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EXECUTIVE SUMMARY 

This Environmental Scoping Report has been prepared in accordance with the Environmental 

Management Act (No.7 of 2007) and the Environmental Impact Assessment Regulations (Gazette 

Notice No.30 of 2012). The purpose of this ESR is to assess the potential impacts of the proposed 

creation of a public street, which forms part of a broader land use modification involving subdivision, 

rezoning and consolidation of Remainder Erf 911 and Erf 520 Omdel Extension 2, Henties Bay. 

The proposed project is a response to increasing demand for general business and tourism related 

erven, as well as the need to rectify a long-standing encroachment issue involving Erf 520. The 

planned street will enhance access to the newly created erven, support economic development, 

and improve service infrastructure, with minimal environmental disruption due to the site’s urban 
character and absence of significant ecological sensitivity.  

The assessment process incorporated a desktop study, site inspection, and public consultation. No 

objections were received from the general public or adjacent landowners, and the Henties Bay 

Municipality has endorsed the proposed changes.  

Key impacts identified include minor disturbances during the construction phase (e.g. noise, dust, 

and traffic) and manageable urbanisation related concerns during the operational phase. These 

have been addressed through a detailed Environmental Management Plan (EMP), attached hereon 

as Annexure A.  

The EIA concludes that the proposed activity is environmentally acceptable and supports 

sustainable urban development within Henties Bay. 

 

  



  

Page 4 of 23 
 

 

TABLE OF CONTENTS 

EXECUTIVE SUMMARY ............................................................................................................... 3 

1. INTRODUCTION ................................................................................................................... 6 

1.1. Project Background ....................................................................................................... 6 

1.2. Project Location ............................................................................................................. 7 

1.3. Terms of Reference ....................................................................................................... 7 

2. IDENTIFICATION OF LAWS AND POLICIES ....................................................................... 8 

3. POTENTIAL ALTERNATIVES ............................................................................................. 10 

3.1. No – Go Alternative ..................................................................................................... 10 

4. PROJECT DESCRIPTION .................................................................................................. 10 

5. DESCRIPTION OF RECEIVING ENVIRONMENT............................................................... 11 

5.1. The Site and Surroundings .......................................................................................... 11 

5.2. The Proposed Development ........................................................................................ 11 

5.3. The Encroachment ...................................................................................................... 11 

5.4. The Subdivision ........................................................................................................... 12 

5.5. The Rezoning & Consolidation ..................................................................................... 13 

5.6. The Consolidation ........................................................................................................ 14 

6. PUBLIC CONSULTATION PROCESS ................................................................................ 14 

6.1. Steps taken to notify potential interested and affected parties. ..................................... 14 

6.2. Proof of consultation .................................................................................................... 15 

6.3. List of registered interested and affected parties .......................................................... 15 

6.4. Summary of issues raised by interested and affected parties....................................... 15 

7. APPROACH TO STUDY ..................................................................................................... 15 

a) Desktop Sensitivity Assessment. ..................................................................................... 15 

b) Site Assessment (Site Visit). ............................................................................................ 15 

c) Public Consultation Process ............................................................................................ 15 

d) Scoping ........................................................................................................................... 15 

e) Environmental Management Plan (EMP) ......................................................................... 16 

8. POTENTIAL IMPACTS ON THE RECEIVING ENVIRONMENT .......................................... 16 

8.1. Planning and Design Phase Impacts ........................................................................... 16 

8.2. Construction Phase Impacts ........................................................................................ 17 

8.3. Operational Phase Impacts .......................................................................................... 17 

9. SUMMARY OF THE SIGNIFICANCE OF POTENTIAL IMPACTS ....................................... 18 

10. MITIGATION MEASURES ............................................................................................... 20 

11. CONCLUSION ................................................................................................................. 22 

12. RECOMMENDATION ...................................................................................................... 23 



  

Page 5 of 23 
 

 

ABBREVIATIONS 

 

CR   Council Representative 

CV   Curriculum Vitae 

EAP   Environmental Assessment Practitioner 

EC   Environmental Commissioner 

ECC    Environmental Clearance Certificate 

ECO   Environmental Control Officer 

EIA    Environmental Impact Assessment 

EMA    Environmental Management Act 

EMP   Environmental Management Plan 

ESR   Environmental Scoping Report  

FESR   Final Environmental Scoping Report 

GN   Gazette Notice 

HBM   Henties Bay Municipality 

I&AP   Interested and Affected Parties  

LA    Local Authority  

MEFT   Ministry of Environment, Forestry and Tourism 

MEFT: DEAF Ministry of Environment, Forestry and Tourism: Department of Environmental 

Affairs and Forestry  

MURD Ministry of Urban and Rural Development 

PPE   Personal Protective Equipment 

REM.   Remainder  

 

 

 

 

ATTACHMENTS  

 

Annexure A:  Environmental Management Plan  

Annexure B:  Subdivision, rezoning and consolidation approval letter 

Annexure C:  Locality; subdivision and zoning plan 

Annexure D:  CV of EAP 

Annexure E:  Proof of Consultation  

Annexure F:  Registered I&APs 

 

  



  

Page 6 of 23 
 

1. INTRODUCTION 

1.1. Project Background  

The Henties Bay Municipality (as owners of Rem. Erf 911,  Omdel Extension 2) and the registered 

owners of Erf 520 Omdel Extension 2 (Mr. Nicolaas Nieman and Ms. Helena Holtzhausen) intend 

to undertake the following town planning applications: 

• Subdivision of Remainder Erf 911 into Portions A to F and Remainder (Street); 

• Rezoning of: 

➢ Portions A to C from “Educational” to “General Business” (bulk factor of 1.5); 

➢ Portion D from ”Educational” to “Institutional”  (bulk factor of 0.75) ; 

➢ Portions E and F from “Educational” to “General Business” (bulk factor of 0.5); 

➢ Remainder Erf 911 Omdel Ext 2 from “Educational” to “Street”; 
• Consolidation of Erf 520 Omdel Extension 2 with Portions E and F. 

The proposed activities are listed in terms of the Environmental Management Act (Act No. 7 of 

2007) and Environmental Impact Assessment Regulations (Government Notice No. 30 of 2012), 

thus requiring an Environmental Clearance Certificate (ECC). The following listed activities are 

triggered by the project: 

Activity 

description and 

No(s): 

Description of relevant activity The portion of the development as per 

the project description that relates to the 

applicable listed activity 

Activity 10.1 (b) 

infrastructure  

The construction of public roads The proposed project includes the 

construction of a public road/ creation of 

a street  

Activity 10.2 (a) 

infrastructure 

The route determination of roads 

and design of associated physical 

infrastructure where – it is a public 

road 

The proposed project includes the 

construction of a public road/ creation of 

a street 

Table 1: Listed activity requiring ECC 

Stewart Planning has been appointed to carry out the Environmental Impact Assessment (EIA) 

process in compliance with the relevant legislation, with the Ministry of Environment, Forestry and 

Tourism (MEFT) acting as the competent authority. 

The purpose of this scoping report is to assess all potential environmental impacts, both positive 

and negative, associated  with the creation of the proposed street. Where necessary, mitigation 

measures have been provided in the accompanying Environmental Management Plan (Annexure 

A). 

Additionally, the EIA process enables the participation of interested and affected parties  (I&APs) 

and provides a structured mechanism for stakeholder input. Given the localised nature and limited 

scale of the proposed street, no significant negative environmental impacts are expected, provided 

all proposed mitigations are implemented. 
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1.2. Project Location 

The proposed development is located on Remainder Erf 911, Omdel Extension 2, situated in the 

north-western part of Henties Bay.  The site is bordered by  Karas Street, Nicky Iyambo Avenue, 

Jakkalsputz Road and Alfredo Haufiku/Libertina Amathila Avenue. A locality plan is provided in  

Figure 1 below and attached as Annexure C, to illustrate the position of Remainder Erf 911 and Erf 

520 within the broader urban layout. 

 
Figure 1: Location of Rem.Erf 911 & Erf 520 Omdal Ext.2 

 

1.3. Terms of Reference  

The following terms of reference guide this environmental assessment, in accordance with the 

Environmental Management Act of 2007 and the EIA Regulations(2012): 

a) Provide a description of the proposed project, including its location, context, and potential 

alternatives; 

b) Identify applicable laws, policies and planning frameworks; 

c) Undertake public consultation to ensure I&APs are informed and given the opportunity to 

raise concerns or recommendations; 

d) Identify and assess potential impacts associated with the project ; 

e) Recommend appropriate mitigation measures,  captured in the EMP (Annexure A), to 

minimise negative impacts and enhance positive contributions on the receiving environment. 

 



  

Page 8 of 23 
 

2. IDENTIFICATION OF LAWS AND POLICIES  

The development and implementation of the proposed project must comply with a range of national 

legislation and policy instruments that guide sustainable land use, environmental protection, and 

local governance in Namibia. Table 2 below provides an overview of key legislation relevant to this 

project and their applicability.  

Law or Policy Provision or application Relevance to Project  

Namibia Constitution First 

Amendment Act of 1998 

Article 95(I): The State shall 

actively promote and maintain the 

welfare of the people by promoting 

sustainable development. 

Ensures that development activities, 

including this proposed street, uphold 

principles of sustainability, avoid 

degradation of the area’s natural 
character  

Henties Bay Zoning 
Scheme  

This statutory document provides 
for land use regulations, controls, 
and development  

All land uses and developments should 
be in accordance with the Henties Bay 
Zoning Scheme. 

Henties Bay Integrated 
Urban Spatial 
development framework 
(ISDF) 

The IUSDF serves as a spatial 
guide for future development of 
Henties Bay. 

Identifies key environmental sensitivities 
and their implications. Prescribes spatial 
boundaries and makes 
recommendations for future 
environmental management. 

Henties Bay Structure 
Plan (Draft) 

This statutory plan guides land use 
and development and  indicates 
the future growth and structure of 
Henties Bay  up to 2044.  

Advocates for environmental 
sustainability by promoting the 
development of Henties Bay in harmony 
with the natural environment. 

Water Resources 

Management Act No.11 of 

2013 

Part 12 deals with the control and 

protection of groundwater 

 

Part 13 deals with water pollution 

control 

Requires that water resources be 

protected during all phases of 

development. Construction activities 

must avoid contamination of surface and 

groundwater. 

Environmental 

Management Act, 2007 

(Act No.7 of 2007) and 

EIA Regulations. 

Established the need for 

environmental assessment and an 

Environmental Clearance 

Certificate (ECC) for listed 

activities. 

The creation of a public street is a listed 

activity (10.1(b)), 10.2(a), requiring an 

EIA and ECC prior to implementation. 

Urban and Regional 

Planning Act 5 of 2018 

Provides for the subdivision, 

rezoning, and consolidation of 

land.  

The proposed land-use changes are 

subject to the planning procedures 

outlined in this Act. 

Local Authorities Act No. 

23 of 1992 

Regulates the powers and 

functions of local authorities, 

prescribes the manner in which a 

town or municipality should be 

managed by the Town or Municipal 

Council.  

The proposed development falls under 

the jurisdiction of the Henties Bay 

Municipality and must comply with local 

authority provisions. 

Labour Act, 2007 (Act 

No.11 of 2007), as 

amended. 

Chapter 2 details the fundamental 

rights and protections. 

Chapter 3 deals with the basic 

conditions of employment. 

Contractors and developers must uphold 

fair labour practices, particularly during 

the construction phase. 
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Law or Policy Provision or application Relevance to Project  

National Heritage Act No. 

27 of 2004 

Protects heritage sites and 

culturally significant objects 

Should heritage resources (e.g. human 

remains etc.) be  discovered, during 

construction, work must stop 

immediately, and the National Heritage 

Council (NHC) must be informed.  

Atmospheric Pollution 

Prevention Ordinance, 

1976 (APPO:1976). 

Provides guidelines on dust and air 

quality control. 

Measures should be in place to minimise 

dust during site clearance and 

roadworks. An air emission permit from 

Ministry of Health and Social Services 

may be required. 

Public and Environmental 

Health Act, 2015 (Act No.1 

of 2015). 

Promotes public health and 

wellbeing, including workplace 

health standards 

Construction and operational activities 

must be managed in line with public 

health standards and may be subject to 

inspection by the Local Authority  

Applicable Local Authority 

Regulations  

Includes building control, waste 

management, and public safety 

regulations. 

All development activities must comply 

with current regulations as enforced by 

the Henties Bay Municipality  

Table 2: Laws or legislation applicable to the project 

This EIA process will be undertaken in accordance with the EIA Regulations , as depicted in the 

flow diagram below (Figure 2). 

 

Figure 2: Flow diagram of EIA process 
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3. POTENTIAL ALTERNATIVES  

Various layout alternatives were initially considered by the proponent, ultimately resulting in the final 

layout. Due to the nature of the application and the existing encroachment, no alternative sites were 

considered.  

As such only the no-go alternative will be discussed below. 

3.1. No – Go Alternative  

The no-go alternative is the baseline against which all potential alternatives are assessed. The no-

go alternative would basically entail that the proposed activities do not proceed, and the status quo 

of the environment remains unchanged. Thus, no positive changes in the layout of Omdel Extension 

2 would be realized, consequently: 

• The proposed subdivision of Remainder Erf 911, Omdel Extension 2, resulting in the 

creation of a new street and which is designed to promote compact form, increase land use  

efficiency, unlock underutilised land and improve access and service infrastructure through 

a new internal street would not be realized. 

• The  proposed rezoning which serves to provide more general business erven due to the 

increased local demand for tourism and commercial services would not be realized. 

• The proposed consolidation which would rectify an existing encroachment would not be 

realized. 

Thus, the no-go option is not considered to be the preferred option. 

4. PROJECT DESCRIPTION 

The proposed project involves the creation of a new street as a result of the subdivision, rezoning, 

and consolidation of Remainder  Erf 911 and Erf 520 , located in Omdel Extension 2, Henties Bay. 

The development is a collaborative effort between Henties Bay Municipality and the private owners 

of Erf 520. 

The proposed project aims to: 

• Rectify an existing  land encroachment involving Erf 520; 

• Subdivide Remainder 911 into multiple business and institutional portions; 

• Rezone various portions to meet growing demand for business and tourism activities;  

• Create a formal public street (13m wide) to improve access to the newly created portions; 

• Consolidate Erf 520 with adjacent portions to regularise ownership boundaries. 

This project constitutes a listed activity under the Environmental Management Act and requires and 

Environmental Clearance Certificate. 
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5. DESCRIPTION OF RECEIVING ENVIRONMENT  

5.1. The Site and Surroundings 

The project site (Remainder Erf 911, Omdel Extension 2) covers an area of approximately 8.0904 

Hectares (80 904m²) and is currently zoned for “Educational” use. It is situated at the intersection 

of Libertina Amathila Street and Jakkalsputz Road in the north-western part of Henties Bay. While 

the site currently includes Kamwandi Combined School (occupying ± 27% of the erf), the remainder 

is largely undeveloped and underutilised.  

In terms of Title Deed No. T4012/2004 Remainder Erf 911 Omdel Extension 2 is owned by the 

Government of Namibia whose custodian of land , the Ministry of Works and Transport, has given 

Special Power of Attorney for the application. 

Registered Name Remainder  Erf No. 911 

Size 80 0904 m² 

Street Address C/o Libertina Amathila and Jakkelsputz Road 

Location See Locality Plan (Annexure C) 

GPS Co-ordinates: -22.11555556, 14.28472222  

Current Zoning  Educational Reservation 

Existing Land Use  Educational (school covers ± 27% of site) 

Local Authority Area Henties Bay Municipality  

Table 3:Details of Receiving Environment 

5.2. The Proposed Development  

The proponent (Henties Bay Municipality) intends to subdivide Remainder Erf 911, Omdel 

Extension 2 into Portions A to F and Remainder (Street) to enable the owners of Erf 520 Omdel to 

rectify an existing encroachment on Remainder Erf 911, Omdel Extension 2 (Portions E & F) and 

to create new business portions to supply the growing demand for business/tourism in Henties Bay. 

The proposed development requires that the following statutory steps be undertaken: 

• Subdivision of Remainder Erf 911 into Portions A to F and Remainder (Street); 

• Rezoning of Portions A to C from “Educational” to “General Business” with a bulk of 1.5; 
• Rezoning of Portion D from ”Educational” to “Institutional” with a bulk of 0.5; 

• Rezoning of Portions E and F from “Educational” to “General Business” with a bulk of 0.75; 

• Rezoning of the Remainder Erf 911 Omdel Ext 2 from “Educational” to “Street”; 
• Consolidation of Erf 520 Omdel Extension 2 with Portions E and F. 

The proposed street will enhance vehicular and service access to the newly created erven and 

formalise the layout in line with Henties Bay’s urban structure. 

5.3. The Encroachment  

Erf 520 was originally sold by the Municipality in 2002. In 2003, the then owner constructed 

buildings(including Skubbe Bar) in line with approved building plans. However, a portion of the 

structure was later discovered to encroach on state land (Remainder Erf 911) as depicted in Figure 

4 on the next page. 
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Figure 3: Skubbe Bar encroachment, Erf 520 Omdel Extension 2.  

The current (third) registered owners now seeks to rectify the encroachment by acquiring  ±952m² 

of the affected land. The proposed subdivision, rezoning, and consolidation will enable this 

rectification. 

This will also ensure legal certainty and aligns cadastral boundaries with physical land use. 

5.4. The Subdivision  

Remainder Erf 911 will be subdivided into six portions (A - F) and a Remainder (Street). The majority 

of these will be designated for business use, responding to increasing local demand for tourism and 

commercial services. 

The subdivision is designed to: 

• Promote compact form; 

• Increase land use efficiency; 

• Unlock underutilised land; 

• Support the legalisation of an encroachment; 

• Improve access and service infrastructure through a new internal street. 

The proposed subdivision is as depicted in Figure 4 on the next page. 
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Figure 4: Proposed Subdivision 

5.5. The Rezoning & Consolidation 

In accordance with the Henties Bay Zoning Scheme Portions A to F which are to be created through 

the subdivision of Remainder Erf 911, Omdel Extension 2 are to be rezoned as follows: 

• Portions A, B, and C be rezoned from “Educational” to “General Business” with a bulk of 

1.5; 

• Portion D, which contains the existing school, be rezoned from “Educational” to 
“Institutional” with a bulk of 0.75; 

• Portions E and F be rezoned from “Educational” to “General Business” with a bulk of 0.5; 

• The Remainder of Erf 911 be rezoned from “Educational” to “Street” to formalize the new 
access route. 

This mix of zoning ensures the integration of public services, commercial activity, and proper 

traffic circulation, while also maintaining urban design coherence. 
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5.6. The Consolidation  

The proposed Portions E and F resulting from the subdivision of Remainder Erf 911 Omdel 

Extension 2, are to be consolidated with Erf 520 Omdel Extension 2 to rectify the encroachment of 

a portion of the Skubbe Bar development onto Remainder Erf 911 as depicted in Figure 3 on page 

12. 

6. PUBLIC CONSULTATION PROCESS 

In accordance with the Environmental Management Act (Act No.7 of 2007) and the EIA Regulations 

(GN No. 30 of 2012), public consultation was undertaken to allow I&APs the opportunity to 

participate in the environmental assessment process. 

Given the localised and low-impact nature of the proposed development, a focused and 

proportionate approach to consultation was adopted. The objective was to inform stakeholders, 

solicit input, and address any concerns related to the subdivision, rezoning, consolidation, and 

creation of the proposed street. 

6.1. Steps taken to notify potential interested and affected parties. 

Notification of the proposed project was carried out during July and August 2025. The process 

followed the procedures as outlined in the EIA Regulations and included: 

• On-site notices placed at the project site; 

• Distribution of written notices to adjacent neighbours; 

• Advertising in two local newspapers, once a week for two consecutive weeks; 

• Provision of project details for inspection by I&APs and contact information  

• Provision of 14 – day public comment period 

All notification steps and timelines are outlined in the proof of giving notice report dated 01 August 

2025 (Annexure E). 

  

Figure 5: Proposed rezoning 
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6.2. Proof of consultation 

All relevant records of the public consultation process—including copies of notices, photographs of 

site posters, newspaper advertisements, and correspondence with I&APs are attached as 

Annexure E: Proof of Consultation. 

6.3. List of registered interested and affected parties 

For the full list of I&APs who registered during the consultation process refer to Annexure F. These 

parties were contacted directly and given the opportunity to comment on the proposed 

development. 

6.4. Summary of issues raised by interested and affected parties 

No objections or negative comments were received during the public consultation process. All 

stakeholders who participated expressed either support or neutrality regarding the proposed 

subdivision, rezoning, and creation of the street. 

The absence of objections reflects the scale and context of the project, being a formalisation of 

existing land use and improvement to public access within an already urbanised setting. 

7. APPROACH TO STUDY 

The assessment followed a phased and proportionate methodology suited to the scale and urban 

context of the proposed development. The following components informed the EIA process: 

a) Desktop Sensitivity Assessment.  

Existing environmental datasets, planning documents, cadastral maps, and legal frameworks 

were reviewed to identify potential environmental issues and concerns in the project area. 

Emphasis was placed on the known environmental constraints, land uses, and infrastructure in 

and around Remainder Erf 911. 

b) Site Assessment (Site Visit). 

Site visits were conducted to validate desktop findings, assess current land use, identify any 

ecological sensitivities, and evaluate access and infrastructure. No significant ecological 

features (such as protected flora or sensitive habitats) were identified on-site. 

c) Public Consultation Process 

The public engagement process was undertaken in compliance with the EIA Regulations. This 

ensured that interested and Affected Parties (I&APs) had the opportunity to review and provide 

input on the proposed development. No objections were received. 

d) Scoping  

Potential environmental impacts were scoped based on the desktop review, site observations, and 

stakeholder input. The scoping phase informed the structure of this report and identified key issues 

for evaluation. 
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e) Environmental Management Plan (EMP) 

An EMP has been prepared (Annexure A) outlining practical mitigation measures to be 

implemented during the planning, construction and operational phases. To minimize the impact on 

the environment, mitigation measures have been identified to be implemented during planning, 

construction and implementation. The EMP will serve as a compliance and monitoring tool used by 

the proponent and relevant authorities to ensure that the project is planned, developed and 

operated with the minimum impact on the environment. 

8. POTENTIAL IMPACTS ON THE RECEIVING ENVIRONMENT 

This section provides detailed descriptions of the potential biophysical and socio-economic impacts 

associated with the creation of the proposed street, including both temporary (construction) and 

long-term (operational) effects. The identified impacts have been grouped by project phase and 

assessed with and without mitigation. These potential impacts are explored below: 

8.1. Planning and Design Phase Impacts  

Although limited in physical disturbance, the planning and design phase introduces potential 

implications for infrastructure and the built environment.  

I. Demand on Existing Municipal Services 

The proposed business erven (Portions A to F) will increase demand for water, sewerage, and 

refuse services. However, this increase in service demand will be offset through municipal rates, 

taxes and service charges. 

II. Traffic and Access 

The development may generate slightly increased traffic volumes. However, the layout includes a 

newly created 13m wide cul-de-sac street with a 25m turning circle, designed to provide access to 

the new business erven and facilitate vehicle circulation. No significant traffic congestion is 

expected. 

III. Parking, Loading Bays, and Delivery Access: 

Due to the proposed street reserves limited width, on-site parking will be required in accordance 

with the provisions of the Henties Bay Zoning Scheme. U-turns by delivery vehicles may be slightly 

constrained, but the design mitigates through-flow traffic, which is desirable in this context. 

IV. Impact of Height and Scale:  

The eventual height and bulk of buildings will be regulated by the applicable zoning scheme. Given 

that the area already accommodates mixed residential and business uses, the new development is 

expected to integrate well into the urban fabric. 

V. Land Use and Visual Character: 

Although rezoning of educational land to business and institutional use represents a formal shift in 

land use that may potentially affect the visual character of the area. The shift is aligned with current 

development needs. Future development proposals will be subject to building plan approval, 

including aesthetic considerations. 
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8.2. Construction Phase Impacts  

These impacts are temporary but require management to minimise nuisance or disturbance to the 

local community and environment. 

I. Biodiversity (Flora and Fauna Impacts) 

The site is located in an already developed urban setting. No protected species or ecologically 

sensitive features were observed. Minor vegetation clearance may occur, but this is unlikely to 

significantly affect biodiversity. 

II. Traffic Disruption  

Construction vehicles will temporarily increase traffic volumes and may affect nearby roads. 

Movement of heavy machinery must be managed to minimise safety risks and avoid damage to 

municipal infrastructure. 

III. Noise  

Construction machinery and delivery activities will generate noise. While this is temporary and 

occurs during daylight hours, it may be a disturbance  to surrounding residents and businesses if 

not properly managed. 

IV. Dust and Emissions 

Excavation, material stockpiling, and vehicle movement could result in dust generation. If 

unmanaged, this may affect local air quality and public health, particularly during dry and windy 

periods. 

V. Demand on Temporary Services  

The  influx of construction workers will require basic facilities such as potable water, ablution, and 

waste collection. If not properly managed, this could lead to littering, water wastage, and sanitation 

issues. 

VI. Social and Economic Effects 

The development will contribute positively by creating short-term construction jobs and potentially 

new customer base for informal traders while construction is ongoing. 

8.3. Operational Phase Impacts 

The operational phase impacts are those impacts on the biophysical and socio-economic 

environment that would occur during the operational phase of the proposed project and are 

inherently long-term in duration. 

I. Visual and Sense of Place Impacts  

Development of currently underutilised land may alter the visual character of the area. However, 

thoughtful design, indigenous landscaping, and urban aesthetics can enhance the area’s 
appearance. The change is expected to be generally positive, aligning with surrounding land uses. 
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II. Impact on Neighbourhood Dynamics 

The development will improve access and formalise existing patterns of land use. However, the 

new street may remove informal pedestrian routes previously used by nearby residents, potentially 

increasing walking distances. This should be weighed against the broader urban benefit of 

legalising land use and improving infrastructure. 

III. Noise Impacts 

The extent of operational noise will depend on the specific business activities that take place. Given 

the zoning as “General Business,” a moderate level of activity is expected. Compliance with 
municipal by-laws and sound management practices will reduce the likelihood of nuisance. 

IV. Emission Impacts 

No significant emissions are anticipated from the proposed land uses. Localised emissions from 

vehicles and small-scale business operations are expected to remain within acceptable levels. 

V. Social and Economic Effects 

The development will contribute positively by regularising land ownership (in the case of the Skubbe 

Bar encroachment), enabling future business opportunities, and creating long-term jobs in the 

businesses created. The improved legal and spatial order supports local economic development 

objectives. 

9. SUMMARY OF THE SIGNIFICANCE OF POTENTIAL IMPACTS  

This section outlines the potential environmental and socio-economic impacts associated with the 

proposed project. Impacts were assessed based on their: 

• Extent: Local (L), Regional (R) 

• Magnitude:  Low (L), Medium (M), High (H) 

• Duration: Short-term (S), Medium-term (M), Long-term (L) 

• Probability: Unlikely (U), Probable (P), Certain (C) 

• Reversibility: Yes (Y), No (N) 

• Significance: Low (L), Medium (M), High (H) 

• Cumulative: Low (L), Medium (M), High (H) 

• Confidence: Low (L), Medium (M), High (H) 

A summary of all the potential impacts from the proposed project assessed above is included in 

Table 4 on the next page. The Tables 5 - 7 provide a summary of the mitigation measures proposed 

for the impacts. While some difference in magnitude of the potential impacts would result from the 

proposed alternatives this difference was not considered to be significant for any of the potential 

impacts. As such, the table below applies to all proposed alternatives. 

  



  

Page 19 of 23 
 

 

Table 4: Summary of the significance of potential impacts 

Impact 

 

Extent Magnitude  Duration Significance Probability  Confidence  Reversibility Cumulative 

impact 

PLANNING AND DESIGN PHASE IMPACTS 

Demand on existing 

municipal services - 

without mitigation 

L M-L  M-L M P H  Y M 

Demand on existing 

municipal services - 

with mitigation 

L  L S L P H Y L 

Traffic & Access -

Without Mitigation 

L M-L L M P H Y M 

Traffic & Access -

With Mitigation 

L L L L P H Y L 

Parking, Loading 

Bays & Delivery 

access – Without 

Mitigation 

L M-L S M P H Y M 

Parking, Loading 

Bays & Delivery 

access – With 

Mitigation 

L L S L P H Y L 

Height & Scale - 

Without Mitigation  

L M-L M M P H Y M 

 

Height & Scale - 

With Mitigation 

L L M L P H Y M 

Land Use & Visual 

Character – Without 

Mitigation 

L L S L P H Y L 

Land Use & Visual 

Character – With 

Mitigation 

L L S L P H Y L 

CONSTRUCTION PHASE IMPACTS 

Impact 

 

Extent Magnitude  Duration Significance Probability  Confidence  Reversibility Cumulative 

impact 

Biodiversity 

Disturbance -

Without Mitigation 

L M-L S M P H Y M 

Biodiversity 

Disturbance -With  

Mitigation 

L L S L P H Y L 

Construction traffic -  

Without Mitigation 

L M-L S L P H Y M 

Construction traffic -  

With Mitigation 

L L S L P H Y L 

Noise– Without 

Mitigation 

L M S L P H Y L 

Noise– With 

Mitigation 

L L S L P H Y L 

Dust & Emission 

Impact – Without 

Mitigation 

L L S L P H Y L 
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Dust & Emission 

Impact – Without 

Mitigation 

L L S L P H Y L 

Temporary Services-  

Without Mitigation  

L L S L P H Y L 

Temporary Services-  

With Mitigation 

L L S L P H Y L 

OPERATIONAL PHASE IMPACTS 

Impact 

 

Extent Magnitude  Duration Significance Probability  Confidence  Reversibility Cumulative 

impact 

 Visual & Sense   of 

Place – Without 

Mitigation  

L M-L M-L M P H Y L 

Visual & Sense   of 

Place  – With 

Mitigation 

L L M-L M P H Y L 

Neighbourhood 

Connectivity – 

Without Mitigation  

L M M-L M P H Y L 

Neighbourhood 

Connectivity – With 

Mitigation  

L L M-L M P H Y L 

 Operational Noise -  

Without Mitigation 

L M-L M-L  M P H Y L 

 Operational Noise -  

With Mitigation 

L L M-L L P H Y L 

 Emissions - Without 

Mitigation  

L L S L P H Y L 

 Emissions - With 

Mitigation  

L L S L P H Y L 

Social benefits 

(employment) - 

With Mitigation  

L L S L P H Y L 

10. MITIGATION MEASURES  

Table 5: Proposed mitigation measures for the planning and design phase 

PLANNNING AND DESIGN PHASE MITIGATION MEASURES   

Impacts Mitigation Measures  

Increased demand on 

Municipal Service  

• Confirm service capacity (water, sewer, waste) with relevant municipal 

departments during the planning stage. 

• Ensure new erven are connected to existing infrastructure development 

schedules.  

• Integrate service demand planning into infrastructure development 

schedules.  

Scale and Height of 

Development  

• Adhere strictly to the zoning scheme provisions on bulk, height, and 

coverage.  

• Ensure compatibility with the surrounding urban landscape through 

appropriate building design. 

Traffic • Design intersections with adequate sightlines. 

• incorporate traffic control measures where necessary. 
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• consider pedestrian safety in layout. 

Parking, Loading, and 

Access 

• Provide on-site parking in line with zoning requirements. 

• Design the cul-de-sac and turning circle to accommodate delivery vehicles. 

• Ensure proper signage and surfacing. 

• Facilitate linkages between business erven and adjacent street by 

reinforcing pedestrian and vehicular pathways. 

• Incorporate existing pedestrian walkways in the development to ensure 

pedestrian linkages are maintained and promote walkability.  

Land Use and Aesthetics  • Submit building plans to the Henties Bay Municipality for approval, including 

3D renderings where required. 

• Incorporate appropriate landscaping and façade treatment to enhance visual 

appeal. 

• Avoid visual clutter (e.g. excessive signage). 

Table 6: Proposed mitigation measures for the construction phase 

CONSTRUCTION PHASE MITIGATION MEASURES 

Impacts Mitigation Measures 

Biodiversity (Flora & 

Funa) 

• Retain existing trees and vegetation where feasible. 

• Avoid unnecessary clearing, only clear areas essential for construction. 

• Rehabilitate cleared areas with indigenous species.  

• Prohibit collection of wood, plants, or animals by workers. 

Traffic Disruption • Schedule deliveries during off-peak hours.  

• Use only designated roads for heavy vehicles.  

• Install warning signage and speed limits around the site. 

• Maintain all construction vehicles in roadworthy condition. 

Noise  • Limit construction to daylight hours. 

• Fit machinery with noise dampening devices (e.g. silencers). 

• Prohibit amplified music on-site. 

• Notify neighbours in advance of construction start dates. 

Dust and  Emissions • Apply dust suppressants (e.g. Dustex) or water to exposed soil during the 

dry, windy days.  

• Cover loose material during transport. 

• Provide workers with dust masks and PPE. 

• Limit vehicle speeds on unpaved surfaces. 

Temporary Service 

Needs  

• Provide adequate drinking water, toilets, and shaded rest areas. 

• Dispose of wastewater at approved treatment facilities.  

• Place bins and skips on-site for general and construction waste. 

• Ensure regular waste collection in coordination with the Municipality.  

Table 7: Proposed mitigation measures for the operational phase 

OPERATIONAL PHASE MITIGATION MEASURES 

Impacts Mitigation Measures 

Visual & Sense of Place 

Impacts  

• Use natural colours and locally appropriate materials for buildings (e.g. 

wood, stone). 

• Incorporate landscaping with indigenous species.  

• Retain mature trees where feasible. 

• Minimise use of large or unsightly signage. 
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Impacts on 

Neighbourhood 

• Maintain ongoing communication with surrounding residents regarding 

further development plans.  

• Prioritise local labour for any future construction phases.  

• Consider the integration of pedestrian-friendly pathways in future planning. 

Noise(Operational) • Enforce operational noise limits through municipal by-laws. 

• Monitor noise levels and address complaints promptly. 

• Restrict noisy activities to business hours. 

Emission (Air Quality) • Encourage non-dusty surfaces and consider sealing/tarring internal access 

roads where necessary.  

• Promote low-emission practices (e.g. clean fuel use, regular maintenance 

of service vehicles). 

Social (Employment & 

Local Benefit) 

• Encourage contractors and businesses to hire locally for both skilled and 
unskilled roles. 

• Maintain transparency around job opportunities through municipal 
communication platforms. 

11. CONCLUSION 

The proposed creation of a street, resulting from the subdivision, rezoning, and consolidation of 

Remainder Erf 911 and Erf 520 in Omdel Extension 2, Henties Bay, has been thoroughly assessed 

in accordance with the Environmental Management Act (Act No. 7 of 2007) and its Regulations (GN 

No. 30 of 2012). 

Based on the assessment undertaken, no significant or irreversible environmental impacts were 

identified. All potential impacts whether biophysical, socio-economic, or related to land use are 

expected to be localised, short- to medium-term in duration, and of low significance when 

appropriate mitigation is applied. 

The proposed project will: 

• Formalise and regularise an existing land encroachment; 

• Unlock underutilised land for general business and institutional use; 

• Improve access to new business erven and circulation through the construction of a cul-de-

sac street; 

• Support local economic development in a strategic growth area of Henties Bay. 

The public consultation process revealed no objections or concerns from Interested and Affected 

Parties (I&APs). The Henties Bay Municipality formally supports the land use changes, as reflected 

in its recommendation dated 10 January 2025. 

While future design and construction details may evolve, these are unlikely to alter the overall 

environmental acceptability of the project. The Environmental Management Plan (Annexure A) 

provides a comprehensive framework for ensuring that development is implemented responsibly 

and with due care for the receiving environment. 
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12. RECOMMENDATION 

Based on the findings of this report, the following is recommended: 

 

 

 

 

Mbute Shaningwa 

Town and Regional Planning Officer 

 

 

 

Tel: +264 64 280 770 | Email: mbute@sp.com.na 

1) That an Environmental Clearance Certificate be issued to the Henties Bay Municipality for the 

creation of a street from the subdivision; rezoning and consolidation of the Remainder Erf 911 

and Erf 520 Omdel Extension 2; Henties Bay. 

 

2) That the following conditions apply to the Environmental Clearance Certificate: 

 

a) The proponent shall address all potential impacts resulting from the construction and 

operational activities and implement the mitigation measures as contained in the 

Environmental Management Plan; 

b) Regular environmental monitoring and evaluation of environmental performance should be 

conducted and targets for improvements should be established and monitored from time to 

time; and 

c) The Henties Bay Municipality reserves the right to attach further legislative and regulatory 

conditions during the operational activities of the project.   


