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4.2 

PORTION 229 OF THE FARM AFDAKSRIVIER NO 575, BENGUELA COVE, A DIVISION OF 

CALEDON, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR AMENDMENT OF THE 

EXISTING APPROVED SITE DEVELOPMENT PLAN, AMENDMENT OF CONDITIONS IN 

RESPECT OF AN EXISTING APPROVAL AND EXTENSION OF THE PERIOD OF VALIDITY 

OF AN APPROVAL: WRAP PROJECT OFFICE ON BEHALF OF BENGUELA COVE 

INVESTMENTS (PTY) LTD 

 
HBENG 229/575 (4595/2024) 
H Olivier (028) 313 8900 Hermanus Administration 
24 November 2025 

 
1. EXECUTIVE SUMMARY 

 
An application was received on 26 February 2024 from WRAP Project Office on behalf 
of Benguela Cove Investments (Pty) Ltd on Portion 229 of the Farm Afdaksrivier No 
575, Benguela Cove, Division Caledon in terms of the Overstrand Municipality 
Amendment By-Law on Land Use Planning, 2020 for the following: 

 

❖ Amendment of the existing approved site development plan in terms of 
Section 16(2)(l) of the Overstrand Municipality Amendment By-Law on Land Use 
Planning, 2020 to accommodate the proposed new buildings/structures such as a 
wedding venue and picnic pods, as well as the expansion of the existing winery for 
storage purposes. 

 
❖ Amendment of conditions in respect of an existing approval in terms of 

Section 16(2)(h) of the Overstrand Municipality Amendment By-Law on Land Use 
Planning, 2020 to allow for the new wedding venue building to be used as a place 
of entertainment. 

 
❖ Extension of the period of validity of an approval in terms of Section 16(2)(i) of 

the Overstrand Municipality Amendment By-Law on Land Use Planning, 2020 to 
extend the validity period for the Departure approval for an additional 5 years to 
operate a market and utilize portions of the buildings for places of entertainment. 

 
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 

 
Portion 229 of Farm 575 is zoned Special Zone (Tourism Business). It is developed 
with a wine cellar, restaurant and is also used as a venue for entertainment such as 
weddings, functions and live music entertainment. It further has rights for a market, 
splash pool and put-put course. The property measures 5,381ha in extent. 

 
The property owners now want to build a new wedding venue, extend the wine cellar 
and extend the validity period of approvals previously granted 
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4. SUMMARY OF APPLICANT’S MOTIVATION 

 
THE MOTIVATION CAN BE SUMMARIZED AS FOLLOWS: 

 
Amendment of approved SDP 

 
❖ A wedding venue, winery extensions and picnic pods are proposed. This will 

increase the functionality of the Estate. 
❖ The picnic pods will enhance the picnic experience and protect guests from the 

elements. It will also help increase the income stream and boosts on-site sales such 
as wine and picknick baskets. 

 
Amendment of Conditions in respect of an existing approval 

 
❖ The amendment is to change the place of entertainment rights that was approved 

for the restaurant and wine cellar. 
❖ Place of entertainment rights are also requested for the proposed free standing 

wedding venue, to be able to provide live music to guests, such as live music 
performances. 

❖ This will enhance Benguela Coves as a premier destination for gatherings, 
celebrations and entertainment. 

 
Extension of the period of validity on an approval 

 
❖ The market and place of entertainment rights were limited to be used for a 5-year 

period from March 2019, with a possibility for an extension of time. 
❖ Application is made to extend the approval period with 5 years, to 2029. 
❖ The market and place of entertainment contribute to economic growth and vitality. 
❖ It enhances the overall experience of the estate. 
❖ There are no restrictive conditions in the Title Deed prohibiting the application. 
❖ The application complies with the Special Zone parameters with the only departures 

being the existing market and place of entertainment rights. 
❖ 244 parking bays will be provided, which is in line with the parking requirements. 
❖ The project will not have a significant impact on services. Electricity is obtained 

from Eskom, and water from the municipality. The property is connected to the 
sewer network and solid waste is collected and moved to collection points, where 
the municipality collect it. 

❖ Access and egress are from the R43 road. 
 

Need and desirability 
 

❖ Socio economic 
It will create jobs, it will increase tourism, it will enhance existing infrastructure, 
additional revenue will be generated, and it will help with cultural and social 
enrichment. 

 
❖ Compatibility with surrounding uses 

Estate has won numerous prizes showing popularity and the expansion will 
capitalize on this appeal. 
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❖ No real impact on Heritage value, biophysical environment, safety and health or 
traffic and parking. 

❖ The property is not situated in an EMOZ area  
❖ It is situated in a Landscape HPOZ. The significance is not large. 
❖ In line with the Overstrand Municipality SDF, 2020 as it promotes the area as a 

tourism destination. The development will be sustainable, and the ecological 
significance of the estuary ecosystem will not be impacted. 

 
Consideration in terms of the Planning Principles: 

 
Spatial Justice 

 
Not Applicable. 

 
Spatial Sustainability 

 
Will not negatively impact valuable agricultural land, environmentally sensitive areas 
or scenic landscapes or contribute to urban sprawl. 

 
Spatial Resilience 

 
The proposal is not in conflict with spatial planning and policies. 

 
Good Administration 

 
Good public participation process will be followed by the Municipality. 

 
5. ADMINISTRATIVE COMPLIANCE 

 

Methods of advertising Date published 
Closing date for 

comments 

E-mail notices & site notice Yes 19 June 2024 26 July 2024 

Internal departments Yes 19 June 2024 26 July 2024 

Ward councillor Yes 19 June 2024 26 July 2024 

Total comments SEVEN (7) 

Letters of support ONE (1) 

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 
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Building Control 24/06/2024 No objection. 

Municipal Environmental 
Division 

08/08/2024 
No objection, as all activities is 
taking place within the existing 
development footprint. 

Engineering Services 02/07/2024 Annexure F. 

Western Cape Government: 
EADP (Environmental) 

21/10/2024 Annexure G. 

Cape Nature 21/08/2024 Annexure H. 

Western Cape Government: 
Infrastructure (Road Planning) 

24/04/2025 Annexure I. 

Telkom 09/07/2024 Annexure J. 

Eskom 11/07/2024 Annexure K. 

Western Cape Heritage 03/10/2024 Annexure L. 

 
7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION 

 
Notices were e-mailed to surrounding residents, all property owners within Benguela 
Cove and the Homeowners Association. A notice board was also placed on-site by the 
applicant’s consultant. 

 
In the public participation process seven (7) letters of objection and one (1) letter of 
no-objection were received. 

 

OBJECTIONS 
 

 M Prew 
 Dr. K Strömer and Dr. B Helgers 
 J & Dr K Wellner 
 M Brandstetter 
 V& IM Buchholz 
 NB Buchholz 
 SM Dermott 

 
NO-OBJECTION 

 
➢ H Alcock  

 
The applicant was provided with an opportunity to respond to the objections received.  
The objections and support letter are attached as Annexure D and the applicant’s 
response are attached as Annexure E respectively. 

 
The objections, the applicant’s reply and the Municipal Town Planners response 
thereon can be summarized as follows: 
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OBJECTION 1 - PICNIC PODS 

 
▪ The pods should only be on the Business site and not in the vineyards. 
▪ How would sanitation be dealt with? 
▪ Pod locations were not clearly indicated, neither its design nor size. 
▪ How would security be dealt with the pods. 

 

APPLICANT’S RESPONSE 
 

The picnic pods are strategically placed to enhance the property's value and offer 
unique recreational opportunities without infringing on communal areas or impacting 
security and environmental integrity. 

 
Location and Security: The location of the picnic pods is clearly outlined in the 
submitted plans, specifically within Portion 229 of the Farm 575, Caledon, and not 
within any communal or homeowners’ association areas. 

 

 
The placement ensures that they remain within the designated commercial district, 
thereby aligning with surrounding area and zoning regulations. 

 
Security and Access: Robust security measures are already in place to prevent 
unauthorized access to any other part of the estate, ensuring the safety and privacy of 
nearby homeowners. 

 
Sanitation and Facilities: Adequate sanitary facilities are provided at the minigolf as 
well as the restaurant area, ensuring that all health and hygiene standards are met. 
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Environmental Considerations: The design and operation of the picnic pods are 
carried out with careful attention to preserving the ecological balance, the area where 
the pods are proposed is disturbed and is not expected to have a negative impact. 

 
Design and Aesthetics: Each picnic pod is approximately 21 square meters in extent 
and 3 meters high, designed to harmonize with the landscape and maintain the 
aesthetic of the area. The materials and design are chosen to blend seamlessly with 
the surroundings. 

 

TOWN PLANNER’S RESPONSE 
 

The applicant sufficiently addressed the concerns regarding location and size of the 
pods.  

 
No sanitation facilities will be provided at the pods and facilities at the put-put and 
restaurant will have to be used. 

 
Concerns regarding environmental concerns was also addressed. 

 
It is indicated in the application that the pods will also be able to be used in conjunction 
with the wedding venue. There are concerns that if the pods are used during the 
evenings by rowdy noisy guests that it will be very difficult to control noise levels at 
these scattered pods. It would be advisable that the pods only then be used in the 
mornings and afternoons, but not in the night. This can be controlled with a specific 
condition to such affect. 

 

OBJECTION 2 - TRAFFIC AND PARKING  
 

▪ What are the parking requirements for the venue, and is there compliance? 
▪ The increase in traffic would increase the dangerous traffic condition at the 

intersection with the R43. 
▪ There are no alternative emergency access points other than the existing R43 

access/egress point. 
▪ The larger the venue the more the traffic and safety concerns. 

 

APPLICANT’S RESPONSE 
 

The proposal to relocate the wedding venue to a stand-alone structure is intended to 
enhance operational efficiency while continuing to uphold the standards previously set.  

 
It is important to emphasize that the wedding venue has an existing land use approval 
and will operate in the same manner, with no significant changes expected in traffic 
patterns to accommodate the changes proposed. 

 
Parking Solutions: The proposed development complies with the parking 
requirements set out by the municipality when the special zone for the property was 
approved.  

 
Parking arrangements will be organized to ensure orderly access and departure, 
reducing the risk of congestion. 

 
The owners are not looking to have more than 300 people at any event on the farm, 
there is more than sufficient parking to accommodate the proposal.  
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Road Safety: Recognising the safety concerns associated with the single access road 
and the R43, several measures are in place to mitigate risks and ensure a smooth flow 
of traffic. These measures include the implementation of scheduled entry and exit 
times designed to stagger the arrival and departure of vehicles, thus preventing 
congestion at peak times. 

 
By carefully coordinating the flow of traffic, the estate's residents and guests can move 
freely without delay, minimising any potential inconvenience or risk. Additionally, 
guests naturally arrive at the venue at staggered and varied times, further reducing the 
impact of traffic congestion at the start of an event. 

 
It is also important to note that the access point in its current position was approved 
for several reasons by all relevant authorities when the development of the estate was 
originally approved. This historical approval considered traffic safety, access 
efficiency, and environmental impact, ensuring that the current access road is suitable 
for both everyday use and event-related traffic. 

 
Moreover, the application was circulated to the local authority’s engineering 
department as well as the Western Cape Department of Transport and Public Works. 
If comments from either are received it will be addressed.  

 
Through these comprehensive strategies, the estate is well-equipped to handle the 
traffic demands of large events while maintaining a safe and pleasant environment for 
both residents and guests. 

 
Emergency vehicles: In the event of an emergency, it is imperative that emergency 
vehicles are given priority and the right of way to ensure a rapid response. The estate 
is committed to always maintaining clear and unobstructed access for emergency 
services. 

 
On-site protocols are in place to ensure that emergency vehicles can navigate the 
estate efficiently. Traffic marshals and security personnel will be trained to manage 
traffic promptly, ensuring that all other vehicles yield to emergency services when 
necessary. This will allow emergency responders to reach any location on the estate 
swiftly and without delay. 

 
The estate's commitment to safety extends beyond regular traffic management to 
include comprehensive emergency preparedness plans.  

 
By prioritising emergency vehicle access, the estate can effectively safeguard the well-
being of residents, guests, and staff, providing peace of mind to all involved. 

 

TOWN PLANNER’S RESPONSE 
 

In terms of the parking ratios 4 parking bays must be provided for every 100m2 GLA. 
In terms of the proposal 244 parking bays is required and provided, which is in line 
with the required rate. 

 
The comments regarding traffic safety and emergency access points to the R43 are 
noted. The application was circulated to the Municipal Engineering Division and the 
Department of Transport. These departments/divisions are the specialists with traffic 
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matters, and they did not indicate any concerns regarding traffic safety and emergency 
access points.  

 

OBJECTION 3 - ENVIRONMENTAL IMPACT  
 

▪ The noise of the activities will impact bird and animal life. 
▪ Nocturnal animals will be impacted by noise and lights, that is why street lighting 

in the estate is discreet. 
▪ The noise impact will impact the RAMSAR site.   

 

APPLICANT’S RESPONSE 
 

Preservation of the local wildlife and natural habitats is a top priority, and the owners 
have always maintained this stance. All the changes proposed are located on areas 
that are historically disturbed, and it does not have an impact on any of the fauna and 
flora in the area.  

 
The proposal was discussed with an environmental consultant, and her opinion is that 
listed activities are not triggered in terms of the National Environmental Management 
Act. The Benguela Cove Lagoon Wine Estate, whose owners are members, is 
associated with numerous establishments dedicated to conservation and 
sustainability: 

 
➢ World Wildlife Fund (WWF) for Nature:  

 
Benguela Cove Lagoon Wine Estate has been awarded the top award for excellence 
for its exceptional commitment to the collective conservation of threatened habitats in 
South Africa’s Succulent Karoo and the Cape Floral Kingdom, as well as for 
outstanding dedication to environmentally responsible farming practices. 

 
➢ Cape Leopard Trust:  

 
Benguela Cove Lagoon Wine Estate has installed a wildlife camera in collaboration 
with The Cape Leopard Trust. The aim of this collaboration is to raise awareness of 
broader biodiversity issues and to affirm their commitment to the conservation of local 
ecosystems. The footage captured is shared on their website and social media.  

 
➢ iNaturalist 

 
➢ Bird Life South Africa:  

 
Benguela Cove is a recommended accommodation partner. 

 
 

The comments suggesting that the proposed uses will negatively affect the 
environment are not supported by factual evidence. Furthermore, sustainable 
practices and mitigation strategies are implemented to protect the natural habitat, 
demonstrating a commitment to environmental stewardship. 
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TOWN PLANNER’S RESPONSE 
 

The application was circulated to DEADP who indicated that no listed activities are 
triggered. The application was also circulated to the Municipal Environmental Division 
who indicated that the areas that will be used for the activities are already disturbed 
areas. 

 
The application was also circulated to Cape Nature, who indicated their support for the 
application.  

 

OBJECTION 4 - NOISE IMPACT 
 

▪ The hours of operation of the wedding venue are not clear and the expected noise 
levels. 

▪ The noise will impact nesting blue cranes. 
▪ Larger events will create greater noise. 
▪ There were previous cases in 2019 of high noise levels, and regular disturbance 

for houses closer to the wedding venue. 
▪ The miniature golf and concerts have loud music and creates noise. 
▪ The applicant cannot control noise levels especially late at night. 
▪ Increased traffic means increased noise. 
▪ Owners do not comply with the 7dB (A) ambient noise previously stipulated in the 

original wedding venue approval. 
 

APPLICANT’S RESPONSE 
 

The previous application included a Noise Impact Assessment, which was conducted 
at the request of the municipality. The application was approved, and the current 
proposal only adds the wedding venue in a different location and the pods.  

 

• Operational Times and Noise Levels: 
 

The venue will adhere to strict operational hours and noise regulations to ensure 
minimal disturbance to residents and wildlife.  

 
As a step to ensure the objections are taken into consideration, weddings will conclude 
by 12:00 PM, and noise levels will be monitored to comply with municipal standards. 
Measures such as soundproofing and strategic speaker placement will be 
implemented to minimise noise pollution. Regular checks and a direct line for 
complaints will ensure adherence to these standards. 

 
This will be done in terms of the “Noise Control Regulations” promulgated under the 
Environmental Conservation Act 1999 (Act 72 of 1992). The music volumes emanating 
from the premises will at all times be controlled in such a manner that it adds less than 
7dB(A) to the ambient noise. 

 
Additionally, the previous approval granted also had specific conditions in terms of 
operation times, and these are not proposed to be amended: 

 
‘that market stalls are only allowed to operate on Fridays between 17:00 and 21:00 
and Saturdays between 10:00 and 15:00.’ 

  

51



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 29 JANUARY 2026 

 

 
 

• Noise from Entertainment Elements: 
 

Any additional entertainment elements will be carefully planned and designed to 
minimise noise impact. Events will primarily occur indoors or in designated areas 
where sound can be effectively managed. The owners are committed to maintaining 
its serene environment while enhancing the experience for visitors and residents alike. 

 

• Past Noise Nuisances: 
 

The owners acknowledge these comments but are not aware of any complaints 
received. Community feedback will be actively sought to continuously improve noise 
management practices. 

 
TOWN PLANNER’S RESPONSE 

 
The comments are noted. 

 
With places of entertainment noise is always a concerning factor. With the previous 
approval entertainment activities was limited to the restaurant and parts of the wine 
cellar. This was then to mitigate the noise levels.  

 
The proposed new wedding venue will be a new custom-built building, and the 
applicant can implement good soundproofing measures to the building. 

 
It is noted that the applicant indicates that “events will primarily occur indoors or in 
designated areas”. Considering the previous approvals for place of entertainment 
areas where concerts or live music will be help, will have to be limited to inside the 
new wedding venue, the restaurant and wine cellar, and not in other open areas. 

 
The comments with regards to the noise from the mini golf course is noted, but it is an 
existing use and not being evaluated at this stage.  

 
Comments with regards to noise from vehicles are noted, but it is a business area, and 
a certain amount of traffic should have been expected. 

 
In the past when the place of entertainment rights was approved some verbal 
complaints were received from residents in Benguela Cove. In the last year or two no 
specific complaints were received, which could mean that noise mitigation measures 
have been improved.   

 

OBJECTION 5 - IMPACT ON EXISTING SERVICES 
 

▪ Does the sewer system have capacity to deal with the extra load. 
▪ Previously there were sewerage problems and water shortages. 
▪ No detail was provided about the expected impact on services. 
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APPLICANT’S RESPONSE 
 

As previously mentioned, no new proposals/uses are being introduced. Weddings 
have already been conducted on the property. The current proposal only includes the 
creation of a separate structure which is not expected to have more of an impact on 
the existing services. The other additional extensions are also not expected to have 
an impact on the existing services.  

 
While the historic occurrences of blockages and spillovers are noted, it is important to 
emphasise that attributing these issues to specific events or activities is difficult.  

 
The owners will however continue to monitor water usage and sewage output closely, 
and if required infrastructure improvements will be made as necessary to ensure 
uninterrupted service.  

 
TOWN PLANNER’S RESPONSE 

 
The comments are noted. 

 
The application was circulated to the Municipal Engineering Division, who is the 
specialist with regards to services. No additional engineering information was 
requested from such Division. 

 
They also indicated that should additional bulk or link services be required, it will have 
to be upgraded at the cost of the developer. Should any upgrades be required for 
stormwater, water or sewer, it will be at the cost of the developer. 

 
Electricity to the site is provided from Eskom. Eskom has no objection against the 
application. 

 

OBJECTION 6 - HISTORICAL APPROVALS 
 

▪ Did the Departure approval for the stalls and place of entertainment not lapse after 
5 years? 

▪ It appears that previous conditions of approval have not been complied with, as 
houses close to the venue can still hear extensive noise.  

▪ How would record be hold of all the approvals? 
▪ The proposals are not in line with the original Site Development Plan. 
▪ Any extension of time should again be for a limited time. 

 

APPLICANT’S RESPONSE 
 

The application for an extension was submitted within the required timeframes to 
ensure compliance with the By-Law. Specifically, the application was submitted in late 
February 2024, well within the necessary period to request an extension.  

 
It is important to reiterate that none of the original conditions are being proposed for 
amendment except for the following:  

 

• Only an extension of the timeframe. 

• Location where the ‘place of entertainment’ is allowed.  
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The rest of the approved conditions will still be adhered to, and the owners are 
committed to maintaining compliance. The proposal to expand functions beyond the 
courtyard was never proposed except for the new wedding venue.  

 
There were however never any formal complaints submitted by any persons regarding 
compliance with previous conditions. 

 
The proposal is to ensure there is regular monitoring of noise levels and adherence to 
operational guidelines.  

 
The alteration of the conditions is to allow the ‘place of entertainment’ inside the new 
wedding venue, as was allowed inside the restaurant and winery.  

 
TOWN PLANNER’S RESPONSE 

 
The conditions of approval did stipulate that should the owner want to extend the 
Departure rights; application be made within the 5-year approval period. The By-Law 
also stipulates that any extension of an approval of time should at least be submitted 
prior to the date the approval lapses.  

 
The onus is on the applicant to ensure compliance with all conditions of approval. With 
this change in the place of entertainment all previous conditions of approval will still be 
applicable, and new conditions can also be stipulated.  

 
All old approvals are on record with the Municipality. 

 
A Departure approval can only be allowed for a maximum period of 10 years, and such 
period includes any extensions. This Departure approval for place of entertainment 
can therefore only be valid up to 2029. Thereafter a new planning application in another 
format will have to be submitted for consideration for any such rights in future. 

 
The comment regarding the original Site Development Plan is noted. It appears that 
the original developer made other development proposals. The property owner can 
however develop Tourism Business uses on the property, the uses proposed 
compliments tourism business.      

 

OBJECTION 7 - IMPACT ON SURROUNDING AREA 
 

▪ Will impact peace and seclusion. 
▪ Events and markets are not compatible with the surrounding area. 
▪ Events will be moved to the outside. 
▪ Increased noise and light pollution will impact area. 
▪ There will be additional costs for infrastructure and security, and no detail is 

provided who will carry the cost. 
▪ Increase in visitors creates security concerns.  
▪ The application ignores the impact on the residents, the HOA land and the 

vineyards. 
 

APPLICANT’S RESPONSE 
 

Preserving the Estate's Vision: 
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No fundamental changes to the estate's character are intended. Instead, the new 
facilities aim to enhance the experience while respecting the original spirit of the 
development.  

 
The owners are committed to ensure:  

 

• Consideration of Homeowners' Interests: 
 

Homeowners' interests and environmental considerations are integral to the process. 
The application confirms that the previous conditions imposed to protect homeowners’ 
interests will continue to apply. This includes adherence to noise regulations, limits on 
temporary structures, and specific operational hours. 

 
In addition, the proposal includes measures to address potential concerns, such as 
noise levels and waste management practices. These steps aim to ensure that the 
development remains in harmony with the natural surroundings and continues to 
respect the established residential environment. 

 
The commitment to maintaining these conditions reflects a dedication to preserving 
the balance between commercial interests and the well-being of both the community 
and the environment. 

 

• Financial Impact on Homeowners: 
 

The comments of concern are noted, but it is important to note that the owners are 
also members of the Homeowners Association and owns a significant number of 
properties in the estate.  

 
If there are ever costs involved, the owners of the subject property will be required to 
share any additional costs arising from increased activities and efforts will be made to 
ensure it does not unduly burden homeowners. BCI is committed to transparent 
communication regarding any financial implications and will work with the 
Homeowners Association (HOA) to ensure fair cost distribution. 

 

• Commitment to Regulations and Conditions: 
 

The current application is for the extension of the existing approvals without altering 
the conditions. These conditions include noise level restrictions and operational 
guidelines, ensuring that activities do not disrupt the residential atmosphere. The only 
modification is to allow entertainment within the new wedding venue, which aligns with 
previously permitted uses. Compliance with all municipal conditions will be strictly 
adhered to. 

 

• Transparency and Community Engagement: 
 

The owners value the input of homeowners and is committed to transparency. The 
application was circulated to ensure all homeowners are aware of the proposed 
application. This allowed the homeowners opportunities for feedback and collaboration 
to achieve a balance between development and community well-being. 
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In conclusion, owners are dedicated to fostering a community that thrives on both 
residential and commercial activities while respecting the foundational principles of 
Benguela Cove. It is believed that through careful planning and consideration, the 
estate can continue to offer an exceptional living experience alongside sustainable 
growth. 

 
TOWN PLANNER’S RESPONSE 

 
The existing use on the site already includes a restaurant, wine cellar, miniature golf 
course, splash pool, areas used as place of entertainment for weddings, functions or 
live music at times, and market stalls at times. 

 
The proposal to construct a building for wedding/function venue is in line with the 
existing land uses on the property. It is to be noted that in terms of Tourism Business 
a conference facility can also be accommodated on the site as a primary right. The 
increase in visitors and traffic to the site would also have increased if a conference 
facility was developed. Events will not be moved to the outside, but within the new 
buildings.   

 
The impact of additional light and noise are noted. The Special Zone site is however 
set back a fair distance from the residential erven, and this should help mitigate any 
additional impact from the new building. 

 
The picnic pods should not have a major impact on surrounding properties, and it is 
also recommended that the use of such pods should be limited to specific hours. 

 
The extension to the wine cellar will help with production, and owners of erven in the 
estate share in the profit of the wine sales and should benefit from such extensions. 

 
The fact is that Portion 229 is zoned Special Zone for Tourism Business. The existing 
land uses and proposed uses promote tourism, and this is in line with the aims of the 
zoning of the property. The business site was approved with the larger development, 
and the residents should have expected some form of impact from activities on the 
site. It is also the opinion that should the venue, especially for the weddings, functions 
and music concerts be held indoors and good sound management is applied, the 
impact on surrounding estate management can be managed to acceptable levels. 

 
The comment that the additional uses could require infrastructure upgrades at a cost, 
are noted. This is a matter that the developer, HOA and homeowners must resolve in 
terms of their Constitution.  

 

OBJECTION 8 - COMMUNITY ENGAGEMENT 
 

▪ The applicant should have engaged with affected homeowners before applying. 
▪ There was no community engagement and is no financial benefit for the community 

of Benguela Cove. 
▪ The HOA is controlled by the Developer as only 1 of the 4 trustees is voted in by 

the residents. 
▪ There is a non-alignment with the interests of the residents.  

 

APPLICANT’S RESPONSE 
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• Consultation with Homeowners: 

 
The proposal acknowledges the importance of homeowner engagement and 
consultation. While the formal planning application process follows established 
protocols, it is recognised that proactive communication with the community could 
have facilitated a more collaborative approach. Moving forward, efforts will be made to 
enhance dialogue with homeowners to address concerns and seek input on future 
projects. 

 

• Income and Cost Implications: 
 

The assertion that the project will only benefit the owners and not the homeowners is 
noted. The owner of the subject property however does a lot to ensure the entire estate 
is managed appropriately.  Recognised as one of the top 100 best vineyards in the 
world of 2023, Benguela Cove Lagoon Wine Estate offers guests an exceptional 
experience with world-class attractions and exquisite wines. 

 

• Unsubstantiated Assertions: 
 

Statements regarding the benefits of the proposal, including local economic 
development and job creation, are based on standard practices and anticipated 
outcomes associated with similar projects.  

 
The application aims to support a vision that includes sustainable tourism and 
environmental conservation. While the language used may be considered promotional, 
the intention is to align the proposal with broader community and environmental goals. 
Specific, actionable plans will be provided to substantiate the projected benefits and 
address any concerns about the proposal's impact. 

 

• Presentation of the Project: 
 

The suggestion to present the project to homeowners before submitting the application 
is valuable. In future instances, increased efforts will be made to engage with the 
community early in the process to gather feedback and address concerns proactively. 
This approach aims to foster a more inclusive decision-making process and ensure 
that the interests of all stakeholders are considered. 

 

• Transparency and Community Engagement: 
 

The owners value the input of homeowners and is committed to transparency; the 
application was circulated to ensure all homeowners are aware of the proposed 
application. That allowed the homeowners opportunities for feedback and 
collaboration the motivation is that it will achieve a balance between development and 
community well-being. 

 
In conclusion, the owners are dedicated to fostering a community that thrives on both 
residential and commercial activities while respecting the foundational principles of 
Benguela Cove. It is believed that through careful planning and consideration, the 
estate can continue to offer an exceptional living experience alongside sustainable 
growth. 

 
TOWN PLANNER’S RESPONSE 
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The fact that the developer did not consult with the estate residents is noted, but this 
is a matter that must be discussed at the HOA meetings to ensure better 
communication between the parties. 

 
The make-up of the HOA trustees and alignment with estate residents’ expectations is 
also an internal matter, that must be dealt with at the right platform. 

 
The erf is a private property, and the property owner does have the right make an 
application on his/her property.   

 

OBJECTION 9 - WEDDING VENUE OPERATIONS 
 

▪ What will the operating hours be? 
▪ What is the maximum capacity of the wedding venue? 
▪ Increase in people will increase noise levels, how will this noise be controlled? 
▪ The venue will be used as a multi-purpose venue. 
▪ Should only be approved with limited hours, limit the types of gatherings and to 

specific noise levels. 
 

APPLICANT’S RESPONSE 
 

• Noise Concerns from Wedding Celebrations: 
 

Concerns regarding noise impact from late-night wedding celebrations are 
acknowledged. The owners are committed to ensuring that all activities, including 
weddings, comply with the noise restrictions set forth by the municipality in its decision 
letters. Measures will be implemented to manage noise levels effectively and minimise 
disturbance to surrounding residents. The owners are dedicated to adhering to the 
specified noise limits and will work with local authorities to ensure compliance. 

 

• Multi-Purpose Use of the Venue: 
 

The proposal to use the wedding venue for additional entertainment purposes aims to 
enhance its functionality and provide a versatile space for various events.  

 
The property has a primary right for a tourism business which includes conference 
facilities.  

 
However, it is important to establish clear and enforceable conditions to address 
concerns about potential misuse.  

 
The venue will be subject to strict regulations, including: 

 

− Operating Hours: The venue will operate within designated hours to minimise 
disruption, with a suggested cut-off time of 00:00 for activities. 

− Noise Levels: Maximum noise levels will be enforced, adhering to the existing 
restrictions of adding less than 7 dB(A) to ambient noise. 

− Types of Gatherings: Specific types of gatherings and events will be defined to 
ensure that the use of the venue aligns with community expectations and 
minimises disturbances. 

 

• Monitoring and Enforcement: 
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The goal is to balance the needs of the community with the operational requirements 
of the venue, ensuring that all activities are conducted in a manner that respects the 
residential environment and the interests of the surrounding homeowners. 

 
TOWN PLANNER’S RESPONSE 

 
The applicant provided clarity on the operating hours and noise level control. 

 
In terms of the approval the place of entertainment rights provides for weddings, 
functions and live music/acts. It is thus multi-purpose limited to these uses. Previously 
in the report it is indicated that the venue will not cater for more than 300 people at one 
time. 

 

OBJECTION 10 - PROPERTY VALUE 
 

APPLICANT’S RESPONSE 
 

The concern about the perceived shift from the original vision of Benguela Cove, from 
an exclusive, quiet area to a more commercially oriented destination, is acknowledged. 
It is recognised that the introduction of new facilities and activities, such as mini-golf, 
splash parks and various tours, has led to a perception of increased commercialisation. 

 
However, it is important to clarify the following points: 

 

• Commitment to the Original Vision: 
 

The intention is not to deviate from the core values and vision of Benguela Cove. 
Efforts will be made to ensure that any new developments or changes are in harmony 
with the estate's original character, focusing on maintaining a balance between 
commercial interests and residential tranquillity. 

 

• Value of Property: 
 

The impact of proposed changes on property values is noted. The subject property 
always had a commercial enterprise component that prides itself in its operation which 
is the reason the property has won awards in the past. When the residential properties 
were sold the plan was always to have commercial activities on the property and this 
has not changed, but as motivated in the application, the owners have identified 
opportunities and necessities to further enhance the overall visitor experience address.  

 

• Balancing Commercial and Residential Interests: 
 

The aim is to enhance the estate's amenities without compromising its core values. 
New developments will be carefully planned to complement the existing environment 
and ensure that they do not undermine the quality of life for homeowners. 

 
The owners are committed to working collaboratively with homeowners to ensure that 
the estate’s original vision is preserved while allowing for thoughtful and responsible 
development.  

 
TOWN PLANNER’S RESPONSE 
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The comment by the applicant is noted. The objection with regards to the possible 
impact on property values is speculative. 

 
8. SUMMARY OF APPLICANT’S REPLY TO COMMENTS 

 
See Paragraph 7 above. 

 
9. MUNICIPAL ASSESSMENT OF COMMENTS (Town Planner’s comment on 

objections/and response thereon) 
 

See Paragraph 7 above. 
 

Internal and external departments 
 

The application was supported by all internal municipal departments and external 
provincial and semi-state institutions. 

 
10. MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT 

CONSIDERATIONS GUIDELINE) 
 

10.1 Background 
 

N/A 
 

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 
N/A 

 
Spatial Sustainability 
The application is within the urban edge around Benguela Cove, and a site 
earmarked for Tourism Business purposes. It will not impact on agricultural land 
and considering the comments of the various environmental specialists and 
Departments on environmental sensitivity, no objections were received. 

 
Efficiency 
The proposal will help develop the property to its full potential and provide for 
additional activities and increase income potential on the site. 

 
Spatial Resilience 
The proposal is well aligned with spatial plans and policies and will help promote 
the tourism business. 

 
Good Administration 
Good procedure was followed and with a good public participation process.  
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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 
 

The property is situated in an area identified as an urban development area in 
terms of the Overstrand Municipal Wide SDF, 2020. This means that 
development can take place in this area.  

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

 
N/A 

 
10.6 Impact on Municipal engineering services 

 
The area is already serviced, and the application is supported by the Engineering 
Services Department. Any required upgrades will be for the account of the 
developer 

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

 
N/A 

 
10.8 Existing and proposed zoning comparisons and considerations 

 
The property is zoned Special Zone: Tourism Business. Departures have also 
been approved for a place of entertainment and market stalls. This application 
will extend the validity time frame for the Departures, allow a new wedding venue 
building and some picnic pods. It is in line with the other existing land uses on 
the property. 

 
11. ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS 

 
N/A 

 
12. THE DESIRABILITY OF THE PROPOSAL 

 
Portion 229 of Farm 575 is a Special Zone: Tourism Business site in the Benguela 
Cove Wine Estate, approximately 10km west of Hermanus. 

 
It is developed with a wine cellar, restaurant and is also used as a venue for place of 
entertainment such as weddings, functions and live music/acts. It further has rights 
for a market, splash pool and put-put course. 

 
The property measures 5,381ha in extend. 
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The property owners now want to build a new wedding venue of 768m2 in extend, 
extend the wine cellar storage area with 575m2, create picnic pods with a total area 
of 138m2 in extend, and construct and a deck next to the splash pool. Application is 
also made to extend the Departure approval that would allow the operation of the 
market stalls and entertainments rights (such as weddings, functions and live 
music/acts entertainment) for a further 5 years. 

 
The application was advertised, and seven (7) objections and one (1) support were 
received. The objections were discussed in detail in this report.  

 
The following points of objection will be further discussed: 

 
Impact on surrounding erven 

 
The application entails a new wedding venue building, some extensions to the existing 
winery and some additional picnic pods on the grass bank area. 

 
The extension to the winery will have no real impact, as the extension is for storage 
purposes. 

 
The wedding venue and picnic pods will be situated on the grass bank area that is 
buffered by a hill from the nearest residential properties to the south approximately 
170m away.  The residential properties to the west and northwest are situated 
approximately 130m and 290m away and is at a much lower gradient than the 
wedding venue and picnic pods. The residential properties to the north are situated 
approximately 410m from the new buildings. 

 
It is not debatable that the buildings and lights will be visible from some of the 
properties, but then this area was always earmarked for business activities. From a 
visual perspective the new buildings would therefore not have a much greater impact 
on surrounding residences than the existing buildings.  

 
Scale of wedding venue and noise impact of new additions 

 
This is a valid concern and was also mentioned with previous applications for place 
of entertainment and market stall applications. The planning office did receive some 
verbal complaints, and some more written complaints with this application.  

 
A condition was stipulated in the previous approval for Departure for a place of 
entertainment that the noise levels be less than 7dB(A) to ambient noise, and that a 
report be submitted to show what mitigating measures will be implemented to address 
any noise pollution. No report with mitigating measures were found on municipal 
records. 

 
It is still the opinion that the areas used for entertainment being portions of the 
restaurant (and courtyard) and winery can be sufficiently managed with some control 
measures. The new wedding venue will be purpose built, and most entertainment for 
larger groups with the noise element will be within such building. The concerns with 
regards to the scale and operation is noted, but with good planning the building can 
be soundproofed, and this will be required at the stage the building plan is submitted 
for such building. With weddings and larger functions moving to the purposes-built 
building, this could lead to a reduction in noise levels. 
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The applicant also recommended that the wedding venue hours be limited to 12h00. 
This will mitigate noise impact on surrounding property owners. 

 
The picnic pods will be on a grassed area that is already used by visitors for seating 
when waiting for children using the splash pool and put-put course. The picnic pods 
will help muffle the sound to the surrounding area. The only concern is that because 
it will be a formal roofed structure it will also be used at night, which can then create 
additional noise in the evenings. It is recommended that the picnic pods only be used 
in the mornings and afternoon up to 18h00, to limit additional sound from this area in 
the evenings.   

 
A purpose-built main wedding/function building with good sound proofing and 
managing the picnic pods operation hours, will help to mitigate noise from the 
property.  

 
Impact on services, traffic impact and parking 

 
The application is supported by the engineering division. This is a private 
development, and should any services have to be upgraded, it will be for the 
developer’s account. 

 
The applicant indicated that 244 parking bays is required in terms of the ratio of 4/100 
Gross leasable floor area. More than 244 parking bays is provided. The Department 
of Transport also had to comment on the application, considering the possible 
increase in traffic to and from the R43 Provincial Road. They support the application. 

 
The application was circulated to all relevant state and municipal departments, and 
they support the application.  

 
Benguela Cove Wine Estate has a residential component and a business site created 
to provide facilities for tourists. The modern wine estates have restaurants, wedding 
venues, market stalls and hold music events and live shows. Most wine estates also 
have areas for picnics. The proposed expansion of the existing activities is therefore 
not out of character with commercial wine estates, it all comes down to the proper 
mitigation of traffic, noise and managing security during events or market days. 

 
It is therefore the opinion that this application can be supported, but that before any 
further live music or live acts or functions with loud music take place. a report be 
submitted to the Municipality for all areas in the existing building being used for such 
activities, with the mitigating measures that will be implemented to address any 
possible noise pollution, and that such measures be complied with. 

 
Detailed mitigating measures for noise reduction and soundproofing must also be 
submitted with the proposed wedding venue building plan, and applied the measures 
applied to the building when constructed. 

 
The picnic pods should also not be rented out in the evenings as it will be impossible 
to control sound from these open pods, and it is recommended that their operating 
time be limited to 18h00.  

 
The new wedding venue must also be limited to operate only up to 12h00, to mitigate 
impact on surrounding property owners. 
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13. RECOMMENDATION 
 

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

Amendment By-Law on Municipal Land Use Planning, 2020 for the Amendment 
of the existing approved site development plan on Portion 229 of Farm 575 
Benguela Cove,  to accommodate the proposed new buildings/structures such 
as a wedding venue and picnic pods, as well as the expansion of the existing 
winery for storage purposes, be approved, in terms of the provisions of Section 
61 of the By-Law, 

  
3. that the application in terms of Section 16(2)(h) of the Overstrand Municipality 

Amendment By-Law on Land Use Planning, 2020 on Portion 229 of Farm 575, 
Benguela Cove, for amendment of conditions in respect of an existing approval 
to allow for the new wedding venue building to be used as a place of 
entertainment, be approved, in terms of the provisions of Section 61 of the By-
Law. 

  
4. that the application in terms of Section 16(2)(i) of the Overstrand Municipality 

Amendment By-Law on Land Use Planning, 2020 on Portion 229 of Farm 575, 
Benguela Cove, to extend the validity period of the Departure approval for an 
additional 5 years to operate a market and utilize portions of the buildings for 
places of entertainment, be approved, in terms of the provisions of Section 61 of 
the By-Law. 

  
5. that the approvals in Points 2 - 4 be subject to the following conditions: 
   
 (a) that the approvals only relate to buildings/structures as indicated on Site 

Development Plan 23.139(v2) dated 27 May 2024; 
   
 (b) that approval for the extension of time of the Departure approval for the 

place of entertainment and market stall rights is only valid for an additional 
period of 5 years from the original date of approval, and lapses on 
7 May 2029; 

   
 (c) that all conditions in the decision letter dated 3 April 2019 still be applicable 

and be complied with except Conditions 1(a), 1(m) and 2(a); 
   
 (d) that any place of entertainment activities in the new wedding venue building 

is limited to 12h00pm; 
   
 (e) that the hours the picnic pods may be used is limited to 18h00pm; 
   
 (f) that adequate provision be made to manage the behaviour of patrons (both 

inside and outside the building) and for security and protection of 
surrounding properties, patrons, vehicles, etc.; 

   
 (g) that no activities constituting a source of public nuisance shall be carried 

out; 
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 (h) 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; 

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

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

   
 (k) that the Overstrand Municipality retains the right to enforce any relevant 

legislation, as well as law and order on the premises, on the landowner/s; 
   
 (l) that this approval does not absolve the applicant from compliance with any 

other relevant legislation; 
   
 (m) that all other development parameters as prescribed in the relevant Land 

Use Scheme be complied with, and 
   
 (n) that all the conditions in the services report (attached as Annexure F), be 

complied with. 
  
6. That the following comments be noted: 

 
❖ Western Cape Government: EADP (Environmental) (Annexure G); 
❖ Cape Nature (Annexure H); 
❖ Department of Transport (Annexure I); 
❖ Telkom (Annexure J),  
❖ Eskom (Annexure K), and 
❖ Western Cape Heritage (Annexure L). 

  
7. that the applicant and objectors be notified of their right of appeal in terms of 

Section 78 of the Overstrand Municipality By-Law on Land Use Planning, 2020 
regarding the above decisions. 

 
14. REASONS FOR RECOMMENDATION 

 
❖ All relevant municipal departments and external departments/institutions support 

the application. 
❖ The objections raised about the impact on surrounding properties and noise impact 

is not supported, as the site is an earmarked business site and business 
development should have been expected by surrounding property owners. 
Surrounding residential properties is a fair distance from the site and with good 
soundproofing noise impact would be limited. 

❖ Objections regarding services, parking and traffic is not supported as the 
application is supported by the Western Cape Government: Infrastructure (Road 
Planning) and the Municipal Engineering Services Department. 

❖ Mitigation measures have been inserted in the conditions of approval to limit the 
hours of operation of the new wedding/function venue building, the hours the picnic 
pods may be used, and that all areas with place of entertainment right limit noise 
levels. 
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❖ The application is in line with the general principles of SPLUMA and LUPA as this 

development will be efficient as the property will be developed to its full potential 
and have a positive impact on the tourism industry.  

❖ The Overstrand Municipality Spatial Development Framework, 2020 identifies this 
area as an area for urban development and it is within the urban edge, therefore 
development of the property is supported. 

❖ The application is desirable. 
 

15. ANNEXURES 
 

Annexure A: Locality Plan 
Annexure B: Motivation Report  
Annexure C: Site Development Plans  
Annexure D: Objections & support letter received 
Annexure E: Applicant’s reply to objections 
Annexure F: Services Report 
Annexure G: Comment: Western Cape Government: EADP (Environmental) 
Annexure H: Comment: Cape Nature 
Annexure I: Comment: Western Cape Government: Infrastructure (Road Planning) 
Annexure J: Comment: Telkom 
Annexure K: Comment: Eskom 
Annexure L: Comment: Western Cape Heritage 
Annexure M: Previous Departure approval letter dated 3 April 2019 

 
SIGNATURES 

 
REGISTERED PLANNER 

 
Name:   HENK OLIVIER 

 
SACPLAN Reg No:   B/8128/2004 

 
Signature:   ____________________ 

 
Date:    ____________________ 

 
REGISTERED PLANNER 

 
Name:   H VAN DER STOEP 

 
SACPLAN Reg No:   A/1708/2013 

 
Signature:  ___________________ 

 
Date:   ___________________ 

 

66



67



68



69



70



71



72



73



74



75



76



77



78



79



80



81



82



83



84



85



86



87



88



89



90



91



92



93



94



95



96



97



98



99



100



101



102



103



104



105



106



107



108



109



110



111



112



113



114



115



116



117



118



119



120



121



122



123



124



125



126



127



128



129



130



131



132



133



134



135



136



137



138



139



140



141


