy
and championing by local councilors and local civic groups,

) Public

- Environment al Branch

- Roads and Transportation Branch

- Amenities Branch

Il) Private

The residential groups and associations that live in the areas directly around
the Farecourt need to be consulted during upgrade initiatives.

The Unitas Precinct area represents a substantial amount of public assets

including the Park, the parking areas and Jansen Hall, all of which are currently

underutilised. The creation of a square is an important public investment that

could serve to provide a cohesive and qualitative space to this precinct. Itis

possible that primary elements of the square could be developed initially. These

include;

i) An improvement in public lighting in this area.

ii) The establishment of the low seat walls around the square.

iiij The establishment of the three courts made over the existing tarmac area.

iv) Paving fo the access spaces around the square.

v) Aspects such as the laterite court area could always occur at a later stage
and the existing tarmac could be retained in the interim.

Stakeholder groups

The square has the potential to become a highly valued, well used public place
for a range of public events. The management of such an asset s critical and it
is likely that a 'board of trustees' or a cohesive stakeholder structure should be
established to promote and manage the square as a facility.

i) Public

The public stakeholders in this area include the Jansen Hall Management, the
Tennis Club, the Amenities Branch that looks after the Park, and the Milnerton
Pre-Primary School.

Il} Private

The private land holding to the east of the proposed Unitas square surrounded
by Park Road, Kildare Road, Jeppe Road and Koeberg Road is under single
private ownership, and is currently part of a deceased estate. The longer-term
redevelopment of this property has great potential to contribute to the overall

pattern of use.
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1.2 THE \JAY FORWARD

7.2.1 START UP ACTIONS

i) This 'Urban Design Framework' document needs to be circulated for
comment with public and private stakeholders The comments will be
attended to and a final document will be submitted 1o the Blaauwberg
Administration

ii) A detailed costing of selected priarity projects by the consultants needs to
oceur.

iii) Limited focus group meetings with key public and private stakeholder
groups need to be established to determine levels of commitment in terms of
Involvement and financial contributions

iv) The projects need to be budgeted and approval for budgets needs to be

obtained.

7.22 COST ESTIMATES

Once the officials and public have agreed on which projects are a priority,
costing can occur. The recommendation of this report is that three priority
projects be selected for costing:

1) 'Loxton Road Forecourt' area,

i) the 'Unitas Square' and

Il) the expansion of the 'Milnerton Forecourt Promenade’.

The details of the three respective projects is covered in each action area and
include the priorities that have been recommended on the previous page

7. THE WAY FORWARD
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