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[Municipal Council Minutes: 2016-09-29] 
 

8.3.4 UPG.1 [COM] THE NEED AND DESIRABILITY 
FOR THE SUBDIVISION OF PORTIONS 8 
AND 9 OF FARM ONGOS NO. 38, WINDHOEK 
INTO MORE THAN ELEVEN (11) PORTIONS; 
AND THE NEED AND DESIRABILITY FOR 
TOWNSHIP ESTABLISHMENT ON PORTIONS 1 
TO 18 AND THE REMAINDER OF PORTION 8, 
AND PORTIONS 1 TO 21 AND THE REMAINDER 
OF PORTION 9 RESPECTIVELY 
(L/Farm Ongos 38) 
 
On proposal by Councillor MJ Amadhila, it was 
 
RESOLVED 
 
1 That the application for the need and desirability for the subdivision of Portion 8 and 9 of 

the Farm Ongos No. 38, into more than eleven (11) portions, be approved. 
 
2 That the subdivision of Portions 8 and 9 of Farm Ongos No. 38, into Portions 1 to 18 and 

the Remainder of Portion 8 and Portions 1 to 21 and the Remainder of Portion 9, in terms 
of the Township and Division of Land Ordinance, 1963 (Ordinance 11 of 1963) (as 
amended), be supported. 

 
3 That endowment fees be payable in compliance with the Township and Division of Land 

Ordinance, 1963 (Ordinance 11 of 1963) (as amended). 
 
4 Need and desirability to establishment townships 
 
4.1 That the need and desirability to establishment townships on Portion 8 and 9, be regarded 

to be in line with City’s strategic spatial growth directions and be therefore be supported: 
Provided that all aspects be addressed to avoid contributing to institutional liabilities for 
Council in terms of its mandate in the Local Authorities Act, 1992 (Act 23 of 1992). 

 
4.2 That the absence of overarching development guidelines for the envisage Ongos and 

Monte Christo developments, be noted as a concern which require a holistic and co-
ordinated development effort from all stakeholders. 

 
4.3 That it be noted that only the need and desirability and subdivision of portions can be 

supported at this stage under the following conditions: 
 
4.3.1 That a Master Land Use as well as Infrastructure Provision Plan be submitted to the City 

of Windhoek for approval for the entire Ongos and Monte Christo area. 
 
4.3.2 That the Land Use Plan indicate how public land uses such as schools, clinics and 

cemeteries etcetera would be provided throughout the entire development area. 
 
4.4 That approval for further subdivision on the created portions into layouts for township 

establishment in the future be made to Council for further assessment. 
 



4.5 That approval for further subdivision on the created portions into layouts for township 
establishment in the future be subjected to the provisions of bulk infrastructure. 

 
5 Sustainable Urban Transport Master (SUTMP) 
 
5.1 That the Sustainable Urban Transport Master (SUTMP) be used as a guideline policy 

framework for the development of new townships in terms of public and non-motorised 
transport, and that consultation be done with the relevant department/division to 
accommodate all the public and non-motorised transport requirements. 

 
6 Environmental Management 
 
6.1 That it be noted that without the Environmental Impact Assessment (EIA) review no 

comments can be provided, as review ensures assessment of infrastructure development 
such as roads and stormwater, electricity, bulk sewerage, waste water treatment plants, 
bulk water supply pipelines as listed in the Environmental Management Act, 2007 (Act 7 
of 2007). 

 
6.2 That the Environmental Impact Assessment (EIA) Report including the Environmental 

Management Plan be submitted for review and comments for the envisaged 
developments. 

 
6.3 That the Environmental Impact Assessment (EIA) procedure with relevant specialised 

studies as per the Environmental Management Act, 2007 (Act 7 of 2007), be followed to 
ensure compliance. 

 
6.4 That it be noted that notwithstanding the provisions of the Bulk Water and Sewer 

Reticulation Master Plan, a centralised waste water treatment facility for the North West 
township development for Ongos and Monte Christo is proposed by the Strategic 
Executive: Economic Development and Environment.  [This is to prevent cumulative 
impacts from non-point sources pollution incidence arising from multiple isolated 
treatment facilities for each subdivision.] 

 
6.5 That apart from the Environmental Management Clearance Certificate, a Waste Water 

and Effluent Exemption Disposal Permit be obtained for wastewater treatment facility 
from the relevant authorities. 

 
7 Emergency Management 
 
7.1 That public fire hydrants and water reticulation supplying the hydrants be designed in 

accordance with the applicable standard by a competent Engineer. 
 
7.2 That provision of access for firefighting and other related emergencies to the township 

development be provided, determining turning circles for emergency vehicles and the 
width of the streets, to accommodate all types of emergency vehicles. 

 
8 Solid Waste Management 
 
8.1 That the development be subjected to the Solid Waste Regulations of 2011. 
 



8.2 That provision of access for solid waste management services be provided, determining 
turning circles and the width of the streets, to accommodate all types of waste removal 
vehicles. 

 
8.3 That a five (5) kilometre radius be adopted for the provision of waste transfer stations. 
 
9 Bulk Water and Sewer Reticulations 
 
9.1 That it be noted that Council conducted a bulk Water and Sewer Reticulation Master Plan 

for the entire North West Windhoek area (Ongos and Monte Christo included) during 
2015, and that the bulk services requirements anticipated for the area is specified in the 
said document. 

 
9.2 That the supply of bulk water and sanitation/sewerage services be executed in-line with 

the bulk services framework established for the entire area. 
 
9.3 That all cost for the provision of bulk and internal water and sewer services for the 

development be borne by the Developer, including the cost of bulk infrastructure 
upstream from the development. 

 
9.4 That it be noted that the Developer may be required to construct temporary water and 

sewer facilities and that these will be for the Developer’s account. 
 
9.5 That it be noted that the final effluent from any sewerage treatment facilities (whether 

temporary or permanent) should comply with the Special Discharge Standards as 
prescribed by the Directorate of Water Affairs. 

 
9.6 That no oxidation or other open pond system or holding system as sewerage disposal 

system be allowed. 
 
9.7 That any water and sewer infrastructure to be transferred to Council have to comply with 

the standard conditions to large subdivisions in respect of services. 
 
 
 
 
 
10 Electricity networks 
 
10.1 That the applicant take note that electricity network is not yet in the nearby vicinity of 

Farm Ongos, and Council plan to extend its MV network towards in the entire Havana 
area, however the MV network capacity will not be sufficient to cater for the load 
demand of either Portions 8 or 9. 

 
10.2 That it be noted that the Farm Ongos now falls under the distribution license of council 

and hence all electricity bulk supply to be discussed with council and the required 
modalities be agreed upon. 

 
10.3 That it be noted that the study of City of Windhoek’s Electrical Master Plan, has included 

provision for a 132/11 kV or 132/33 kV load centre with a minimum of two (2) 40 MVA 
transformers within the Farm Ongos. 

 



10.4 That it be noted that Portions 8 and 9 require a very high bulk power capacity with a 
combined load demand of 83.08 MVA and become 66.46 MVA at a load factor of 0.8. 

 
10.4.1 That it be noted that these already indicate that the envisaged load centre (or even 

two (2)) and associated distribution stations have to be built within the area. 
 
10.4.2 That these stations be constructed at the cost of the Developer and all according to 

Council’s standards and be handed over to Council upon completion. 
 
10.4.3 That in the case of the load centre, the cost be shared proportionally between the 

Developer and Council. 
 
10.5 That the applicant appoints a competent registered Electrical Engineering Consulting 

Firm, which will carry out the planning, designs, tendering, construction supervision and 
contract administration for the new Load Centre and the distribution stations. 

 
10.6 That the distribution stations be incorporated in the main project or on separate project, 

possibly with the same engineering representative that will carry out the internal 
electrical reticulation designs of the two (2) townships. 

 
10.7 That all substation designs, line designs and electrical installations be per Council’s 

standards. 
 
10.8 That all related electrical servitudes (e.g. overhead lines, all substations, cables), be 

registered in favour of Council. 
 
10.9 That all substations (load centres, distribution stations, and miniature substations), be 

allocated a erf where they would be built. 
 
10.9.1 That no electrical substations to be installed on the sidewalk, except MV and LV cables, 

streetlights, kiosks and pillar boxes. 
 
10.10 That all electrical services design drawings, load centres, distribution stations and internal 

reticulations be submitted to the Strategic Executive: Electricity for approval. 
 
11 That the evacuation of power supply from Council’s high voltage network and the 

associated establishment of bulk power capacity in the area be guided by a special 
agreement for co-financing of the project on a pro-rata basis. 

 
11.1 That the above be in line with Part 7, General Provisions, Special Agreements, clause 65 

which inter alia states as follows: 
 

Where, by reason of the purpose for which the supply of electricity is required by a 
consumer or group of consumers, the nature or situation of the premises concerned, the 
quantity to be supplied, the availability of supply or the method of supply, the Council 
considers it desirable that such supply be provided subject to special conditions or a special 
charge, the Council may, notwithstanding anything to the contrary contained in these 
regulations, enter into a special agreement with such consumer or group of consumers for 
such supply on the terms and conditions as may mutually be agreed upon. 

 
12 That the following key points be noted: 
 



12.1 That the new 132 kV power line from the envisaged Council 132/66 kV bulk substation 
to the proposed 132/11 kV, which would supply bulk electricity to the area, be 
constructed by the Developer but funded by both Council and the Developer based on the 
National Connection Policy and pro-rata basis in terms of load sharing, subject to the 
following conditions: 

 
12.1.1 That the Developer appoint a Multi-Disciplinary Engineering Professional Consultant 

(professional registration as Engineers with the Engineering Council of Namibia 
mandatory) with prior expertise in transmission line design and substation design to 
engage the City of Windhoek, with at least a minimum of ten (10) years over headline 
design experience. 

 
12.1.2 That the Engineering Consultant submit a detailed overhead line and substation 

Engineering Design Report for review as well as the Environmental Impact 
Assessment (EIA) Report, for the proposed line route, approved by the Ministry of 
Tourism and Environment. 

 
12.1.2.1 That the Developer work closely with the City of Windhoek’s Environment Division 

personnel to ensure all necessary requirements are included in the report. 
 
12.1.3 That the Developer appoint a Professional Geologist (subject to Council’s approval) to 

carry out the geo-technical studies of the proposed line route. 
 
12.1.4 That the Developer appoint a Professional Land Surveyor (subject to Council’s approval) 

to carry out the survey for the new line route. 
 
12.1.5 That the Developer be responsible for the registration of the servitudes for the new line 

route. 
 
12.1.6 That the appointed Line and Substation Contractor(s) to be considered, have a minimum 

of ten (10) years’ experience in the construction of 132 kV lines and 132 kV substation 
construction work. 

 
12.1.7 That the Developer appoint a Construction Supervision Electrical Consultant to supervise 

the construction work during the construction of the new 132 kV line and 132/11 kV load 
centre. 

 
12.1.8 That all appointed Consultants be registered with their respective legal professional 

bodies in Namibia and be in good standing with those professional bodies. 
 
12.1.8.1 That Curriculum Vitae, company profiles and any other documentation as required by 

Council be submitted, prior to engagement. 
 
12.1.9 That the training of the City of Windhoek’s Electricity Department personnel be included 

in the project of the 132 kV overhead line and 132/11 kV load centre, including on-site 
training during construction, commissioning and testing, and also training on equipment 
that would be installed, such as circuit breakers, power and current transformers. 

 
12.1.9.1 That in depth detail be agreed between the Developer’s Engineers and the Strategic 

Executive: Electricity as to which factory acceptance testing to be witnessed by City of 
Windhoek. 

 



12.1.10 That all design engineering and construction work, be done to the satisfaction of the 
Strategic Executive: Electricity. 

 
12.1.11 That complete as built drawings, including all protection and communication wirings in 

AUTOCAD 2014 or latest and Quality Assurance Manuals, be submitted to the 
Strategic Executive: Electricity at completion. 

 
13 Transportation Planning, Traffic Flow and Stormwater 
 
13.1 That the township establishment on Portions 8 and 9 should not be seen in isolation but in 

context of the entire Farm Ongos No. 38 development, particular considering bulk service 
provisions. 

 
13.1.1 That it be noted that in the application reference is made to a Bulk Services Master Plan 

for the entire Farm Ongos No. 38, which plan need to be finalised, giving clarity to the 
provision of bulk services, inclusive of access, and feasibility of the township 
establishment, before the applicant can proceed with further subdivision. 

 
13.2 That the Bulk Services Master Plan give detail pertaining to phased development and 

which portion is responsible for corresponding provision of services and corresponding 
costs. 

 
13.3 That the respective portions provide such bulk services, according to the Bulk Services 

Master Plan, on their own cost in lieu of betterment and endowment. 
 
13.4 That the design and tarring of Monte Christo Road realise as part of township 

establishment and the exact detail be incorporated in the Bulk Services Master Plan. 
 
13.5 That it be noted that a comprehensive transportation land use assessment is needed for the 

entire Farm Ongos, Portions 1 to 9 and the Remainder, verifying road network 
requirements, circulation and network continuity. 

 
13.5.1 That the overall planning of the road network for this entire area be finalised and 

included in the Bulk Services Master Plan before any subdivisions can commence. 
 
13.5.2 That arterials linking with Brakwater and other surrounding developments be established. 
 
13.6 That before the applicant can proceed with the subdivision of Portion 8 and 9, a Traffic 

Impact Assessment (TIA) be done at their cost, verifying capacity and road width for 
internal collectors linking with Monte Christo Road, making sure travel needs are 
adequately addressed. 

 
13.6.1 That the Traffic Impact Assessment (TIA) guide in the establishment of a road hierarchy, 

and major collector roads and/or arterials be established to provide access, circulation, 
thoroughfare in and around the entire township. 

 
13.7 That the alignment of Monte Christo Road, being the main arterial serving this area, be 

finalised. 
 
13.7.1 That it be noted that at present the township is following an existing informal gravel road 

which standard do not comply with the standard of an arterial road, and verification be 



done before any further subdivisions, as likely amendments to the township layout are 
foreseen. 

 
13.8 That no direct erf access be allowed from Monte Cristo Road, being an arterial road. 
 
13.8.1 That only collector roads obtain access from Monte Christo Road, and intersections along 

Monte Christo Road be spaced minimum 540 metre from one another. 
 
13.9 That the minimum road reserve width for single residential properties be 13 metres wide. 
 
13.10 That no erf access be allowed from over a public open space, and all erven are having 

street front (access). 
 
13.11 That panhandles be a minimum of 4 metre wide. 
 
13.12 That turning circle/cul-de-sac have a minimum road reserve diameter of 28 metres. 
 
13.13 That the road reserve width for arterial roads be a minimum of 40 metres. 
 
13.13.1 That the Monte Christo Road reserve be a minimum of 40 metre wide to make provision 

for BRT. 
 
13.14 That the collector roads be a minimum of 35 metre wide, considering public transport 

provisions or alternatively dedicated lay bays need to be created. 
 
13.15 That the Developer define the entire development with regard to integration of public 

transport routes plus stops, taxi ranks, pedestrian movements, bicycle paths provisions, 
informal markets, and any business nodes within the extension, as part of the township 
establishment. 

 
13.16 That as part of new urban design concepts, service lanes be proposed along Monte 

Christo Road to cater for informal trading and related business activities. 
 
13.17 That the minimum distance between intersections be 60 and 90 metres for residential and 

collector streets respectively, and staggered intersections be avoided. 
 
13.18 That all internal roads be tarred, should they revert over to Council. 
 
13.19 That the Developer note that a Development Agreement should be signed whereby an 

Engineer is appointed to design and supervise all infrastructures that revert over to 
Council. 

 
13.20 That the applicant appoint a registered professional Engineer to conduct a detailed 50 

year flood report for all the major stormwater courses and rivers at own cost prior to 
submission of the subdivision layouts. 

 
13.21 That the applicant note that no development be allowed within the 50 year flood area of 

the river or stormwater courses. 
 
13.22 That any stormwater crossings be accommodative of at least the 50 year flood. 
 



13.23 That surface stormwater run-off be accommodated according to clause 35 of the 
Windhoek Town Planning Scheme, stating: 

 
13.23.1 That no stormwater drainage pipe, canal, work or obstruction (except stormwater drain 

pipes, canal or work which have been authorised in writing by the local authority or which 
have been or may be built, laid or erected in terms of any law) be constructed on or over 
the property or located in such a way that: 

 
- The flow of stormwater from higher lying property to lower lying property is 

impeded or obstructed and through which any property is or may be endangered; or 
 
- The flow of a natural watercourse (in which the local authority allow flood water to 

run-off, be discharged or to be canalised) is or can be changed, canalised or 
impeded. 

 
13.23.2 That the maintenance of such stormwater pipe, channel or work be the responsibility of the 

owner of the concerned property. 
 
14 That the Strategic Executive: Community Services be authorised to make changes to the 

layout to facilitate proclamation and the provision of services. 
 
15 That it be noted that the envisage developments of the Farm Ongos will be subjected to 

large subdivision requirements hence development agreements are to be signed between 
the Developers and the City of Windhoek. 

 
16 That the resolution be implemented prior to confirmation of the minutes. 
 
RESOLUTION 194/09/2016 
 


