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MINUTES OF THE SITE MEETING 
 

Erf 5748 WALVIS BAY: ENVIRONMENTAL CLEARANCE 

-Establishment of Approximately 427 Sectional Title Dwelling Units 
with Ancillary Outbuildings, Walvis Bay, Erongo Region of Namibia 

 

 
Date:   23rd June 2022 

Time:   1000 Hours  
Location  Erf 5748 Walvis Bay, Namibia  
 

i. Stakeholder’s Attendance:  

Name  Organization  

1. Mbute Shaningwa Walvis Bay Municipality 

2. Lasco Husselman Walvis Bay Municipality 

3. Ziaan Adams Walvis Bay Municipality 

4. Nangula Amatsi Amutenya Walvis Bay Municipality 

5. Henok Shikongo Walvis Bay Municipality 

6. Kristofina Asino Walvis Bay Municipality 

7. Emmanuel Hama Erongo Consulting Group 

8. Pauline Nyarota Erongo Consulting Group 

9. Johann Otto Stewart Planning 

 

_______________________________________________________________________ 

 

ii. Call to Order  

The meeting was called to order at 10.00 Hours.  

iii. Opening and Welcoming 
 

Emmanuel M. Hama (Erongo Consulting Group / EAP) welcomed and thanked everyone present, 
informed the attendees on the main agenda of the site meeting.  

 
He highlighted that the project is not a listed activity that necessitated the completion of an 
ECC. The "Greater Dunes Area" has already undergone an EIA. 

 
The Walvis Bay Municipality requested an Environmental Scoping report in order for the Consent 

Application to be approved. The exercise's goal is to evaluate the full impact of the proposed 
development on future residents and nearby neighbors (see Appendix F). 
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The Walvis Bay Municipality initially identified mosquitoes, flies, and odor as immediate impacts 

on future residents and neighbors. The Draft Environmental Management Plan (EMP) is 
expected to identify all mitigated measures to protect all future residents residing within the 

proposed housing development from mosquitoes, flies, odor, and all other impacts. 
 
iv. Issues Raised During the Site Meeting  

 
Issue  / Impact Identified potential impacts 

Traffic  The Environmental Assessment Practitioner, will conduct a Traffic Impact 
Assessment as part of the EIA process, and should consult with appointed 
engineers, the Roads Authority, and Walvis Bay Municipality to use the existing 

Dunes Mall entrance.  
 No new entrance from the C14/M36 is proposed. 

 If required, Council can grant consent subject to Roads Authority approval. 
 Can the existing circle/driveway/access to the C14/M36 handle the additional 

traffic from the houses? 

C14/M36 Road 
Traffic Noise: 

 How will noise be mitigated? 
 Erf 5748 provides a potential sound buffer. 

 Who is responsible? Proponent or Municipality of Walvis Bay? 

 

Health Impacts: 

Odours / 
Mosquitoes /Flies: 

 The proposed development will be very close to a sewerage plant, which will 

cause odours and flies. 
 Nearby residents, such as Hermes, have already lodged numerous complaints 

against the Walvis Bay Municipality. 
 Mosquito breeding is widespread in the area, making living conditions 

unbearable. 
 Aside from mosquitos, other health hazards include odour and flies. 

 How will this affect living conditions? 
 How can this be mitigated? 

 The proponent to be responsible for all mitigation efforts (and not the Walvis 

Bay Municipality)  

Earthworks:  Poor earthworks/compaction can lead to poor building integrity = financial 
cost to house owners. 

 Proper compaction/earthworks are required.  Proponent is 

responsible. 

Water Seepage:  Water from wetlands seeps underground and can negatively affect soil 

foundation (also related to earthworks). 
 How can this be avoided/mitigated? 
 Ensure consistent slope toward the floor drain(s) in a basement. 

Drain tile/sump pump installation - this can be done on the inside 
or outside perimeter of the foundation wall and will typically relieve 

enough of the groundwater pressure to prevent seepage from 
occurring. 

 The proponent is responsible  

Impact of 
development on 
flora/fauna: 

 Does the development have any impact on the habitat of migrating birds? 
 Impacts on existing vegetation? 

 No important ecosystem services were identified. 
 Wetland is considered not visually appealing. 

Impact of 

surrounding land 
uses on 
development: 

 Future industrial uses in Walvis Bay Ext 19, the existing landfill, incinerator 

and sewerage treatment works.  
 Will the land use/smell/smoke affect the housing development?  

 How to be mitigated? 

 Responsibility: Proponent  
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 Social Impacts:  Need for open space/parks for children to play. 
 Need to incorporate a day care center within development. 

 Potential need to incorporate a public pedestrian link between Dunes Mall & 

housing development. 
 Potential to incorporate water bodies within development. 
 Consider implementing different housing options and additional garages. 

 Consider implementing bicycle/pedestrian friendly lanes. 

 Will residents be able to incorporate their own building style and colour 
scheme? 

  

Project 
Alternatives 

 Proponent to consider Council owned Farm 37/Green Valley Township.  
Feasible or not? 

 Proponent to consider Council owned blocks of land in Narraville. Feasible or 
not? 

 Proponent to consider mixed land uses and higher building heights on Erf 
5747.  Feasible or not? 

 Proponent did consider Erf 5748 for housing development which was 
scrapped and now undetermined at this stage.  Only Erf 5747 is now 

considered for housing. 
 ??? 
  

General Q&A + 
Notes: 

Considering the amount of earthworks required for just a single storey 
housing development; is the project even feasible?   

 

A = IHS deemed project economically feasible. 
 

Is the roads private?  

A = Yes, streets/parks are privately built and maintained by the body corporate 
and not the Municipality of Walvis Bay.  Only the registered road servitude will be 
publicly accessible. 

 
Is this a gated community?  

 A = Yes, likely to be a gated community with controlled access points. 

 
What is the difference between an informal and formal EIA/EMP.?   

 A = Formal EIA/EMP required for listed activities which require an ECC.  
Informal EIA/EMP required for activities which do not require an ECC but 

required for information purposes/record keeping. 
The EIA/EMP is required by Municipality of Walvis Bay to help with their 
decision making (ECC not required as activity was not listed). 

ECC only required if Ministry determines so (it was suggested that an ECC is 
required to make the EIA/EMP legally binding on the proponent). 

 

 

v. Conclusion 
 

The EAP thanked all stakeholders present and advised that the Scoping Report and Draft EMP 
shall be shared with the Walvis Bay Municipality in due course. 
 

The meeting adjourned at 1045 Hours. 
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First Floor CLA Building                            www.sp.com.na 
84 Theo Ben Gurirab Street                    Tel: (064) 280 770 
Walvis Bay                Email: otto@sp.com.na 

 

Our reference: 5748WB                             13 June 2022 

 

Chief Executive Officer 

Municipality of Walvis Bay 

Private Bag 5017 

Walvis Bay 

13013 

Namibia 

 

Per email:  Ms Kristy Asino townplanning@walvisbaycc.org.na 

 

ERF 5748 WALVIS BAY CONSENT USE: PROOF OF NOTICE 
 

Dear Kristy, 

 

Reference is made to our consent use application for Erf 5748 Walvis Bay dated 20 May 

2022. 

 

In this letter, we provide proof of notice in terms of Clause 9 of the Walvis Bay Zoning 

Scheme. 

1. Proof of Notice 

The application was advertised in the following manner: 

• Notices in 2x Newspapers for 2 Weeks. 

Notices were advertised on 20 May and 3 June 2022 in the Namib Times.  It is noted 

that Namib Times missed the 27 May notice so it was published on 3 June 2022 (see 

Annexure A).   

 

• Notice on Site 

A notice board was placed close to the site at the Dunes Mall entrance (east of the 

circle) as depicted in Figure 1 and was on display to the general public from 20 May to 

10 June 2022. 

TOWN & REGIONAL PLANNERS 
STEWART PLANNING 

mailto:townplanning@walvisbaycc.org.na
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Figure 1: Photo of notice close to Erf 5748 Walvis Bay at the Dunes Mall entrance (Date: 23 May 2022). 

• Notice at the Local Authority. 

A notice was placed at the Local Authority and was on display from 20 May to 10 June 

2022. 

 

• Notice to neighbouring landowners 

Notice was given to neighbouring landowners via registered mail and/or email as shown 

in Table 1 (see Annexure B). 

Table 1: Manner in which neighbouring landowners were notified on 24 May 2022. 

Erf Number Owner’s Name 
By 

Registered 
Mail 

By Email 

1. Erven 5748-5749 & Rem. 5433 
Walvis Bay 

Dunes Mall (Pty) Ltd   

2. Erf 4446 Walvis Bay Anthony J   

3. Erf 4447 Walvis Bay Bay Bricks   

4. Erf 4448 Walvis Bay Erf Triple Four Eight CC   

5. Erf 4449 Walvis Bay 
St Gabriel Community 
Services   

6. Erf 4450 Walvis Bay 
Roads Authority 
Weighbridge   

 

The deadline for objections was before or on 17:00, Friday 10 June 2022.  This afforded interested 

and affected parties at least 14 days as required by the Scheme. 

2. Comments and objections 

On 10 June 2022, Dunes Mall (Pty) Ltd gave its written support to the consent use 

application (see Annexure C) provided that actual commencement of construction work can 

only occur once Erf 5748 Walvis Bay is fully transferred to the applicant. 
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No written objections to the consent use application were received. 

The Municipality of Walvis Bay has raised internal comments and concerns about health 

and environmental impacts which were addressed in the consent use report dated 20 May 

2022. 

The Municipality of Walvis Bay is hesitant to issue consent use approval without an 

EIA/EMP/ECC.  In terms of Clause 52 of the Walvis Bay Zoning Scheme, in giving its 

approval, authority, permission or consent under any Clause, the Council may impose such 

conditions as it deems necessary.   

Therefore, it is recommended that the Council approves the consent use application, 

subject to EIA/EMP/ECC conditions provided under the following recommendation. 

3. Recommendation 

Due to receiving no objections against the consent use application, it is recommended that 

the Town Planner can approve the application under delegated authority, subject to the 

following conditions of approval: 

 

1. That the applicant consults the Environmental Commissioner on whether an 

EIA/EMP/ECC is required or not; 

2. That the applicant conducts an EIA/EMP should it be required and obtains an ECC 

for the project; 

3. That no building plans will be approved unless an ECC is obtained unless the 

Environmental Commissioner determines that no ECC is required; and 

4. Should an ECC not be granted, then the consent use lapses unless the 

Environmental Commissioner determines that no ECC is required. 

 

Yours faithfully, 

 

………………… 

Johann Otto 
Registered Town & Regional Planner in Training (NCTRP) 

 

 

 

Tel: +264 64 280 773 | Email: otto@sp.com.na  

 

4. Attachments 

Annexure A: Newspaper Tearsheets 

Annexure B: Registered Mail & Notices 

Annexure C: Dunes Mall Letter 

mailto:otto@sp.com.na
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From: mikkie@namibtimes.net

To: Johann Otto

Subject: FW: Erf 5748 Walvis Bay: Notice in Namib Times for 20 and 27 May 2022

Date: 07 June 2022 12:32:53

Attachments: image001.png
11.pdf

Good day Johann

The repeat was unfortunately missed and only appeared in the Namib Times of 3 June

Page 11 with your notice attached

Our apologies for the mistake

Kind regards

Mikkie Kriel

Namib Times Marketing

Tel: 064-205854

Cell: +264 817258070 - Work

Cell: +264 812869519

Email: mikkie@namibtimes.net

From: Pro-print <pro-print@namibtimes.net> 

Sent: Tuesday, 07 June 2022 8:54 AM

To: mikkie@namibtimes.net

Subject: RE: Erf 5748 Walvis Bay: Notice in Namib Times for 20 and 27 May 2022

From: Johann Otto <otto@sp.com.na> 

Sent: Monday, 06 June 2022 2:10 PM

To: mikkie@namibtimes.net

Cc: desiree <desiree@namibtimes.net>

Subject: RE: Erf 5748 Walvis Bay: Notice in Namib Times for 20 and 27 May 2022

Thanks Mikkie,

Page 10 contains our 72 Meersig notice (saved for my record).  Do you perhaps have the notice

for Erf 5748 Walvis Bay?

Many thanks,

Johann

Johann Otto

Town Planning Officer

84 Theo Ben Gurirab Avenue|First Floor CLA Building|Box 2095 Walvis Bay

Tel: (064) 280 773|Email: otto@sp.com.na |Website: www.sp.com.na

From: mikkie@namibtimes.net <mikkie@namibtimes.net> 

Sent: 06 June 2022 13:18

Annexure A



To: Johann Otto <otto@sp.com.na>

Subject: RE: Erf 5748 Walvis Bay: Notice in Namib Times for 20 and 27 May 2022

Good day

Attached page 10 with your notice

Kind regards

Mikkie Kriel

Namib Times Marketing

Tel: 064-205854

Cell: +264 817258070 - Work

Cell: +264 812869519

Email: mikkie@namibtimes.net

From: Johann Otto <otto@sp.com.na> 

Sent: Monday, 06 June 2022 12:42 PM

To: desiree <desiree@namibtimes.net>

Subject: RE: Erf 5748 Walvis Bay: Notice in Namib Times for 20 and 27 May 2022

Good day Desiree,

Could you send me the tearsheet for my 5748 notice for 27 May 2022?  I forgot to get the paper

on that day.

Many thanks,

Johann

Johann Otto

Town Planning Officer

84 Theo Ben Gurirab Avenue|First Floor CLA Building|Box 2095 Walvis Bay

Tel: (064) 280 773|Email: otto@sp.com.na |Website: www.sp.com.na

From: Johann Otto 

Sent: 18 May 2022 11:40

To: desiree <desiree@namibtimes.net>

Cc: Desiree (lolla@namibtimes.net) <lolla@namibtimes.net>

Subject: Erf 5748 Walvis Bay: Notice in Namib Times for 20 and 27 May 2022

Good morning Desiree,

I wish to publish the attached notice (in Word and PDF format), in the Namib Times on the

following dates:

Friday, 20 May 2022; and

Friday, 27 May 2022.

Please add the publication costs to our account.  Kindly confirm if the above dates are in order?

Many thanks,

Annexure A
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Stewart Town Planning CC (CC No. 2020/00365) 

Member: Bruce Stewart B.Sc. TRP (Wits) 
Page 1 of 1 

First Floor CLA Building         P.O. Box 2095 
84 Theo Ben Gurirab Street        Tel: (064) 280 770 
Walvis Bay  Email: otto@sp.com.na 

Reference: 5748WB  24 May 2022 

Dunes Mall (Pty) Ltd 
Owner/occupier of Erven 5747, 5748, 5749, and Remainder Erf 5433 Walvis Bay 

Per registered mail: P.O. Box 5284 
Walvis Bay 
13013 
Namibia 

ERF 5748 WALVIS BAY: IHS HOUSING PROJECT: NOTICE TO OWNER/OCCUPIER 

Please take note that Stewart Planning – Town & Regional Planners has been appointed by 
International Housing Solutions (IHS) to apply to the Municipality of Walvis Bay for permission to 
erect/establish/develop approximately 427 sectional title dwelling units (two-bedroom units) with 
ancillary outbuildings (garages) on Erf 5748 (a portion of Erf 5433) Walvis Bay with consent to use 
the ground floor for residential purposes. 

The proposed development, known as the “IHS HOUSING PROJECT”, will be located southeast of 
the Dunes Mall in Walvis Bay.  The locality of the site, plans and particulars of this application may 
be obtained at Town Planning, First Floor, Rooms 101 & 105, Civic Centre or can be downloaded 
from www.sp.com.na/projects. 

Any person having any objection to the proposed use of land or the erection and use of the proposed 
buildings must lodge such objection together with grounds thereof, with the General Manager: 
Roads and Building Control (Town Planning) and Stewart Planning, in writing not later than 17:00 
Friday, 10 June 2022. 

Yours faithfully, 

………………… 

Johann Otto 

Registered Town & Regional Planner in Training (NCTRP) 

Tel: +264 64 280 773 | Email: otto@sp.com.na 

TOWN & REGIONAL PLANNERS 
STEWART PLANNING

Local Authority: 

General Manager: Roads & Building Control 

Town Planning 

Municipality of Walvis Bay 

Private Bag 5017 Walvis Bay 

townplanning@walvisbaycc.org.na 

Applicant: 

Stewart Planning 

Town & Regional Planners 

P.O. Box 2095 Walvis Bay 

064 280 773 or otto@sp.com.na 

Annexure %
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Atterbury Property (Pty) Ltd 2004/016760/07

Die Klubhuis Cnr 18th Street and Pinaster Avenue Hazelwood   0081

Postnet Suite 205   Private Bag X20009   Garsfontein   0042

T +27 12 471 1600   F +27 12 471 1666 

www.atterbury.co.za

It’s a matter of association 

My Reference:  A.C de Beer

082 412 0920

The General Manager: Roads and Building Control

Town Planning

Municipality of Walvis Bay

Private Bag 5017

Walvis Bay

Per e-mail: townplanning@walvisbaycc.org.na

NOTICE: ERF 5748 WALVIS BAY: IHS HOUSING PROJECT: NOTICE TO

OWNER/OCCUPIER

I refer to the notice received form Steward Planning dated 23 May 2022, under reference

5748WB.

It is hereby confirmed that Dunes Mall (Pty) Ltd (“ Dunes Mall “) is the current owner of erf 5748

Walvis Bay (“the Property”) and has entered into a land sale agreement whereby the Property is 
sold to  IHS Fund II SSA Collector, a limited en commandite partnership represented by its general

partner the IHS Fund Two (Namibia GP) Proprietary  Limited  (“IHS“) which will upon registration 
of the Property in its name develop the residential scheme on the Property.

In terms of the contractual arrangements (conditions precedent) between IHS and Dunes Mall,

IHS must apply to the Municipality, for consent to use the ground floor of the buildings to be

erected on the Property for residential purposes, and otherwise also apply for permission for the

development of approximately 427 sectional title units (two room units with ancillary buildings

(garages)) which is the subject of the notice which was received.

The contractual arrangements do not allow IHS to proceed with construction and implementation

of the development without the further authorisation by Dunes Mall prior to the transfer of the

Property to IHS.

Annexure &
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In this regard Dunes Mall hereby confirms that it has no objection against the application for

permission to use the Property for the development of approximately 427 sectional title units (two

room units with ancillary buildings (garages)) and for consent to use the ground floor for residential

purposes, up to approval stage of such applications, provided that all the legal and other

requirements have been complied with by HIS, which is needed for such approval by the

Municipality.

Alexander Coenraad de Beer

Obo Dunes Mall

cc: Steward Town Planning

Town and Regional Planners

Po Box 2095

Walvis Bay

Per e-mail: otto@sp .com.na
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