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4.3 
REMAINDER OF ERF 2989, 205 CLARENCE DRIVE, BETTY’S BAY, OVERSTRAND 
MUNICIPAL AREA: APPLICATION FOR CONSENT USE: WRAP PROJECT OFFICE ON 
BEHALF OF THE HUB BETTYS BAY (PTY) LTD 
 
2989 KBB (4193/2022) 
H van der Stoep (028) 313 8900 Hermanus Administration 
22 January 2025 
 

1. EXECUTIVE SUMMARY 
 

An application was received on 5 July 2022 from WRAP Project Office on behalf of 
The Hub Bettys Bay (Pty) Ltd on Remainder of Erf 2989, Betty’s Bay in terms of 
Section 16(2)(o) of the Overstrand Municipality Amendment By-Law on Municipal 
Land Use Planning, 2020 for a consent use to allow a bottle store on the property. 

 
A Locality Plan of the property concerned is attached as Annexure A.  The Motivation 
Report from the applicant in support of the proposal is attached as Annexure B, while 
the proposed Site Development Plan is attached as Annexure C.  

 
2. DECISION AUTHORITY 

 
Municipal Planning Tribunal 

 
3. BACKGROUND / SITE HISTORY 

 
The application shop is situated in The Hub local business node; Betty’s Bay and 
zoned Business Zone 3: Local Business.  The property measures 1108m² in extent 
and is developed with existing buildings being utilised for business purposes. 

 
The applicant proposes to utilise and convert an existing shop as a bottle store. 

 
4. SUMMARY OF APPLICANT’S MOTIVATION 

 
The main grounds of motivation for the application are as follows: 

 
The proposal is to apply for a consent use to allow a bottle store (boutique liquor 
outlet) that will afford the residents of Betty’s Bay the opportunity to support 
businesses in their community, rather than commuting to Kleinmond, Hermanus or 
Somerset West. 

 
The property owners have identified the property as a property with potential to be 
able to accommodate several businesses.  The name and slogan for the new 
business premises is “The Hub – Think Local”.  The proposal is to attract more 
people to invest and support Betty’s Bay rather than spending their money in other 
surrounding towns. 

 
Betty’s Bay is known as a small village that is steadily seeing an increase in 
population over the past few years.  COVID has enabled more and more residents to 
continue to work from home while being able to relocate to a smaller town.  Betty’s 
Bay also has a high number of retirees and with the rising fuel prices it may become 
unfeasible to drive and can rather support a local business. 
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The businesses will be independently owned mostly by owners residing in the area 
and will not be part of a corporate group.  As mentioned earlier, the prospective 
business owner’s vision is to satisfy a need of the residents of the entire Betty’s Bay, 
which is essentially the core strategy for any new business.  If the application is 
approved, the prospective business owner has indicated that he will move to Betty’s 
Bay to operate and manage the business. 

 
As previously mentioned, the proposed boutique liquor outlet will be one of several 
businesses on the subject property.  These businesses include an eatery with the 
other shops open for other business opportunities. 

 
According to the OMLUS a “bottle store” is defined as: 

 
‘an establishment where the main purpose is the retail sale of alcoholic 
beverages for off-site consumption.’ 

 
A bottle store is allowed in terms of the existing zoning with the consent of the local 
municipality. 

 
The business owner has indicated that a bespoke selection of beer and spirits will be 
available.  Steps will be taken to uphold the genteel clientele which steps will for 
example include, not selling beer in single units.  No mass market products that will 
attract the wrong elements to the area will be stocked or sold. 

 
The need for the land use application arose from the property owners identifying the 
need for a small mixed-use development, located in a small business node, 
combined with as small residential component.  The shops will be utilised by various 
enterprises of which one will be the proposed boutique liquor outlet (bottle store).  
The owner of the proposed boutique liquor outlet who will be leasing one of the 
shops, has done his market research and have identified that the only place to buy 
liquor that residents can consume at home was in surrounding towns.  The zoning of 
the property allows a bottle store with the consent of the local municipality. 

 
The need and desirability are often a personal feeling that is experienced in this case 
by both the property owners and prospective business owner.  Identifying a need and 
creating a product that is both feasible and desirable that will create a successful 
business. 

 
To achieve their vision, the property owners have appointed WRAP Project Office to 
submit this application to ensure the proposed consent use is not in contradiction to 
any policies, legislation, or title deed conditions. 

 
Impact on views, sunlight, and character of the area 

 
The proposal is not intended to have an impact of the views, sunlight, and character 
of the area.  The property is being developed according to the approved building plan 
that is in line with the development parameters of the OMLUS.  The building plans 
have been scrutinized by all relevant departments of the Overstrand Municipality and 
amendments were required to be made before approval was received. 

 
The subject property is in a small business node in the centre of Betty’s Bay and the 
proposal is not predicted to have a negative impact on the surrounding area.  The 
establishment will be well managed, and the property owners are residents of Betty’s 
Bay with a vision to uplift the area. 
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There are residential properties surrounding the business node, however when these 
residential properties were purchased, such purchasers were aware that these 
business properties will be developed at some stage.  The proposal is in line with 
what is required in terms of the OMLUS with consent from the OM. 

 
Economic impact 

 
The construction currently taking place on the subject property is employing builders, 
carpenters and other artisans already adding valuable income sources.  The property 
owners have created a business proposal that will employ and create new economic 
opportunities on several levels.  These are long term solutions to address a larger 
problem within the Overstrand area, which is the lack of job opportunities.  

 
By creating and opening businesses, job opportunities are created alongside this 
business, putting personal preference before the greater good. 

 
Opportunity cost 

 
An opportunity cost in the context of land use planning refers to a development 
proposal that leads to the devaluation or foregoing of valued land use rights of 
interested and affected parties when an application is approved.  The proposal is in 
line with the existing zoning and the development parameters of the OMLUS.  Great 
care has gone into the design of the proposal, and it is predicted that it will not 
negatively impact the area. 

 
Impact on heritage 

 
The subject property is not listed in the OM Heritage Register. 

 
Environmental impact 

 
The subject property is not located within a registered environmentally important 
area.  Although Betty’s Bay is located in a unique biosphere, it is however not 
predicted that the proposal will have a negative impact on the area. 

 
❖ Planning Principles: 

 
Spatial Justice:  
Spatial justice refers to planning proposals that do not contribute towards the 
perpetuation of apartheid spatial development imbalances.  There are currently no 
bottle stores in Betty’s Bay and residents must travel to Pringle Bay, Kleinmond or 
Hermanus.  The boutique liquor outlet (bottle store) will occupy one of the shops on 
the ground floor of the building which has an extent of approximately 37.5m² 

 
Spatial Sustainability:  
Spatial sustainability refers to planning proposals that result in communities that are 
viable.  The proposal is to utilise a property in a mixed-use area in terms of its 
existing zoning.  The property is located within the urban edge of Betty’s Bay and will 
not add to any spatial degradation.  The proposal will not have an impact on 
agricultural land, environmentally sensitive areas of biodiversity rich areas. 

  

162



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 FEBRUARY 2025 
 
 
 

Efficiency:  
This proposal is intended to maximise the usage of the subject property and to 
ensure the businesses that are being proposed are viable and successful.  There are 
sufficient parking and access to the property, not impacting on the busier Clarence 
Drive.  The boutique liquor outlet (bottle store) will be located in an existing (under 
construction) building and will not operate as a freestanding enterprise, however, as 
part of the entire development business- complex and node 

 
Spatial Resilience:  
This proposal is not in conflict with any spatial planning policies or other OM 
regulations which is a hallmark of resilience. 

 
Good Administration:  
The OM has a credible track record of good administration regarding the method of 
public participation.  Public participation forms an integral part of the land use 
planning process.  The public participation process provides people who may be 
affected by the proposal with an opportunity to provide comment and to raise issues 
of concern about the proposal or make possible suggestions that may result in an 
enhanced outcome of which both parties benefit.  Comments will be reviewed and 
considered after which it will be addressed accordingly. 

 
Policies and Regulations: 

 
MSDF 
The SDF’s intention is to ensure compliance with national, provincial, and district 
legislation policies and principles.  The SDF aims to provide sufficient guidance 
regarding what constitutes appropriate spatial development land uses and direction 
within the urban edge.  The SDF was drafted after considering input from other state 
departments and the public and provides a shared spatial vision which the 
development proposal should ideally attempt to synchronise with. 

 
Consistency of the proposal with the policy 
The policy illustrates that the subject property is located in Jock’s Bay Retail Centre, 
which is identified as a Commercial Node that is earmarked as a local economic 
opportunity area.  The other two Commercial Nodes within Betty’s Bay have seen 
more growth over the past few years and are not proposed to be developed any 
further. 

 
The MSDF also promotes the infill development and tourism-based development, 
which is aligned with the proposal and the building being constructed.  The property 
owners have indicated that their main objective is to have businesses that attract 
more people to the area.  Even if only making products more accessible to the 
customers and residents of the area. 

 
OVERSTRAND GROWTH MANAGEMENT STRATEGY 
With reference to the Overstrand Growth Management Strategy, 2010 (OGMS) the 
subject property is located within Planning Unit 7.  No specific guidance is given in 
terms of commercial enterprises. 

 
CONCLUSION: 
The proposal needs to be evaluated on the basis that the zoning is not proposed to 
be changed and that the zoning makes provision for a bottle store to be operated 
with the consent of the Overstrand Municipality. 
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• No additional services will be required and the building that was approved will 
accommodate 7 shops.  The proposal is only to operate a boutique liquor outlet 
(bottle store) in one of these approved shops; 

• There is sufficient access and parking being provided including a loading bay; 
• The boutique liquor outlet (bottle store) will be an independently run liquor outlet, 

owned by a future resident of Betty’s Bay, which allows for a more personal 
approach to business and how the business will be managed; 

• The owner of the proposed boutique liquor outlet (bottle store) has indicated that 
only a bespoke selection of beer and spirits will be available; 

• The subject property does not have a negative impact on the environmental of 
heritage of the area; 

• The building will be easily accessible and will include a baboon proofed refuse 
area as requested by the building control department of Overstrand Municipality. 

 
In terms of the policies and guidelines of the OM the application adheres to these 
relevant spatial planning documents.  The property has been zoned for business 
purposes which include the proposal with consent of the municipality.  The proposal 
is in harmony with the surrounding area and business node and all relevant spatial 
planning policies. 

 
5. ADMINISTRATIVE COMPLIANCE 

 

Methods of advertising Date published Closing date for 
comments 

Local newspaper Yes 14 March 2024 19 April 2024 

Registered mail Yes 20 September 2022 28 October 2022 

Internal Departments Yes 20 September 2022 28 October 2022 

Ward Councillor Yes 20 September 2022 28 October 2022 

Total objections / 
comments 3 – First round 

84 – Second round 
Total letters of support 

Was public participation undertaken in accordance with section 46- 50 of 
the By-law on Municipal Land Use Planning? Yes 

Was the application processed correctly (if no, elaborate below): Yes 

Is the proposal consistent with the principles referred to in chapter 2 of 
SPLUMA and Chapter VI of LUPA? (can be elaborated further below) Yes 

 
6. SUMMARY OF COMMENTS FROM ORGANS OF STATE AND/OR MUNICIPAL 

DEPARTMENTS 
 

Name  Date received Summary of comments 

Building Control 21/09/2022 
No objection. The building plan 
application must comply with all 
applicable law including fire 
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safety distances. 

Fire Department 20/09/2022 

No objection subject to 
compliance with the provisions of 
SANS 10400-A:2016, 10400-
T:2020 and the By-Law relating 
to Fire Safety. 

District Municipality: Health 11/10/2022 No additional requirements. 

Services Report 10/11/2022 See Annexure F. 

Western Cape Government: 
Transport & Public Works 
(Road Planning) 

20/11/2020 & 
10/11/2022 See Annexure G.  

 
The Western Cape Government: Transport & Public Works (Road Planning) in their 
letter dated 10 November 2022 did not support the application, due to an illegal 
footbridge over the storm water channel.  The building itself was approved by the 
mentioned department on 20 November 2020. See Annexure G. 

 
The application for the bottle store within the approved building cannot be made 
subject to the illegal pedestrian bridge.  This aspect will be dealt with under the 
conditions. 

 
7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION 

 
The public participation process took place from 20 September 2022 to 28 October 
2022.  Registered letters were also sent out to surrounding property owners and the 
Betty’s Bay Ratepayers Association.  

 
Three (3) comments/objections were received from the public participation process 
which is listed below: 

 
1) SA Versfeld 
2) Betty’s Bay Ratepayers Association 
3) D Blackbeard - LATE 

 
A second public participation process was followed where the application was 
advertised in the local newspapers, which lead to a second round of objections and 
comments received.  See list of 84 comments/objections/support letters below: 
 
1. G Kuhn - PETITION (support) 
2. G Kuhn 
3. S van Niekerk 
4. L Schonk 
5. H & S du Plessis 
6. Y Gray 
7. Duncan Anderton 
8. Gavin Stockden 
9. Laurence Weddell 
10. Johann von der Heyden 
11. Carol Clark 
12. Emmse Burger 
13. Adv Werner Krull 

14. Elly Bates 
15. Carlo Valentini 
16. M Muller 
17. L Watermeyer 
18. Mark Gamble 
19. D Hofmeyr 
20. Brian Edwards 
21. MC van der Merwe  
22. Tobie Muller 
23. Joy Rourke 
24. Stefne van Dyk 
25. Graham Clark 
26. Louise Sterling 
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27. EM Muller 
28. Michelle Aimee 
29. Y Roozen 
30. Vivienne von der Heyden 
31. GP Dall 
32. Stuart Blackbeard 
33. Glenda & Jeremy Muller 
34. Ruwaida Matthews 
35. Annatjie Creighton 
36. CJ Mentz 
37. Dr Rob Moore 
38. Trinity Loubser 
39. Esther Niemandt 
40. John Loubser 
41. Tammy Fernandes 
42. I Combrinck 
43. Dr CAR Bain 
44. H & M van Tonder 
45. Trevor de Beer 
46. Dr B Ficker 
47. Janet Longman 
48. MJ van Wyk 
49. Calvin Nicholson 
50. T Lavery 
51. C van Riet & B Janssens 
52. Clive Barham 
53. Riana Vogel 
54. Carien de Kock 
55. Sharon Crawford 

56. Y van Zyl 
57. Eric & Mary Bateman 
58. Marina Snelling 
59. Steve Winters 
60. Regine Kroger 
61. Sam & Ann Moore 
62. Nicolette Maritz 
63. CM Jacobs 
64. Johan & Rhona Gericke 
65. Stephen Hofmeyr 
66. Bronwen Venkatasami 
67. Judy New 
68. Tony Cunningham 
69. MAE & JHC Whaits 
70. Richard Blackbeard 
71. D Blackbeard 
72. Charlie Taljaard 
73. Robin Starey 
74. Sabrina Taljaard 
75. S & Y King 
76. Ellie Bubb 
77. Mieke Willems 
78. Bronwyn Jackson 
79. Kim Gericke 
80. Rob Gray 
81. Catherine Jaussaud 
82. Guy Snelling 
83. Rea Borcherds 
84. JoJo & Wilma Gunnink 

 
The objections, the applicant’s reply and the Municipal Town Planners response 
thereon can be summarized as follows:  

 

1st Round of Public Participation - 20 September 2022 

 
Three (3) comments and objections were received, which are addressed herein: 

 
1. Betty’s Bay Ratepayers’ Association  

In light of the BETTY'S BAY community being somewhat divided on this issue, 
we the BBRPA cannot make any comments on this rather contentious matter. 

 
2. D Blackbeard  

Late Objection 
 

3. SA Versfeld 
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 COMMENTS - SA VERSFELD 

 
I acknowledge receipt of your Notice by registered mail regarding the captioned 
matter.  
It would appear that OM has already, in principle at least, recommended/approved 
the application despite not fully compliant to clear guidelines of the Western Cape 
Liquor Act of 2008.  
 
I stay within 200 m of the envisaged business premises. In terms of Sections 51 
and 52 of the said By-Law to the Municipality I object to the application - refer 
below correspondence to the Western Cape Liquor Authority for your attention 
please. I have also delivered a copy of same to the Kleinmond SAPS Liquor 
Control Officer.  
 
Objections in terms of Section 39(2) of the Act: The following motivation is 
submitted in objection to the entertainment and possible approval of the captioned 
Application: 
 
1. Does the application fit zoning requirements; 
2. Clarence Drive/R44, in the identified business premises area at Jock's Bay, 

already experiences severe traffic volumes associated with speeding and a 
number of accidents occurring; 

3. There is an already definite lack of available public parking (quantity and 
safety) for customers; 

4. There has also been little to no traffic law enforcement in this area, despite 
numerous requests to authorities; 

5. Additional visitors attracted to The Hub / Thirsty's Liquor Boutique will 
certainly exacerbate the above­mentioned tenuous situation; 

6. The envisaged business premises is situated within a 500m radius of the local 
Catholic Church/Anglican Church; 

7. It is alleged that only wine will be sold, yet the license applied for include 
spirituous beverages and beer; 

8. The Hub business cluster facilities include an open roof deck offering 2 x 
barbeque areas which may be used in future to expand the prospect licensee 
business activities to include hospitality events and on-premises alcohol 
consumption; 

9. A commonly known impact of liquor stores/on premises consumption venues 
include attraction of crime "hot spots" and loitering, including control over 
socially undesirable activities and general safety; 

10. Betty's Bay has been identified as a high crime area and has suffered from 
increased levels of burglary and assault; 

11. Betty's Bay has a well-known and established pensioner (older) residential 
area; 

12. There is no guarantee that license conditions may be expanded once initial 
approval is obtained; 

13. Residential property values in the area will be negatively compromised; 
14. Earlier applications in a more established business area of Betty's Bay, Centre 

Shop area, have been rejected. 
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APPLICANT’S RESPONSE TO COMMENTS 
 
1. The subject property is currently zoned Business Zone 3: Local Business, as stated in 

section 8 of the motivational report. The property is not being rezoned as the 
Overstrand Municipality Land Use Management Scheme, 2020 makes provision for a 
bottle store as a consent use under the current zoning.  
 

2. & 3. 
 

No parking is being proposed on Clarence drive.  
 

The Overstrand Municipality Land Use Scheme, 2020, requires that all parking 
required for the property be provided on-site. The parking requirements are 
determined by the Overstrand Municipality Land Use Scheme, 2020. 

 
The property will gain access and egress from a municipal street at the back of the 
property. The building plans were approved by the Overstrand Municipality indicating 
that parking provision was regarded as adequate with sufficient manoeuvring space 
and driving widths.  

 
The applicant cannot be held responsible for the dangers of Clarence Drive and 
although these comments are not considered as unimportant, it is not the correct 
forum to raise existing traffic issues on a provincial road. It is suggested that these 
objections be directed towards the Western Cape Department of Transport who has 
jurisdiction on the road running through Betty’s Bay. 

 
Important to note, is the applicant will not be serving liquor for on-site consumption.  

 
4. The comment is noted, but it is not the correct forum for the objectors to raise existing 

traffic issues. 
 
5. The application was circulated to the engineering department of the Overstrand 

Municipality, and they will be able to provide their comments on the matter. If there is 
any feedback from the engineering department, the property owners will address 
these comments if any is received. 

 
6. This is noted. The property is zoned for business purposes, and it not predicted to 

have an impact on the operations of the church. The business will be operated in 
same manner as the rest of the Jock’s Bay Retail Centre.  

 
7. The application clearly states that the proposed bottle store will be for the sale of all 

kinds of liquor, refer to section 4.1 of the motivation report.  
 
8. The application is solely for the bottle store on the ground floor, it is noted that the 

building has these amenities and may also be used by the occupants of the flats on 
the first floor.  

 
9. These comments are noted, and it is understood that the objector may be concerned.  
 

A security firm will protect the property to ensure the property is secured and that no 
crime occurs on-site. The proposal is to establish a higher end enterprise, than the 
standard liquor store.  
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The type of clientele needs to be evaluated from where the property is located in a 
strategic position to supply a demand that has been created with the lack of bottle 
stores in the area.  

 
No liquor will be consumed on site and the applicant will be regulated by the Western 
Cape Liquor Act, (Act no 4 of 2008) on who may purchase liquor. It is important to 
note that conditions such as the following are normally included into the approved 
liquor licence: 

 
“No liquor may be sold to persons who are drunk and/or disorderly.” 
“No person who is drunk and/or disorderly may be allowed to stay on the licensed 
premises” 
“The licensee and/or the manager must at all times ensure that the activities and 
business conducted on the premises do not cause any nuisance or disturbance to 
other, including but not limited to neighbours, residents, other occupiers of building in 
the area and passers-by” 
“The licensee/appointed manager shall not allow for the sale of liquor to patrons in 
containers which are not sealed. Liquor may only be sold in a property sealed 
container, bearing the seal or label of a registered manufacturer or licensed micro-
manufacturer. All containers with liquor must be sealed when sold and remain sealed 
when leaving the premises.” 

 
These conditions are only a short list of the conditions that will limit the disturbance 
on-site and ensure that the business cannot be held responsible for any criminal 
activities. Should any criminal activities occur is it the responsibility of the SAPS to 
address the situation and ensure the safety of those involved. 

 
10. The existing crime situation in Betty’s Bay is not as a result of a proposed bottle store 

and it is not predicted that the existence of the bottle store will have a negative impact 
on the crime situation in Betty’s Bay.  

 
11. This is noted and they will also be welcomed to the bottle store and limit the travel 

time if they wish to purchase liquor.  
 
12. The application is for the consent use to allow a bottle store.  
 
13. This is noted, the property owners surrounding the Jock’s Bay Retail Centre bought 

their properties knowing the Jock’s Bay Retail Centre will be developed in the future 
and it was unpredicted what business these will be.  

 
There is however no knowledge or evidence being provided by the objector on this 
statement and cannot be considered.  

 
14. This comment is noted, and the proposal cannot be compared to the previous 

application and the decision thereof cannot create a precedent, as town planning is a 
site-specific process and the notion that if one application is refused it is not 
motivation enough to refuse another land use application.  

 
Each application is evaluated individually and site specific and considered if deemed 
fit and desirable to approve the bottle store.  

 
The Overstrand Municipality is required to consider various factors that may influence 
their consideration of the proposed bottle store. 
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TOWN PLANNER’S RESPONSE  
 

The application property, known as The Hub, has gone through a town planning 
process and is fully compliant with the zoning of Business 3 parameters in terms of 
parking and the access granted by the Department of Transport.  The traffic issues on 
Clarence Drive are to be dealt with by the Department of Transport. 

 
The comment with regard to the possible impact of the liquor store on the two first floor 
braai areas in future cannot be verified.  At present the first floor consists of flats of 
which the inhabitants may utilise the facilities with their own liquor.  The utilization of 
the facilities will come down to the management of these facilities and to what extent 
the owners will allow the public to utilise the facilities. 

 
The proximity of the church in the South African context has various examples where 
liquor stores and or supermarkets do sell alcohol in proximity less than 500m from a 
religious building.  Therefore, this aspect in itself is not a reason for discarding the 
application. 

 
 LATE COMMENTS - D Blackbeard 

 
I hereby would like to lodge an objection against the proposal to issue consent use 
to one of the shops in the new development - The Hub, opposite Penguin Place on 
Clarence Drive. I believe the Erf is 2989 in which they want to sell liquor (alcoholic 
drinks).  
 
I feel that this consent use should not be granted, because it will: 
• negatively impact the level of crime in the area, 
• attract people who may abuse the use of alcohol, 
• result in increased noise pollution, 
• not be an asset to the residential area surrounding The Hub, especially seeing 

that the Catholic Church is less than 100m away from this Erf 2989. A bottle 
store or shop that can sell liquor will have a negative impact on this church. 

• upset the neighbours; all of whom I have contacted are against this. 
 

APPLICANT’S RESPONSE TO COMMENTS 
 
This objection received, is acknowledged, but it does not merit a response from WRAP 
Project Office. The objection was submitted on the 31st of October 2022 which is 
considered a late objection, and the contents thereof will not be addressed, and it should 
not be considered.  
 
These objections are regarded as invalid as they were not submitted within the time 
period stated in the notice received. Section 52 of the Overstrand Municipality: 
Amendment By-law on Municipal Land Use Planning 2020, clearly state the conditions 
that comments/objections need to adhere to.  
 
Section 52(2) states: 
“Any objection, comment or representation received as a result of a public notice process 
must be in writing and addressed to the person mentioned in the notice within the time 
period stated in the notice and in the manner set out in this Section.” 
 
And Section 52(5) states: 
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“The Municipality may refuse to accept an objection, comment or representation received 
after the closing date.” 
 
It is apparent when reviewing the Overstrand Municipality: Amendment By-law on 
Municipal Land Use Planning 2020, that it provides clear conditions and methods on how 
comments/objections may be submitted, and a timeframe allowed for submission for such 
objections to be valid. 
 
It is our opinion that these comments may not be considered by the decision-making 
authority as it was submitted outside of the time period stated in the notice. 

 
TOWN PLANNER’S RESPONSE  

 
It is acknowledged that the comment is late; however it will be dealt with. 

 
Every citizen has a right to purchase alcohol, and it is unclear to the segment of people 
the objector refers to.  Statistics shows the following: 

 
Results: Current drinkers were more concentrated among richer South Africans, while 
binge drinkers were concentrated among the poorer population.  For current drinkers, 
irrespective of sex, race, age, and urban, socioeconomic inequality in alcohol 
consumption had become less pro-rich between 2008 and 2014/15; while inequality in 
binge drinking, outside of the Asian/Indian and rural categories, had become less pro-
poor between 2008 and 2014/15. (https://doi.org/10.3389/fpubh.2021.606050).  

 
The proposed liquor store is located within the building and not a stand-alone shop, 
thus will be subject to the management rules of the building in total.  This also applies 
to all activities on the property and the business node.  There are restaurants, 
hardware store in the node which all can generate noise. 

 
The comment with regard to the surrounding residential erven of which all bought next 
to a business node, fully aware of the adjacent business activities. 

 

2nd Round of Public Participation – 4 April 2024 

 
Numerous letters and petitions in support of the proposal were received as highlighted 
below.  As mentioned within the application the proposed consent use will enable the 
owners to expand their product offering to better serve their existing clientele, without 
making any other changes to the shop.  This adjustment will enhance customer 
satisfaction while preserving the shop's established character and operations. 
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SUPPORT 

Yolanda Roozen 
Hans and Sandra du Plessis  

Y Gray 
Duncan Anderton  
Gavin Stockden  

L. Schank 
Greta Kuhn 

 
We received late support as well as a petition signed by 14 supporters. 

 
LATE SUPPORT - Sarah van Niekerk 

 
PETITION RECEIVED SIGNED BY 

Riana Van Zyl Lynne Arundel W J Maree 
Conrad Louw Yvonne Garnar R Smit 

Keith Anderson Deidre Serfontein Liz Buncker 
Craig Brown Martin Wells Michela Nusca 
Willam Kuhn Richard Starke J Rabie 

Barnie Prinsloo Sharon Prinsloo Piet van der Walt 
Diane Crossman Glynis Davidson Corne Piani 

Desmond Davidson Tienie Louw Kyra Black 
Anita Louw A Niemandt  

F Swart Stefan Roos  
 

APPLICANT’S RESPONSE TO SUPPORT 

There is significant support for the liquor store at the Hub in Bettys Bay, with strong 
emphasis on its economic benefits, support for local businesses and the wine industry, 
job creation, tourism promotion, and overall positive impact on the community. 
 
The shop is seen as a valuable addition supporting local vineyards and is seen as 
modernising the community without losing its charm.  
 
Despite some objections on WhatsApp groups (which are not official objections within the 
formal public participation process), many residents support the establishment of a bottle 
store in Bettys Bay with emphasis on promoting local producers and craft drinks with 
interest in understanding its unique offerings.  The shop in its current form is already 
promoting social- and community engagement as well as wine education.  The existing 
shop is seen as a tasteful and much-needed addition to the area. 
 
There is general support for new shops and restaurants that can generate employment 
for local residents.  The existing shop is also viewed as beneficial for tourism, saving 
tourists from driving to nearby towns.  
 
The traffic concerns are overstated by the supporters and apply to other businesses as 
well.  The owners support reducing the speed in the area and have been in contact with 
the Western Cape Department of Transport on methods to reduce the speed on Clarence 
Drive running through Bettys Bay.  The reduction in speed will address these concerns of 
traffic safety.  The letter of support also mentioned that the proposal will save residents 
from traveling to neighbouring villages, reducing travel costs and supporting sustainable 
local shopping. 
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During the first round of public participation, two (2) individuals as well as the Betty’s Bay 
Ratepayers’ Association provided comments on the application, one of which had 
resubmitted their initial comments. 

 
Please note that the objections are summarized and the detail of the objections are 
attached as Annexure D. 

 
LATE COMMENT - RECEIVED AFTER CLOSING DATE BUT THE TOPICS ARE ADDRESSED 

MM Borcherds 
JoJo and Wilma Gunnink  

 
 OBJECTION: TRAFFIC AND PARKING 

The objectors have concerns regarding the impact the bottle store may have on 
the present traffic patterns along Clarence Drive.  The location of the bottle store 
will exacerbate the present traffic volumes on Clarence Drive and the fact that the 
80ikm/h are generally not adhered to. 
 
The parking availability at The Hub is insufficient to cater for the possible 
additional traffic the bottle store will generate.  People will not necessarily make 
use of the parking area at the back of The Hub but will make use of the parking 
provided for in Clarence Drive, which is already a hazard.  Accidents have 
happened due to the illegal U-turns and motorist behaviour in Clarence Drive and 
the application will only worsen the situation. 
 
Related to the parking area is the access from Twist Road to the parking area.  The 
Unknown Street is narrow with no stop sign at the intersection of Twist Street and 
Unknown Street. 

 
APPLICANT’S RESPONSE  

 
The application submitted is to allow the owners to convert the existing wine shop to a 
bottle store.  The proposed bottle store is not expected to increase both vehicle and 
pedestrian traffic in the area or lead to a higher demand for parking, nor is it anticipated 
to impact on the safety and congestion of surrounding roads, particularly Clarence Drive.  
Several objectors indicated that a bottle store will increase traffic, but no clear reason 
was provided for how a conversion of an existing shop will increase the traffic 
‘significantly’ when essentially only the products being sold will change, as the shop and 
the entire development already exist. 
 
The owners cannot be held responsible for existing dangers on Clarence Drive, and 
such concerns should be directed to the Western Cape Department of Transport, which 
has jurisdiction over the road running through Betty’s Bay.  The Western Cape 
Department of Transport has an approved solution that will have to be implemented 
should the applicant intend to provide a pedestrian crossing over any of the concrete-
lined channels.  The applicant decided against encouraging pedestrian crossings 
Clarence Drive.  As mentioned previously, the owners have engaged with Department of 
Transport on methods to reduce the speed of Clarence Drive, as they are also in support 
of this.  
 
Access and egress are obtained through two points at the Northern Street boundary, 
essentially creating a one-way flow of traffic on the subject property, where parking will 
be accommodated on site.  According to the Overstrand Municipality Land Use Scheme, 
2020 all required parking for the property must be provided on-site.  
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The parking requirements for 262m² GLA is 10.5 parking bays, but 14 parking bays are 
being provided, as well as one loading bay. 
 
The building plans approved by the Overstrand Municipality confirm that the parking 
provisions are deemed adequate, with sufficient manoeuvring space and driving widths.  
The owners encourage visitors to the Hub to use their allocated parking bays at the rear 
of the property instead of the public off-site parking running along Clarence Drive, but 
the owners have no control over where their visitors/clients park.  They have fulfilled 
their obligation by providing safe and sufficient parking on-site for their visitors/clients.  
The boutique liquor outlet (bottle store) will be located in an existing shop in The Hub 
building and will not operate as a freestanding enterprise, but as part of the entire 
development business complex and node. 
 
Residents and visitors will have a convenient local option to purchase alcohol, potentially 
reducing the need for longer trips to neighbouring towns.  A local bottle store can reduce 
the risk of drunk driving, as it minimises the need for longer drives to obtain alcohol. With 
a local option, residents can purchase alcohol closer to home, potentially reducing the 
temptation to drive under the influence.  The success of bottle stores in nearby areas 
demonstrates that such establishments can operate without causing significant 
disruption. 

 
TOWN PLANNER’S RESPONSE  

 
Agree with the Consultant.  Clarence Drive falls under the auspices of the Department 
of Transport and the development on the erf cannot be held liable for problems on 
Clarence Drive.  The development ‘The Hub” complies with the Land Use Scheme 
parking requirements. 

 
The one aspect that needs to be address is the possible stop sign at the intersection at 
Twist Street and Unknown Street (the latter’s name as per GIS). 

 
 OBJECTION: MARKET SEGMENT AND CRIME 

South Africa has the highest per capita rate of alcohol consumption in Africa, 
Excessive drinking is especially widespread in the Western Cape.  Research 
indicates that per capita alcohol consumption the province is between 30% to 40% 
higher than the national consumption.  The owner cannot prevent any individual to 
enter the premises and consume liquor on the pavement.  The likelihood of people 
loitering in the area without a specific reason add to the possibility of incidental 
theft and unorderliness and increase of assault and rendering the immediate area 
unsafe for passers-by or bystanders. 
 
The motivation refers to a feasible business premises, however over the past 18 
months has failed to realise a feasible business premises, witnessed of empty 
shops and exceptional turnover of business, whilst surrounding businesses have 
been thriving.  The premises has not contributed to the area. 
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APPLICANT’S RESPONSE 

The proposed bottle store aims to carve out a niche within the alcohol retail market by 
offering exclusively upmarket products, aligning with the upscale image of Betty's Bay.  
This focus on high-quality offerings is intended to cater to a specific demographic of 
residents and visitors who value quality products.  By tailoring its inventory to meet the 
preferences of this target audience, the store hopes to satisfy the needs of the residents 
as well as connoisseurs and tourists, while contributing to the local economy. 
 
There are however concerns that the sale of cheaper alcohol could attract a less 
desirable clientele, potentially leading to increased crime and safety issues, particularly if 
individuals with alcohol addiction or those seeking to consume alcohol in public areas are 
drawn to the store.  Not only will the property be protected by a security firm to ensure the 
property is secured and that no crime occurs on-site, but the security firm is also renting 
one of the shops in the development.  
 
The owners of the wine shop and proposed bottle store are of the opinion that by 
promoting responsible consumption and fostering a refined drinking culture, the 
establishment can mitigate any negative impacts on the community.  Additionally, the 
store plans to continue promoting socialising and community engagement, along with 
liquor education, to further reinforce responsible drinking habits. 
 
While the focus on upmarket products may alienate some segments of the population 
who cannot afford these offerings, the proposed bottle store aims to differentiate itself 
from competitors in neighbouring towns by positioning itself as a specialised retailer 
catering to a discerning clientele.  By emphasising quality over quantity and promoting a 
sophisticated shopping experience, the proposed bottle store hopes to create a unique 
identity within the local market.  This is already evident in the fact that the wine shop sells 
wines from local vineyards. 
 
Having a bottle store at The Hub can provide residents and visitors with more options for 
purchasing alcohol, including a range of wines, spirits, and craft beers.  This diversity can 
cater to different preferences and tastes, enhancing the overall shopping experience. 
 
Several objectors have stated that the Spar located at the Centre Shop has been issued 
a liquor license to open a TOPS, which is incorrect and false.  It is important to note that 
the erf on which the Centre Shop is located is zoned as Business Zone 3: Local 
Business.  This zoning requires the owners to submit a consent use application, similar to 
the one on which the objectors are commenting on, to obtain consent to allow a bottle 
store on the erf.  According to our records, no such applications have been considered, 
meaning no license has been granted in the Centre Shop area of Betty's Bay yet.  The 
Western Cape Liquor Authority (WCLA) regulates the retail sale of liquor in the province 
and such a licence does not appear on their data base.  
 
No liquor will be consumed on site and the owners will be regulated by the Western Cape 
Liquor Act, (Act no 4 of 2008) on who may purchase liquor. It is important to note that 
conditions such as the following are standard inclusions in the approved liquor licence: 
 
• “No liquor may be sold to persons who are drunk and/or disorderly.” 
• “No person who is drunk and/or disorderly may be allowed to stay on the licensed 

premises” 
• “The licensee and/or the manager must at all times ensure that the activities and 

business conducted on the premises do not cause any nuisance or disturbance to 
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other, including but not limited to neighbours, residents, other occupiers of building in 
the area and passers-by” 

• “The licensee/appointed manager shall not allow for the sale of liquor to patrons in 
containers which are not sealed. Liquor may only be sold in a property sealed 
container, bearing the seal or label of a registered manufacturer or licensed micro-
manufacturer. All containers with liquor must be sealed when sold and remain sealed 
when leaving the premises.” 

 
These conditions are only a short list of the conditions that will limit the disturbance on-
site and ensure that the business cannot be held responsible for any criminal activities.  
Should any criminal activities occur is it the responsibility of the SAPS to address the 
situation and ensure the safety of those involved.  
 
The proposed bottle store will be limited to normal business hours as regulated by the 
business hours allowed by the Western Cape Liquor Act, (Act no 4 of 2008) and the 
Overstrand Municipality Liquor Trading Hours By-law, 2011. 

 
TOWN PLANNER’S RESPONSE  

 
The consultant’s comments with regard to that liquor store will offer exclusively 
upmarket products and thus will attract fewer desirable clients is not accepted.  This 
aspect is very difficult to control in terms of patrons and the variety of products on offer.  
The feasibility of the bottle store will be depended on the owner and his willingness to 
manage the activities in and around the bottle store. 

 
With regard to crime, the proposed liquor store is located within an established 
business building, which is managed by the owner, who will ensure that the proposed 
store will be within the rules and regulations applicable to all tenants.  To prevent 
loitering, the consultant indicates that a security firm will be on site to ensure that the 
premises and its visitors are looked after, however Crime perpetuated off site, is not 
the responsibility of the applicant, but is the mandate of the South African Police 
Services. 

 
The application on erf 5580 Betty’ Bay in 2018 was approved by the Municipal 
Tribunal, but the appeal was upheld by the Appeal Authority.  Thus render the 
application for a bottle store obsolete. 

 
 OBJECTION: POLLUTION 

The objectors are concerns are twofold: 
 
1. The littering evident around loose standing bottle stores. This behaviour is 

sadly not only a problem of bottle stores, but nationwide. 
 
2. The property has not the storage facility to cater for the packaging of products 

such as pallets and boxes.  
 

APPLICANT’S RESPONSE 

Individuals should take responsibility for their actions, including properly disposing of their 
waste. The littering issues observed are due to the irresponsible behaviour of individuals, 
not the presence of the alcohol outlet itself. 
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Solid waste is collected every week from a baboon proofed refuse area on the Northern 
Street Boundary, as requested by the building control department of Overstrand 
Municipality. The refuse area is secured, and refuse is contained on site.  

 
TOWN PLANNER’S RESPONSE  

 
The development has a waste area, approved by the Municipality.  The management 
of waste area is the responsibility of the owner of the Hub.  Should this become a 
problem, the owners of The Hub must make arrangement with a private company and 
or the Municipality to remove waste should the refuse area fill up before municipal 
removal days.  

 
 OBJECTION: NOISE 

Additional patrons and traffic that will be generated by the bottle store will impact 
on the ambiance of the Biosphere. There is already an indication that wine tasting 
events has been held, which will further contribute to noise pollution. 

 
APPLICANT’S RESPONSE 

The comments about increased noise primarily reflect concerns about potential future 
developments beyond the proposed bottle store and their impact on the peaceful 
atmosphere of Betty's Bay, which are speculative. The issue of traffic noise increase has 
been addressed similarly for certain segments of the population. 
 
The proposed bottle store at The Hub can be managed responsibly, providing positive 
benefits to the community while also respecting concerns about noise and preserving the 
unique character of Betty's Bay. 

 
TOWN PLANNER’S RESPONSE  

 
The application is located in an existing business node, establish with the 
establishment of the township, namely Betty’s Bay Proper, 1938.  The residential erven 
surrounding the business node may experience a noise factor, however the buying of a 
residential erf adjacent a business node, the purchaser must take due cognisance of 
activities related to a business node.  The bottle store is a shop and not a Place of 
Entertainment that are more likely to generate noise. 

 
The assumption that the bottle store will attribute to noise pollution is subjective since a 
restaurant is more likely to contribute to possible noise pollution.  A Bottle store is a 
shop, which has definite trading hours.  The aspect of wine tasting events has not been 
mentioned in the motivation report and thus cannot be commented in this regard. 

 
 OBJECTION: PROPERTY VALUES 

The bottle store will have an impact on property values. 
 

APPLICANT’S RESPONSE 
The property is situated within the small business node of Betty’s Bay, known as the 
Jock’s Bay Retail Centre.  This node already hosts several small businesses that will 
accommodate the proposed bottle store.  The objectors' claim that their property values 
will be affected is not based on facts as there is no evidence to support this statement, 
and it cannot be quantified or proven. 
 

177



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 FEBRUARY 2025 
 
 

The issue of crime/security has been addressed. 
 

TOWN PLANNER’S RESPONSE  
 

No proof has been submitted indicating that the existing businesses had a negative 
impact on property values. 

 
 OBJECTION: JOB CREATION 

A bottle store will not necessarily contribute to the alleviating of unemployment 
since only a few people will be employed. 

 
APPLICANT’S RESPONSE 

The application was submitted during the construction phase of the new Hub retail 
centre, which created jobs at that time.  While these jobs were temporary, this is typical 
for all construction sites. 
 
It is unfair to compare the failure of businesses in neighbouring towns or other retail 
centres to the potential success of a new bottle store at The Hub.  Opening new 
businesses inherently creates job opportunities.  The proposed bottle store is expected to 
attract more customers and visitors, thereby creating employment opportunities.  It is also 
incorrect to state that only one or two individuals will benefit from the existing wine shop 
and the proposed bottle store.  These establishments support other enterprises, such as 
local vineyards, distributors, and small businesses that supply goods and services.  For 
instance, local vineyards gain exposure and revenue by having their wines featured in the 
shop.  Distributors benefit from increased business and transportation needs, while local 
artisans and food producers can have their products showcased alongside the wines.  
Additionally, these stores create job opportunities for the community, contributing to the 
local economy and fostering economic growth in the area. 
 
There is no conclusive evidence that the current wine shop is unfeasible, and such claims 
by individuals lack substantiation. It is unrealistic to expect a single business owner to be 
solely responsible for uplifting the township community. 
 
The proposed bottle store will serve not only the residents of Betty’s Bay but also 
holidaymakers and tourists, reducing the need to travel to neighbouring towns.  This will 
encourage visitors to support other local businesses in Betty’s Bay, benefiting from 
increased local spending and boosting local turnovers.  Consequently, this will lead to 
more job creation, fewer vacant shops, and a more sustainable local economy. 

 
TOWN PLANNER’S RESPONSE  

 
The proposed bottle store will contribute to job creation, which is a major problem in 
South Africa and the Overstrand.  It is relevant that even if the proposed business only 
provides limited work opportunities, the ripple effect on the families has far reaching 
social consequences. 

 
 OBJECTION: IMPACT ON LOCAL BUSINESSES 

There are restaurants and local pubs that do sell alcohol, albeit not as an off-sale 
entity. The bottle store will have a detrimental impact on these facilities and bottle 
stores are available in the neighbouring towns. 
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APPLICANT’S RESPONSE 
The comments received indicate that Betty's Bay does not need a bottle store given the 
ample supply of liquor outlets in nearby towns.  The same individuals express concerns 
about increased traffic and noise.  They also state that residents do not mind driving to 
neighbouring towns for shopping and supporting businesses outside of Betty's Bay. 
 
The argument that a proposed bottle store would negatively impact local restaurants with 
liquor licenses is unjustified.  The bottle store could potentially serve as a supplier to 
these restaurants.  It is accurate that most restaurants in Betty's Bay serve liquor, though 
not for off-premises consumption.  The comments refer to concerns about accidents due 
to the use of liquor and drinking and driving, yet they support local restaurants that have 
on-premises liquor licenses. 
 
Local businesses at the Hub centre are encouraged, and the existing wine shop's 
application for a bottle store is part of this centre.  The reference to the TOPS bottle store 
has been addressed. 
 
There is growth in the area for various reasons, and the current 30% occupancy rate 
based on built-up properties is expected to increase.  Reviewing the Overstrand 
Municipality Spatial Development Framework, it is estimated that the population of Betty’s 
Bay will almost double from 2016 having approximately 1711 residents to 2031 having 
approximately 3265 residents, which is expected to support the local businesses such as 
the liquor store, which in turn will also have benefits for visitors and tourists when they 
visit the area.  
 
While some may cite the lack of a bottle store or large shops as a reason for purchasing 
property in Betty's Bay, others see the potential for growth in the area.  The proposal 
aims to utilise a property in a mixed-use area according to its existing zoning.  Property 
owners cannot object to the zoning or the zoning impact of existing property on their 
properties as the application being submitted does not propose altering the existing 
zoning. 

 
TOWN PLANNER’S RESPONSE  

 
The proposed business or any business for that matter in Betty’s Bay will contribute to 
local economic development.  To indicate that Betty’s Bay does not need a bottle store, 
since the service is provided at the surrounding towns, clearly indicates the selfishness 
of the objectors.  Why should other towns be the service providers for the residents of 
Betty’s Bay?  The town has grown substantially since COVID in terms of dwellings 
being built and permanent residency. 

 
This influx of people will attribute to the uptake of business erven and services not 
previously available or rendered by the local business community of Betty’s Bay, which 
is not limited to the only the bottle store. 
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It is acknowledged that restaurants do sale alcohol and thus catering for the need.  
However as mentioned before, it is not the responsibility of neighbouring towns to cater 
for alcohol users of Betty’s Bay.  The business node has been in existence since the 
establishment of Betty’s Bay Proper in 1938.  Jock’s business node is not fully 
developed and still has vacant business erven which can be developed.  The 
development of these vacant erven can generate more traffic and pedestrians and 
therefore to comment that the other business nodes where such a use will be more 
favourable cannot be use as an objection.  The residents in that area may not see a 
bottle store as favourable from their point of view.  The Hub has been established as 
per the erf’s primary rights and complies with the development parameters. 

 
 OBJECTION - Impact on services 

 
APPLICANT’S RESPONSE 

The comment is noted.  The objector is correct in stating that the property is not 
physically connected to a sewage network, but it is still serviced by the municipality’s 
operational department, which can be classified as part of their servicing network. 
 
Changing the use from a wine shop to a bottle store is not expected to have any impact 
on the sewage situation on the subject property.  

 
TOWN PLANNER’S RESPONSE  

 
The Hub as a development has been approved and developed with all services in 
place.  The application is not an extension of the development parameters of the land 
use category but will be located in the approved building compliant with all services 
rendered. 

 
The Engineering Department did not indicate that the consent use will trigger any 
additional services. 

 
 OBJECTION: IMPACT ON THE KOGELBERG BIOSPHERE 

The application will damage the ambiance of the natural environment and eco-
tourism activities, employment and income should be fostered rather commercial 
developments not attributing to the spirit of the Biosphere. 

 
APPLICANT’S RESPONSE TO AREA IMPACT 

Betty's Bay has special features like the biosphere, marine reserve, and botanical 
garden, which residents have historically sought to preserve by limiting commercial 
activities.  Bettys Bay lies within the Kogelberg Biosphere Reserve, the first UNESCO 
declared Biosphere in South Africa and is fiercely protected by the town's occupants.  
The proposed bottle store is not predicted to have any impact on the on the Biosphere 
and the applicant is also a supporter of the status of Betty’s Bay.  
 
No formal reasoning or factual statements are made on how or why the objectors feel 
that the bottle store will affect the biosphere, only statements that it should not be 
supported or that Betty’s Bay is located in the Kogelberg Biosphere.  The owners re-
affirm their support for these conservation efforts and understand the concerns about 
maintaining the unique character of Betty's Bay.   
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The proposed bottle store is not intended to alter the village's ambiance but rather to 
provide a service that meets local demand while respecting the area's environmental and 
cultural values.  The owners remain committed to upholding the principles of sustainable 
development within the biosphere, ensuring that any business activities contribute 
positively to the community and environment. 
 
The control of alcohol consumption within the Harold Porter Botanical Garden, leading to 
potential environmental and social issues cannot all be because of this proposed bottle 
store.  The owners acknowledge and agree with the need for responsible consumption 
practices.  However, it is important to note that the control of alcohol consumption within 
the Harold Porter Botanical Garden and surrounding areas cannot solely be attributed to 
the proposed bottle store.  Visitors may already bring alcohol into these areas from 
elsewhere.  The owners commit to working closely with local authorities and stakeholders 
to ensure that any potential issues are effectively managed through responsible retail 
practices and community engagement. 
 
The Hub is located within a business node, which is located next to a residential area.  
The property is located within the small business node of Betty’s Bay which is identified 
as the Jock’s Bay Retail Centre. 

 
The node has several small businesses that have been established and that 
accommodate the existing wine shop and other commercial enterprises.  The 
development of these properties is not out of the ordinary and the property owners (The 
Hub) had a vision to add value to the surrounding area by establishing a new business 
premises.  
 
The fact that a church used by two congregations is within the business node is also not 
a reason for refusal of a bottle store.  In the Overstrand Municipal area many liquor 
licences are within walking distances from a church.  The presence of a church nearby 
should not automatically preclude the establishment of a licensed business.  Businesses 
and places of worship often coexist within communities across the region.   
 

Subject Property 
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It is also essentially to note that the existing wine shop endured an extensive liquor 
licence process that also considered the proximity of the religious institutions in the area.  
 
Additionally, the area is noted for its recreational use, particularly during holidays, which 
raises concerns about potential disruptions from a bottle store.  However, it is worth 
emphasising that businesses within The Hub, including other commercial enterprises, 
have not historically disrupted the area's residential tranquillity.  The management and 
operational practices of any new establishment would need to align with local regulations 
and community expectations to minimize any potential negative impact.  Please refer to 
the market segment of this document. 
 
The comments predict negative impact on the surrounding area without providing a basis 
for this assertion.  The claims are unsubstantiated, lacking evidence, placing the burden 
of proof on the owners, which they have not met. 

 
TOWN PLANNER’S RESPONSE  

 
Betty’s Bay Proper was established as a fully-fledged town in 1938.  The Biosphere 
came into being in 1998.  The town within the Biosphere is in terms of the Kogelberg 
Biosphere Framework classified as Settlement SPCs, also classified as Transition 
areas in terms of Man and the Biosphere Programme.  These areas are acknowledged 
and catered for since it is in existence and has legal rights attached to it.  

 
The framework makes provision for these settlements and the rights that exits and the 
impression that nothing may happen in these towns because it is located within the 
Kogel Biosphere is a misconception that exists.  The Municipality evaluates 
applications in these settlements with due cognisance of the Biosphere Framework 
and existing rights applicable to the land and owners.  

 
The principle of the Settlements SPC’s are that settlements and services cannot be 
ignored and have legal standing.  The principle of care is that existing settlements be 
contained and any expansion if any must be considered taken the Biosphere into 
consideration.  Thus, in terms of land uses allowed in the extension areas.  Therefore, 
Beety’s Bay has no industrial areas and Business zone 1 zonings in order to be in 
keep of UNESCO: Man and the Biosphere principles. 

 
 OBJECTION: PUBLIC PARTICIPATION 

 
APPLICANT’S RESPONSE TO GENERAL CONCERNS RAISED  

The application has followed legal procedures outlined by the Western Cape Liquor 
Authority, ensuring transparency and adherence to regulations.  Concerns regarding 
transparency, particularly regarding agreements with business owners, are not relevant 
to the current application for a consent use for a bottle store. 
 
While residents express concerns about potential disturbances to the peaceful nature of 
the area due to the liquor outlet, these concerns have been previously addressed. 
 
Some residents feel the municipality is not adequately considering community wishes, 
but the Overstrand Municipality has a strong history of transparent administration, 
including robust public participation processes.  Public participation is integral to the land 
use planning process, providing an avenue for all stakeholders, whether in support or 
opposition, to voice their concerns or suggestions for improvement.  
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This inclusive approach ensures that both residents opposing the application based on 
assumptions and those supporting it, acknowledging the need for change, have an 
opportunity to contribute to the decision-making process. 
 
It is important to note that both the land use application and the liquor licence application 
followed a public participation process.  On-site notices, public newspapers, and the 
government gazette were used for public notification of all the relevant processes. 

 
TOWN PLANNER’S RESPONSE  

 
The concerns have been dealt with adequately.  The applicant followed the public 
participation, and the Ratepayers were informed as well as the Ward representative of the 
community.  

 
During the public participation process of applying for a LIQUOR LICENCE the following 
objectors’ comments and concerns were received and addressed.  This formed part of 
their comments submitted on the consent use application, but all of the topics have been 
responded to. 

 
COMMENTS RECEIVED RELATED TO THE LIQOUR LICENCE APPLICATION  

E Bates 
Lenore Watermeyer 

Mark Gamble 
Brian Edward 

Mary Clair van der Merwe 
Carol Clark & Graham Clark  

Tobie Muller 

Louise Sterling 
Prof SW and Dr HA Moore  

Christina Maria Jacobs 
Johan & Rhona Gericke 

Stefne van Dyk 
M.M. Muller 

David Hofmeyr 
 

 

Most of these comments have been addressed as per above but they were raised again 
with referral to an application for a liquor licence other than for a wine shop.  
 
Traffic and Parking: This issue has been responded to (refer to the paragraph 
“RESPONSE TO TRAFFIC AND PARKING COMMENTS”).  Many residents of Betty's 
Bay prefer to keep the area quiet and free from commercial businesses like bottle stores, 
opting to commute to other towns for various services and products. 
 
Commercial Interests vs. Community Needs: Residents have expressed concerns 
about prioritising a bottle store over other services, such as pharmacies and police 
stations.  While local residents should have a say in shaping their community's future, 
they should also consider the potential benefits that well-planned business centres, 
including bottle stores within a centre, can bring to the community as a whole. 
 
Church Location: The fact that the church burnt down and was later rebuilt suggests 
that its influence on the community might have changed during that time.  Additionally, 
the presence of a religious institution nearby does not inherently make a bottle store 
unsuitable for the area.  The decision regarding the establishment of a bottle store should 
be based on a comprehensive assessment of factors such as community needs, zoning 
regulations, and potential economic impacts, rather than solely on proximity to a religious 
institution. 
 
Environmental Impact on the Kogelberg Biosphere Reserve: This issue has been 
responded to (refer to “RESPONSE TO AREA IMPACT”). 
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Social Issues and Safety Risks: This concern has been addressed (refer to 
“RESPONSE TO MARKET SEGMENT AND CRIME”). 
 
Tranquillity: Preserving Betty's Bay's tranquillity and natural beauty is a commendable 
goal that many residents deeply value.  However, it is important to consider that the 
presence of a liquor outlet does not necessarily equate to a significant disruption of this 
tranquillity or a departure from the area's unique character.  Although rising fuel prices 
might make commuting less feasible for a significant retiree population, most residents 
are still willing to drive elsewhere for their purchases to maintain the tranquillity of Betty's 
Bay (Traffic and pollution) 
 
Transparency Concerns: These were addressed (refer to “RESPONSE TO GENERAL 
CONCERNS RAISED”). 
 
Ward Councillor Comments: There has been no response to comments and allegations 
from the applicant regarding the Ward Councillor. 

 
TOWN PLANNER’S RESPONSE  

 
The comments during the liquor application are not a town planning process and 
must be dealt with by the Liquor Board. 

 
CONCLUSION 

 
In conclusion, the responses provided address the concerns raised by public 
regarding the proposed establishment of a bottle store at The Hub in Betty's Bay.  
The owners acknowledge and respect the community's commitment to preserving 
the unique character and environmental integrity of Betty's Bay, including its 
designation within the Kogelberg Biosphere Reserve.  

 
The owners remain committed to transparency, responsible business practices, and 
ongoing dialogue with the community and relevant authorities.  The owners are 
confident that through collaborative efforts and adherence to established procedures, 
any potential impacts can be effectively managed while contributing positively to the 
local economy.  

 
Moving forward, the owners will continue to engage constructively with all 
stakeholders to ensure that the interests and values of Betty's Bay residents are 
upheld, while striving to enhance the area's appeal as a cherished residential and 
natural haven. 

 
Considering the response to objections, it is recommended that the planning 
application be approved as submitted.  

 
10. MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT 

CONSIDERATIONS GUIDELINE) 
 

10.1 Background 
 

N/A 
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10.2 (In)consistency with the Spatial Planning and Land Use Management Act, 
2013 (Act 16 of 2013) 

 
The application is in line with the planning objectives applicable to this 
application.  The objectives relating to: 

 
Spatial Justice 
The proposal will not further perpetuate historic spatial imbalances. 

 
Spatial sustainability 

 
Sustainability concept is to limit the human impact on the environment and 
improve the quality of life of communities.  The application is located within an 
existing building earmarked for business purposes.  Thus, there is no impact on 
the environment since the erf has been in existence since 1938. 

 
The erf is located within the transition area or settlement area within the urban 
edge of the town of Betty’s Bay, earmarked for human development.  Thus 
ensuring the sustainability of the area, with limited impact on the bugger and 
core of the Kogelberg Biosphere. 

 
Efficiency 
The proposed development intends to make optimal use of existing 
infrastructure, thereby optimising existing resources. 

 
Spatial Resilience 
The development of the property will be in synchrony with the relevant spatial 
planning policies that adhere to the principle of spatial sustainability in terms of 
the Spatial Development Framework.  

 
The building does comply with the National Building Regulations and SANS 
requirements who advocate resilience buildings. 

 
Good administration 
The application followed the required planning procedures to ensure that land 
use activity is in line with Municipal By-Laws and a public participation process 
had been followed. 

 
10.3 (In)consistency with the principles referred to in Chapter Vl of the Land 

Use Planning Act, 2014 (Act 3 of 2014) 
 

Same as Point 10.2 above. 
 

10.4 (In)consistency with the IDP/Various levels of SDF’s/Applicable policies 
 

Consistent. 
 

10.5 (In)consistency with guidelines prepared by the Provincial Minister 
 

N/A 
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10.6 Impact on Municipal Engineering Services 
 

No additional services will be required.  The proposed development is 
supported by the Engineering Services Department, subject to conditions 
(attached as Annexure E). 

 
10.7 Outcomes of investigations/applications i.t.o other legislation 

 
The additional application once the land use application is finalised, related to 
an application to the Liquor Board. 

 
10.8 Existing and proposed zoning comparisons and considerations 

 
Not Applicable. 

 
11. ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS 

 
N/A 

 
12.  THE DESIRABILITY OF THE PROPOSAL 

 
The objections have been adequately dealt with under point 7.  The following 
remarks are of importance since it consistent points raised by the objectors. 

 
KOGELBERG BIOSPHERE: 

 
The town of Betty’s Bay is identified as a settlement in terms of the Biosphere 
Framework and a transition area in terms of the Man and the Biosphere UNESCO 
program.  Both the documents recognise man’s role, activities and rights within the 
Biosphere.  It is thus incorrect to assume that man does not exist within the 
Biosphere and has not rights.  The application is within a town in existence before the 
Biosphere was designated in 1998.  In 1938 Betty’s Bay Proper was established with 
land use rights, which cannot be ignored or disputed.  The application is located in a 
business node and within a business building and it is unclear the impact the use 
may have on the Biosphere). 

 
IMPACT ON THE TOWN: 

 
Consumption habits of the residents are not the responsibility of the applicant. In 
effect, it is shown that the illegal trade in alcohol contributes to the irresponsible 
behaviour patterns of the general public.  South African adult per capita alcohol 
consumption in 2005 equalled 9.5 litres of pure alcohol.  Of this consumption, 26.3% 
or 2.5 litres per person, was homemade and illegally produced alcohol or, in other 
words, unrecorded alcohol.  The consumption of homemade or illegally produced 
alcohol may be associated with an increased risk of harm because of unknown and 
potentially dangerous impurities or contaminants in these beverages. 
(https://www.gov.za/Alcoholandsubstanceabuse.  

 
The fact that the proposed business is located in a managed building with tenants 
and not a stand-alone building, mitigate behaviour of patrons to a great extent.  This 
fact is clearly reflected in shopping complexes where liquor stores are located within 
a manged building with various tenants and security. 
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IMPACT ON CHURCH/ EDUCATIONAL INSTITUTIONS: 
 

The church did not object in their own capacity against the proposed use.  The 
proposed store operating hours will be subject to the Overstrand By-law on trading 
hours for liquor stores as well as the Liquor Board conditions.  The operation of 
restaurants who sells liquor does not seem to pose a problem or adjacent residential 
dwellings where there is no restriction put of alcohol use.  It should be noted that the 
Overstrand land Use Scheme does not prohibit a liquor outlet adjacent an 
educational facility and or a Place of Worship.  This aspect is dealt with in terms of 
the Liquor Act, and should they decide that the proximity is deemed a risk, the liquor 
license will not be issued. 

 
With regard to educational institutions, if they are any, it is illegal. 

 
LESS DESIRABLE/ CERTAIN SEGMENT OF THE POPULATION: 

 
This object is very vague and none of the objectors commit to indicate who they are 
referring to and thus cannot be verified and is dismissed. 

 
TOPS/ SPAR 

 
The application was supported by the Tribunal should it be coupled with a grocer or 
supermarket.  Thus, no stand-alone shop.  The appeal against the application was 
successful due to this point, that it would have been a stand-alone shop.  

 
CONCLUSION: 

 
The application is supported. 

 
13. RECOMMENDATION 

 
1. that the objections be noted. 
  
2. that the application in terms of Section 16.(2)(o) of the Overstrand Municipality 

Amendment By-Law on Municipal Land Use Planning, 2020 on Remainder of 
Erf 2989, Betty’s Bay for a consent use to allow a bottle store on the property, 
be approved in terms of the provisions of Section 61 of the By-Law subject to 
the following conditions: 

  
 (a) that the bottle store be limited to Shop 4 within the existing building as 

indicated on Plan number 2989 dated 2022, as submitted with the 
application; 

   
 (b) that this approval is not an approval in terms of any other legislation; 
   
 (c) that building plans be submitted to the Building Department for approval, 

and that all conditions of the Building– and the Fire Department be 
complied with at that stage; 

   
 (d) that a Health Certificate be obtained from the Health Department of the 

Overberg District Municipality and a Fire Prevention Certificate from the 
Municipal Fire Department; 
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 (e) that only one un-illuminated sign, that complies with the Municipal By-Law 

on Signage, may be displayed on the premises; 
   
 (f) that commercial rates and service tariffs as determined by the annual 

budget, be made applicable, which tariffs are automatically adjusted in 
terms of the annual budget; 

   
 (g) that no accumulation of refuse may occur on the premises; 
   
 (h) that the Overstrand Municipality retains the right to enforce any relevant 

legislation and or By-Laws; 
   
 (i) that approval for a liquor licence be obtained from the Western Cape 

Liquor Authority; 
   
 (j) that the bottle store or the first storey deck may not have tasting events; 
   
 (k) that the bottle store operating hours be limited as per the Overstrand By-

Law Liquor Trading Hours from Monday to Saturday. Sundays are 
restricted to 08h00 - 13h00; 

   
 (l) that no delivery vehicles for “The Hub” may utilise Clarence Drive as a 

loading area; 
   
 (m) that all the conditions in the Services Report (attached as Annexure F), be 

complied with; 
   
 (n) that all the conditions imposed by Western Cape Government: Transport 

and Public Works (Road Planning) (attached as Annexure G), be complied 
with; 

   
 (o) that this approval does not absolve the applicant from compliance with any 

other relevant legislation, and 
   
 (p) that all other development parameters as prescribed in the relevant Land 

Use Scheme be complied with. 
   
3. that the applicant and persons who commented be notified of their right of 

appeal in terms of Section 78 of the Overstrand Municipality Amendment By-Law 
on Land Use Planning, 2020 with regard to the above decision. 

 
14. REASONS FOR RECOMMENDATION 

 
❖ The bottle store is located in an existing business node. 
❖ The bottle store will be located in an existing building. 
❖ The building has an approved building plan and complies with the development 

parameters as per the Overstrand Municipality Land Use Scheme. 
❖ The refuse area was approved by the Municipality. 
❖ The use of parking bays on Clarence Drive is not the responsibility of the applicant. 
❖ Betty’s Bay proper falls under the category of a Settlement SPC which has existing 

land use rights in terms of the Kogelberg Biosphere Framework. 
❖ The proposed bottle store is located adjacent Clarence Drive, which in itself is a 

noise polluter. 
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15. ANNEXURES 
 

Annexure A: Locality Plan 
Annexure B: Motivation Report  
Annexure C: Site Development Plan 
Annexure D: Comments / objections / support letters received (2022 & 2024) 
Annexure E: Applicant’s response  
Annexure F: Services Report 
Annexure G: Comments: Western Cape Government: Transport and Public 

Works (Road Planning) dated 2020 and 2022 
 

SIGNATURES 
 

REGISTERED PLANNER 
 

Name:   H VAN DER STOEP 
 

SACPLAN registration number:   A/1708/2013 
 

Signature:  ___________________ 
 

Date:   ___________________ 
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