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EXECUTIVE SUMMARY 

This EIA assesses the proposed rezoning and development of Erf 3522 W, located at the corner 

of Hage Geingob Avenue and Sixteenth Road, Walvis Bay Proper. The project seeks to change 

the land use from Single Residential 1 to Local Business with a bulk factor of 2, to allow the 

construction of 39 residential units, including garages and parking bays. 

The site is in a fully built-up urban area. An existing house on the erf will be demolished to make 

way for the new development. The project aligns with Walvis Bay's urban densification goals and 

addresses local housing demand. 

Key findings: 

• No sensitive environmental receptors (no natural vegetation, water bodies, or heritage 

sites on site) 

• Potential impacts are limited to typical urban construction effects (dust, noise, traffic, 

waste) 

• All impacts can be effectively managed through standard mitigation measures outlined in 

the EMP 

• Positive outcomes include new housing stock, job creation, and efficient land use 

Recommendation: The project is environmentally acceptable, provided the Environmental 

Management Plan (EMP) is implemented and all regulatory approvals are secured. 
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1. INTRODUCTION  

Mr. Zhou Jiansheng, the owner of Erf 3522, appointed RJ Dynamics Investment CC to guide the 

Environmental Impact Assessment (EIA) process and secure an Environmental Clearance 

Certificate (ECC). 

Currently, the property is zoned as "Single Residential," which only allows for one main dwelling 

house. The project proposes rezoning the erf to "Local Business" (Bulk Factor 2). This change in 

zoning permits the demolition of the existing old house and the construction of a high-density 

residential complex comprising 39 housing units, complete with garages, parking, and necessary 

municipal services. 

This rezoning aligns with the Municipality of Walvis Bay’s goals for urban infill, sustainable land 

use, and addressing the growing demand for housing in the area. 

1.1 Purpose of this Report 

The goal of this report is to identify the potential environmental, social, and economic impacts of 

changing the land use. The objective is to ensure that any negative impacts are mitigated, allowing 

the project to proceed sustainably. Based on this assessment, it is recommended that the 

Environmental Clearance Certificate be issued, subject to standard environmental management 

conditions. 

 

2. THE PROJECT TEAM & STAKEHOLDERS 

The project is executed through cooperation between the developer, environmental professionals, 

and regulatory authorities. 

• The Proponent: Mr. Zhou Jiansheng is responsible for ensuring the project meets all 

legal, planning, and environmental requirements throughout its lifecycle. 

• Environmental Practitioner: RJ Dynamics Investment CC (Led by Ms. Rauna Nghifikwa) 

is responsible for conducting the environmental assessment and guiding the EIA process. 

• Regulatory Authorities: The Ministry of Environment, Forestry and Tourism (MEFT) and 

the Municipality of Walvis Bay reviewed the proposal to ensure compliance with local 

planning policies and national environmental laws. 

• Key Stakeholders: Neighbouring property owners (including the Development Bank of 

Namibia), local residents, contractors, and service providers. 
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3. PROJECT DESCRIPTION & LOCATION 

Location: Erf 3522 is a 1,763 m² property located at the corner of Hage Geingob Avenue and 

Sixteenth Road in Walvis Bay Proper. The aerial view in Figure 1 shows the exact location of 

the property at this junction. 

 

Figure 1: Aerial view showing the location of Erf 3522 at the corner of Hage Geingob Avenue and Sixteenth Road, 
Walvis Bay 

Current State: The site is flat, fully serviced by municipal infrastructure, and currently holds an 

old, single-family residential house. The site is currently occupied by this old residential house, 

as shown in Figure 2, which will be demolished to make way for the new development. 

Zoning & Land Use: According to the existing land use map in Figure 3, the property is 

designated for residential use. Figure 4 illustrates the current zoning of Erf 3522 W as "Single 

Residential." 
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Figure 2: An old house that is currently on the site 

Proposed Development: 

1. Demolition of the existing house. 

2. Construction of 39 residential units with associated garages and parking. 

3. Connection to municipal water, sewage, electricity, and stormwater drainage systems. 

Because the site is in a developed urban area with existing roads and services, it is highly 

suitable for this densification project. 

 

Figure 3 Existing Land use  
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Figure 4 Current Zoning of Erf 3522 W 

 

4. LEGAL & REGULATORY FRAMEWORK 

The project complies with several key national and local laws. The most relevant include: 

• Environmental Management Act (Act No. 7 of 2007) & EIA Regulations (2012): 

Requires an Environmental Clearance Certificate for land rezoning and listed activities. 

• Urban and Regional Planning Act (Act No. 5 of 2018): Governs the rezoning process, 

spatial planning, and zoning schemes. 

• Walvis Bay Zoning Scheme & By-Laws: Dictates local land-use rules, bulk factors, 

building plan approvals, and service connections. 

• Public and Environmental Health Act (2015): Ensures that increased population density 

and waste generation are managed safely. 

• Labour Act (2007): Protects workers' rights, ensures fair labour practices, and mandates 

occupational health and safety during construction. 

• Water Resources Management Act (2013): Guides water use and prevents the pollution 

of water resources during construction and operation. 

• National Heritage Act (2004): Requires a "chance-find" procedure if heritage objects are 

uncovered during excavation. 
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Table 2 below provides a summary of the legal instruments considered to be relevant to this 

development and the environmental assessment process. 

 

Table 1: Legislation applicable to the proposed development 

LEGISLATION/POLICY RELEVANT APPLICATION AUTHORITY 

Namibia Constitution First 

Amendment Act of 1998 

Article 91 (c) provides for duty to guard 

against “the degradation and destruction 

of ecosystems and failure to protect the 

beauty and character of Namibia.” 

 

Article 95(l) deals with the “maintenance 

of ecosystems, essential ecological 

processes and biological diversity” and 

sustainable use of the country’s natural 

resources. 

National Government 

Walvis Bay Zoning 

Scheme as underwritten by 

the Urban and Regional 

Planning Act, 2018 (Act 

No.5 of 2018).  

The proposed rezoning will require the 

approval from the concerned statutory 

bodies, such as the Local Authority and 

the Urban and Regional Planning Board 

(URP Board). The Local Authority will be 

in charge of evaluating the proposed 

rezoning of the site according to the local 

guidelines, infrastructure provision, and 

possible effects on the environment of 

the site. This will be followed by the URP 

Board to ensure consistency with the 

objectives of urban planning and 

sustainable development. 

Local Authority and 

URP Board  

Environmental Management 

Act, 2007 

(Act No.7 of 2007) and EIA 

Regulations. 

The rezoning of land from residential to 

commercial is a listed activity which 

requires an Environmental Clearance 

Certificate to be undertaken. The Ministry 

Ministry of 

Environment, Forestry 

and Tourism 
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of Environment, Forestry and Tourism 

(MEFT) is the 

custodian of this Act with certain powers 

delegated to the Local Authority (LA). 

EIA Regulations GN 28, 29, and 

30 of EMA (2012) 

GN 29 Identifies and lists certain 

activities that cannot be undertaken 

without an environmental clearance 

certificate. 

GN 30 provides the regulations 

governing the environmental assessment 

(EA) process. 

 

Ministry of 

Environment, Forestry 

and Tourism 

Draft Procedures and 

Guidelines for conducting EIAs 

and compiling EMPs (2008) 

Part 1, Stage 8 of the guidelines states 

that if a proposal is likely to affect people, 

certain guidelines should be considered 

by the proponent in the scoping process. 

Ministry of 

Environment, Forestry 

and Tourism 

Labour Act, 2007 (Act 

No.11 of 2007), as 

amended. 

All provisions to the Act should be 

followed by the proponent and 

contractors through all the stages of the 

rezoning. The Act sets out the rules of the 

game as far as employment is 

concerned, and it ensures that there will 

be no exploitation of the workforce and 

that workers are treated equally and 

fairly. 

 

The Act also ensures that employers 

must promote equality among employees 

through the prohibition of discrimination 

on grounds such as gender, colour, 

ability, religion or any other reason. 

Adherence to these conditions is 

important in protecting the rights of 

workers as well as promoting good labour 

practice.  

The Ministry of Labour, 

Industrial Relations 

and Employment 

Creation (MLIREC) 
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Atmospheric Pollution 

Prevention Ordinance, 

1976 (APPO:1976). 

Give general information on pollution 

control measures that should be adopted, 

particularly dust emission reduction 

measures. In relation to the proposed 

rezoning, as well as the development 

thereafter, it is necessary to adopt the 

best practical means of reducing any dust 

emissions resulting from the proposed 

development. 

 

The adoption of these pollution control 

measures is crucial in preventing 

possible health hazards for people living 

around the affected areas as well as 

minimizing possible nuisances caused by 

the development. 

Ministry of 

Environment, Forestry, 

and Tourism 

Public and Environmental 

Health Act, 2015 (Act No.1 

of 2015). 

The Act provides an elaborate framework 

within which issues regarding public and 

environmental health are regulated and 

managed through a systematic and 

uniform framework. Some of the issues 

dealt with by the Act include the 

notification, prevention, and control of 

infectious diseases and sexually 

transmitted infections; maternal, 

antenatal, and neonatal care; water 

supply and food sanitation; nutrition of 

infants; waste disposal methods; 

environmental health nuisances; and 

public and environmental health 

planning. The Act also replaces the 

Local Authority  
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Public Health Act 36 of 1919 (SA GG 

979). 

 

Land rezoning to be put into another use 

may lead to changes in population 

density and even lead to waste 

production, traffic, noise pollution, and 

other related factors. Thus, the possibility 

of such an activity resulting in nuisances 

and hazards to the environment should 

be taken into account when planning for 

it. 

National Heritage Act No. 27 of 

2004 

The Act is aimed at protecting, 

conserving and registering places and 

objects of heritage significance. 

National Heritage 

Council 

Urban and Regional 

Planning Act No 5 of 2018 

To consolidate the laws relating to urban 

and regional planning; to provide for a 

legal framework for spatial planning in 

Namibia; to 

provide for principles and standards of 

spatial planning; to establish the urban 

and regional planning board; to 

decentralise 

certain matters relating to spatial 

planning; to provide for the preparation, 

approval and review of the national 

spatial development framework, regional 

structure plans and urban structure 

plans; to provide for the preparation, 

approval, review and amendment of 

zoning schemes; to provide for the 

establishment of townships; to provide for 

the alteration of boundaries of approved 

townships, to provide for the 

Local Authority  
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disestablishment of approved townships; 

to provide for the change of name of 

approved townships; to provide for the 

subdivision and 

consolidation of land; to provide for the 

alteration, suspension and deletion of 

conditions relating to land; and to provide 

for incidental matters. 

Hazardous Substance 

Ordinance 14 of 1974 

To provide for the control of substances 

which may cause injury or ill-health to or 

death of human beings by reason of their 

toxic, corrosive, irritant, strongly 

sensitizing or flammable nature or the 

generation of pressure thereby in certain 

circumstances; to provide for the division 

of such substances into groups in relation 

to the degree of danger; to provide for the 

prohibition and control of the importation, 

manufacture, sale, use, operation, 

application, modification, disposal or 

dumping of such substances; and to 

provide for matters connected therewith. 

 

Water Act No. 54 of 1956 Section 23(1) deals with the prohibition of 

pollution of underground and surface 

water bodies. The pollution of water 

resources should be avoided during 

construction and operation of the 

development. 

Ministry of Agriculture, 

Fisheries, Water and 

Land Reform 

Water Resources Management 

Act No. 11 of 2013 

The pollution of water resources should 

be avoided during construction and 

operation of the development. Should 

water need to be abstracted, a water 

abstraction permit will be required from 

Ministry of Agriculture, 

Fisheries, Water and 

Land Reform 



 

 
 

11 

the Ministry of Water, Agriculture and 

Forestry. 

Part 12 deals with the control and 

protection of groundwater 

Part 13 deals with water pollution control 

 

5. THE RECEIVING ENVIRONMENT 

Prior to assessing impacts, an evaluation of the current state of the site and its surroundings was 

conducted: 

• Biophysical Environment & Topography: The location of the site is generally flat, as 

seen in Figure 5, which displays the topography within the boundary wall of the site. This 

flat terrain does not pose any topographical challenges for the development. There is no 

natural vegetation or wildlife on the erf, as it has already been disturbed by previous 

development. 

• Surrounding Area: Figure 6 shows the project's surrounding area, highlighting that the 

site is integrated into an established urban environment with existing residential and 

commercial properties, paved roads, and municipal infrastructure. 

• Hydrology & Climate: Walvis Bay is a water-scarce coastal town with low rainfall, 

frequent fog, and strong winds. There are no rivers or surface water bodies near the site. 

Proper stormwater drainage is essential to manage occasional runoff. 

• Socio-Economic Environment: The area is a mix of residential and commercial 

properties. The local economy relies on trade, services, and port-related activities. 

• Cultural Heritage: Initial checks showed no known heritage or archaeological sites on the 

property. However, a chance-find procedure will be strictly followed during excavation in 

case any hidden historical items are uncovered. 
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Figure 5 The topography within the boundary wall of the site 

 

 

Figure 6 The project surrounding area 



 

 
 

13 

6. PROJECT ALTERNATIVES 

In accordance with the requirements of the EMA and EIA Regulations, it is important to consider 

alternative projects to ensure that the most sustainable choice is made. Alternative projects can 

include alternatives regarding the location, design, technology, and operational methods of the 

proposed project. 

6.1. Alternative Proposals 

The possible alternatives to the rezoning will require consideration of different approaches of 

alternative solutions to accomplish the desired development aims of the project. The alternatives 

commonly considered consist of site alternatives, no-rezoning alternative, and alternative design 

for the proposed development. The evaluation of alternatives serves as an integral part of the 

planning and environmental decision-making process since it allows for the selection of most 

viable development solution. The following alternatives have analysed and considered for the 

rezoning of Erf 3522, Walvis Bay. 

6.2.  Site Alternatives  

The proponent considers the current site to be highly suitable and an appropriate choice for the 

proposed rezoning and development into a local business premise. Erf 3522 has an 

advantageous position within the established environment and can benefit from the urban 

infrastructural facilities available. The site presents favourable conditions for accommodating the 

proposed activity and the development is expected to thrive considering its location and the 

broader urban development context. 

The selected site is able to meet the development objectives and requirements of the proponent 

in addition to providing improved utilisation of urban land resources. Moreover, the planned 

rezoning conforms with the planning objectives of the Walvis Bay Urban Structure Plan and 

supports principles of orderly urban development through land use optimisation in an already 

developed urban area. For this reason, consideration for an alternative site is not regarded as 

necessary, as relocation would require additional planning. 

6.3. No-Rezoning alternative  

Under the no-rezoning alternative, Erf 3522 W, would be left with its current zoning designation 

of “Single Residential”, limiting the land uses to those permitted by the zoning regulations and 

consent uses associated with it. This no-rezoning alternative will mean that the intended rezoning 
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cannot take place and consequently, there will be limitations to achieving diversified uses in the 

area.  

Although the no-rezoning alternative will preserve the site’s existing residential status, this does 

not meet the proponent’s intentions in respect to the long-term plans to develop the erf. Similarly, 

the no-rezoning alternative may represent an underutilization of a strategically situated urban 

piece of land, especially considering that the property has potential for contributing to the 

economic development and more efficient land use planning. 

6.4. Design alternative  

The existing structure/house on Erf 3522 W, represents potential opportunity in its adaptation for 

redevelopment purposes through changing its usage from residential to local business. Although 

the current structure will be demolished, the site and location of the site was found to be 

structurally adequate and capable of supporting the planned development through minimal 

modifications. 

Utilizing the current site reduces the need for extensive change in the environment such as land 

clearing and construction activities needed in addition to reducing the environmental impact 

caused by these processes. Any changes or improvements necessary in regard to the structure 

will be carried out according to the relevant municipal guidelines.  

Building plans (Annexure A), structural changes, and alternation were prepared and submitted to 

the Municipality of Walvis Bay Municipality for assessment and approval prior to the 

commencement of development activities on site to ensure that the proposed conversion 

complies with relevant planning, engineering, and building standards.  

7. ENVIRONMENTAL IMPACT ASSESSMENT 

7.1.  Assessment methodology  

This section provides details of the assessment methodology that will be used in assessing the 

magnitude of the environmental impacts that may arise as a result of application made to rezone 

Erf 3522, Walvis Bay. This assessment method applies to the construction process and the 

operation process and focuses on biophysical and socio-economic impacts related to the change 

un use of the property as provided for under the Walvis Bay Zoning Scheme.  

The proposed development involves the use of land in an existing single residential zone; 

therefore, consideration should also be made for the appropriate allowable primary uses as well 

as consents in accordance with the zoning certificate, including but not limited to dwellings, 
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residential buildings, guesthouses, home-based businesses, and other consents, pending council 

approval. The following development control criteria, among others, namely; coverage bulk; 

height limitations; density; parking; and building lines, are considered in relation to the 

development envelope that governs all activities in relation to rezoning.  

In impact assessment, uncertainty is a feature of the process owing to its predictive nature. To 

systematically and consistently overcome this limitation in an objective way, an impact 

assessment methodology has been used in order to evaluate possible impacts in a consistent 

way and determine their significance. The methodology for evaluating impact significance is 

explained in more details in Table 3 below. 

Table 2: Impact Assessment Criteria  

CRITERIA & IMPACT  CATEGORY & DESCRIPTION OF THE EXPECTED IMPACT  

Nature 

Describe type of effect 

Positive: The activity will have a social / economical / 

environmental benefit. 

Neutral: The activity will have no effect 

Negative: The activity will have a social / economical / 

environmental harmful effect 

Extent 

Describe the scale of the 

impact 

Site Specific: Expanding only as far as the activity itself (onsite) 

Small: restricted to the site’s immediate environment within 1 

km of the site (limited) 

Medium: Within 5 km of the site (local) 

Large: Beyond 5 km of the site (regional) 

Duration 

Predicts the lifetime of the 

impact. 

Temporary: < 1 year (not including construction) 

Short-term: 1 – 5 years 

Medium term: 5 – 15 years 

Long-term: >15 years (Impact will stop after the operational or 

running life of the activity, either due to natural course or by 

human interference) 

Permanent: Impact will be where mitigation or moderation by 

natural course or by human interference will not occur in a 

particular means or in a particular time period that the impact 

can be considered temporary 

Intensity Zero: Social and/or natural functions and/ or processes remain 
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Describe the magnitude 

(scale/size) of the Impact 

unaltered 

Very low: Affects the environment in such a way that natural 

and/or social functions/processes are not affected 

Low: Natural and/or social functions/processes are slightly 

Altered 

Medium: Natural and/or social functions/processes are notably 

altered in a modified way 

High: Natural and/or social functions/processes are severely 

altered and may temporarily or permanently cease 

Probability of 

occurrence 

Describe the probability of 

the Impact actually 

occurring 

Improbable: Not at all likely 

Probable: Distinctive possibility 

Highly probable: Most likely to happen 

Definite: Impact will occur regardless of any prevention 

measure 

Degree of Confidence in 

predictions State the 

degree of confidence in 

predictions based on 

availability of information 

and specialist knowledge 

Unsure/Low: Little confidence regarding information available 

(<40%)  

Probable/Med: Moderate confidence regarding information 

available (40-80%) 

 Definite/High: Great confidence regarding information available 

(>80%) 

Significance Rating The 

impact on each 

component is determined 

by a combination of the 

above criteria. 

Neutral: A potential concern which was found to have no impact 

when evaluated  

Very low: Impacts will be site specific and temporary with no 

mitigation necessary. 

 Low: The impacts will have a minor influence on the proposed 

development and/or environment. These impacts require some 

thought to adjustment of the project design where achievable, or 

alternative mitigation measures  

Medium: Impacts will be experienced in the local and 

surrounding areas for the life span of the development and may 

result in long term changes. The impact can be lessened or 

improved by an amendment in the project design or 

implementation of effective mitigation measures.  
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High: Impacts have a high magnitude and will be experienced 

regionally for at least the life span of the development, or will be 

irreversible. The impacts could have the no-go proposition on 

portions of the development in spite of any mitigation measures 

that could be implemented. 

 

The significance of each identified impact related to the proposed rezoning of Erf 3522 W, and 

future use of the land is assessed through the three aspects of EXTENT (geographical or spatial 

extent of the impact), MAGNITUDE (severity or level of change brought about by the impact), and 

DURATION (period over which the impact is expected to exist). All these factors together form 

the basis of determining the SIGNIFICANCE of potential impacts on the environment and society 

at large both in the absence and presence of the feasible mitigation. 

This method ensures that the impact assessment of the rezoning exercise is conducted in a 

balanced and transparent manner where not just the possible adverse effects are considered but 

also the expected benefits of the proposed compatible development within the existing residential 

and commercial environment. It remains the responsibility of the proponent to choose and 

implement the desired development option, along with any necessary mitigations, with the 

approval of the respective competent environmental and planning authorities.  

Significance in relation to an impact depends on how it has been evaluated considering the 

temporal dimension, spatial dimension, and magnitude of that impact. Besides, significance 

evaluation involves the consideration of the sensitivity, nature, and present land use status of the 

impacted receiving environment. For the proposed rezoning of Erf 3522 Walvis Bay, which 

presently falls under the category of “Single Residential” with particular land use requirements. 

The evaluation further takes into account the consistency of the rezoning with surrounding land 

uses, existing urban infrastructure, and development goals of the Municipality of Walvis Bay. 

7.2. Assessment of Impacts & Mitigation Measures 

This section discusses the impacts that may be experienced due to the rezoning of Erf 3522 W, 

together with development activities such as demolition of buildings and the construction of 39 

units, as well as provision for parking and municipal services. The section discusses any impact 

that may occur both during the demolition and construction phase and after completion of the 

project. The impacts that occur during the demolition and construction processes will likely be 
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temporary to medium term, whereas the impacts occurring after completion of construction are 

likely to be long term. 

The objective of the impact assessment is to identify and assess any possible environmental and 

socio-economic impacts that could arise from the proposed rezoning and urban densification 

development and recommend suitable measures for mitigation designed to avoid, minimise, or 

manage any negative impacts. The results obtained from this impact assessment will also assist 

in making informed decisions by the Ministry of Environment, Forestry and Tourism through the 

Department of Environmental Affairs, as well as the Walvis Bay Municipality, on the 

environmentally viability of the proposed development and conditions for Environmental 

Clearance Certificate. 

The assessment evaluates how well the proposal aligns with the current character of the city, 

existing land uses, available infrastructure, and the overall planning aims for Walvis Bay. Attention 

is also paid to possible cumulative effects that may be triggered due to other similar plans in the 

immediate vicinity. 

7.2.1. Planning and design phase impacts  

During the planning and design phase, due diligence should be exercised by considering issues 

such as traffic flow, compatibility with existing land use, engineering capacity, stormwater 

drainage, aesthetics, and municipal planning considerations. This planning process will be vital 

for ensuring sustainable integration of the proposed rezoning and development in the urban 

setting.  

7.2.1.1. Traffic impacts 

The rezoning and densification of residential units in the site does not pose any negative impacts 

on traffic in the surrounding areas due to movement vehicles to and from the site. The erf is 

located in an already developed and serviced part of Walvis Bay Proper, where roads and 

infrastructure are already developed and operational. 

Despite the possibility of a moderate rise in vehicular traffic during the implementation of the 

development due to construction and operations activities, the expected levels of traffic are 

forecasted to fall within the scope of carrying capacity of the road infrastructure in the location. 

Therefore, the development is unlikely to pose any threats to the safety of traffic and accessibility 

in the immediate vicinity, assuming that appropriate parking and access facilities are provided for 

onsite. 
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Mitigation measures 

• Provide safe and effective entry/exit routes in order to reduce traffic congestion 

• Implement traffic control measures during planning where necessary 

• Limit movement of construction vehicles only to specified routes and normal working hours 

7.2.1.2. Existing service infrastructure impacts 

There would be no significant pressure from this planned rezoning on the existing municipal 

engineering services and infrastructure. This property forms part of an existing urban area that is 

already serviced by municipal water supply facilities, sewerage systems, electricity and drainage 

infrastructure.  

This proposed redevelopment qualifies as an urban infill development project in an area 

designated for urban redevelopment. It therefore conforms to the municipal spatial planning 

strategy that focuses on efficient land usage and maximum utilization of existing infrastructure 

facilities. While the development may increase demand for municipal services due to higher 

residential density, these impacts would remain manageable and are expected to be effectively 

addressed in the subsequent detailed engineering process.  

It is expected that the proposed zoning will positively contribute towards sustainable urban 

development through efficient land use in the present urban area in an effort to avoid unnecessary 

urban sprawl and growth into undeveloped lands. 

Mitigation measures 

• Obtain confirmation form Walvis Bay Municipality with regards to the adequacy and 

availability of municipal services before embarking on construction. 

• Provide necessary upgrades and reinforcement for municipal service provisions as may 

be needed. 

• Apply appropriate water saving and energy building technologies in the project. 

7.2.2. Construction impacts on the biophysical environment 

The construction phase involves all processes involved in the demolition of the current building, 

land preparation, digging, installation of utilities, and construction of the proposed 39 residential 

housing units and supporting facilities on Erf 3522 W. Several temporary effects on both the 

biophysical and socio-economic environment can emerge during the course of the construction 

process. While many impacts will be temporary and localized, some may become permanent if 

proper mitigation measures are not taken. 
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7.2.2.1. Impact on flora and fauna 

The proposed rezoning is expected to have no impact on the flora and fauna resources as there 

are no vegetation on the site. The site is located within an already fully developed area which the 

predominant use has been development for residential, commercial, municipal purposes. As 

such, the ecological sensitivity of the area is relatively low and natural flora and fauna activity is 

minimal to none. 

The proposed development would mainly serve to increase and formalize the land use in an area 

that has already been disturbed and thus would not change the ecological nature of the 

surrounding area. The development footprint would also be limited to an existing erf that has been 

subjected to anthropogenic disturbance. The construction workers will have access only to 

specified construction zones to prevent unnecessary disturbances to neighbouring properties or 

municipal servitudes. 

7.2.2.2. Surface and groundwater impacts 

There is a possibility that surface and groundwater sources may be adversely affected during 

construction and operational phases. Especially when rain occurs due to stormwater runoff that 

causes contaminants to move around. Contamination may occur due to fuel spills, oil spills. 

Lubricant spills. Concrete mixture, and other harmful substances associated with construction. 

Although Walvis Bay experience little rainfall, no surface water bodies are found near the 

construction area, improper handling and disposal of construction waste may cause 

contamination of both soil and rainwater runoff. These impacts are however, expected to still be 

relatively insignificant due to the limited scope and temporary nature of the construction activities. 

In addition, proper mitigative actions like secure storage of hazardous chemicals, periodic 

inspection of mechanical equipment for leakage, and immediate cleanup of any spills, will ensure 

that there is no chance of environmental pollution. Once the facility is operational, it will be 

ensured that all facilities are connected to the town’s sewer and other infrastructure. 

Mitigation measures 

• Store oils and hazardous materials in designated and impermeable areas; 

• Ensure construction equipment is regularly maintained to prevent leakages; 

• Provide spill-kits on-site at all times and train workers on spill response procedures; and 

• Dispose contaminated materials and wastewater at approved disposal facilities. 
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7.2.2.3. Soil erosion impacts 

Although the proposed development lies in an urban setting, localized soil erosion could happen 

when the site undergoes the processes of excavation and trenching, especially during rainfall or 

windy conditions that are usually associated with the coast. The clearing of sparse ground cover 

and exposure of the loose soils can contribute to increased vulnerability of the site to erosion, 

movement of sediments, and even dust production. 

The soil erosion effects expected due to the development are likely to have significant impact 

since the development site has a small land area that has been transformed. However, good 

practice will need to be put in place by managing the development site well. 

Mitigation measures 

• Stockpile excavated material in stable areas away from drainage pathways; 

• Implement erosion and sediment control measures where necessary; 

• Stabilise exposed surfaces as soon as possible after construction activities; 

• Regularly wet exposed soils and access roads to minimise dust and wind erosion; and 

• Rehabilitate disturbed surfaces following completion of construction activities. 

7.2.3. Construction phase impacts on the socio-economic environment 

There will be a number of temporary socio-economic impacts that can arise from the development 

process of the rezoning of Erf 3522 W. This includes impacts relating to demolition, preparation 

of the site, excavation, transportation of materials, and construction. It is important to note that 

while such impacts are temporary in nature, they can affect residents and businesses in the 

neighbouring areas should they not be properly handled. The effective use if mitigation strategies 

and EMP will help reduce negative impacts while increasing socio-economic benefits.  

7.2.3.1. Heritage impacts 

On the basis of the present site survey as well as available information, there are not anticipated 

heritage resources that are likely to be found on the site and the vicinity. The site itself is situated 

in a developed area with previous transformation already undertaken in terms of development of 

the site for residential and commercial uses. For this reason, the possibility of encountering any 

heritage resource during the construction process is unlikely. 

Nevertheless, even with low sensitivity of the site, there is a possibility that buried archaeological 

material or historical artefacts might be discovered in the course of the excavation and earthworks 

processes. It is essential to remind the construction personnel and project management teams 

about the obligations outlined by the National Heritage Act of 2004. 
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7.2.3.2. Health and safety impacts 

The construction phase will require both skilled and unskilled labour which is likely to lead to a 

temporary influx of workers into the area of Walvis Bay. Although it will have a positive impact on 

the local economy through the creation of jobs, such influx of workers can lead to a number of 

health and social problems if not effectively handled. 

Experience form similar urban construction projects indicates that interaction between local 

communities and migrant workers can lead to social problems, communicable diseases, and even 

risky social behaviours such as the spread of HIV/AIDS and other sexually transmitted diseases. 

The nature of construction work also exposes individuals to occupational health hazards as a 

result of use of machinery, excavations, demolitions, and movements of vehicles. The MEFT 

acknowledges the need to integrate HIV/AIDS education and prevention, gender sensitization, 

and occupational health and safety in environmental impact assessment studies. 

Mitigation measures 

• Contractors must comply with the Labour Act (Act No. 11 of 2007) and all applicable 

occupational health and safety regulations. 

• Appropriate Personal Protective Equipment must be provided and worn by all workers on-

site. 

• HIV/AIDS awareness and health education programmes should be conducted for 

construction workers. 

• Adequate sanitation and welfare facilities should be provided on-site. 

• Access to the construction site must be controlled to prevent unauthorized entry and 

enhance public safety. 

• Emergency response procedures and first-aid equipment must be available on-site at all 

times. 

7.2.3.3. Traffic impacts 

Traffic flows caused by construction on this proposed development project will see a temporary 

increase of traffic flows along Hage Geingob Avenue, Sixteeth Road, and other nearby roads, 

since transportation of the necessary construction material and equipment will be carried out. The 

movement of heavy vehicles van result in traffic congestion and the wear-and-tear, besides the 

possibility of pedestrian accidents and noise pollution in the neighbourhood.  

Mitigation measures 
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• A traffic management plan must be implemented prior to commencement of construction 

activities. 

• Delivery of construction materials should be scheduled outside peak traffic hours where 

feasible. 

• Construction vehicles must comply with municipal speed limits and road safety 

regulations. 

• Appropriate warning signage and traffic control measures must be installed around the 

construction site. 

• Pedestrian access and safety must be maintained at all times. 

7.2.3.4. Noise impacts  

Noise impacts from construction and demolition may occur, arising from heavy machinery, 

excavators, concrete mixers, generator sets, lorries, and other construction-related operations. 

These may temporarily have an effect on nearby residential areas, commercial businesses, and 

vehicular traffic moving through the area. 

While temporary and limited in scope, unregulated noise impacts from construction works may 

cause annoyance and disturbance for those in close proximity to the project.  

Mitigation measures 

• Construction activities should be restricted to approved daytime working hours. 

• All machinery and equipment must be regularly serviced and maintained to minimize 

excessive noise generation. 

• Noise-generating activities should be limited as far as reasonably practicable. 

• Nearby residents and businesses should be informed in advance of particularly noisy 

activities. 

• Idling of construction vehicles and machinery should be minimized. 

• Complaints relating to noise disturbances should be recorded and addressed promptly. 

7.2.3.5. Dust and emissions impacts 

Construction activities such as demolition, excavation, stockpiling of materials, and movement of 

vehicles on dirt surfaces can lead to dust emissions at the construction site. With regard to the 

arid conditions and coastal winds prevailing in Walvis Bay, dust emission may pose a hazard to 

people residing close to the construction site and those traveling through the construction site 

area. Emissions of excessive amounts of dust may also cause poor air quality and respiratory 

problems for the workers and local community. 
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Mitigation measures 

• Surface areas, stockpile materials, and access roads shall be kept wet to minimize dust 

emission. 

• The construction materials and waste being conveyed by trucks should be covered. 

• Unpaved access roads shall have restricted vehicle speeds. 

• If possible, stockpiled material shall be stored in areas protected from wind. 

• Dust-causing construction debris should be regularly cleared. 

• Respiratory equipment should be made available to the workers who are exposed to dust. 

• Site burning of construction waste is strictly forbidden. 

7.2.3.6. Municipal Services 

The construction stage is likely to create increased demands for municipal services and 

infrastructure, such as the supply of drinking water, sanitary facilities, waste management, and 

electricity. The construction personnel at site will need proper sanitary facilities, drinking water 

supplies, and proper means of waste disposal. Should there be poor management of such issues, 

the project is likely to result in water wastage, improper disposal of wastes, sewage pollution, and 

other environmental problems. 

Mitigation Measures 

• Proper temporary sanitary facilities must be created and properly maintained. 

• The use of water must be monitored and properly managed to avoid wastage. 

• Wastes resulting from construction activities must be segregated from domestic wastes 

and disposed of through proper channels. 

• Where possible, recycling must be encouraged and waste minimization techniques put in 

place. 

• There must be no discharge of sewage and wastewater into the surroundings. 

• Effective coordination with the Walvis Bay municipality on service connection matters must 

be achieved. 

• Proper site management must be exercised during construction. 

7.2.3.7. Storage and Use of Hazardous Materials 

Construction work would require the storage and use of various hazardous materials such as 

diesel fuel, oils, lubricants, paints, adhesives, solvents, and chemical substances used in the 

process of construction work. From the perspective of the Hazardous Substances Ordinance (No. 
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14 of 1974), such materials could pose hazards to human beings and the environment because 

of being toxic, corrosive, flammable, or dangerous. The improper storage, handling, or 

contamination of hazardous materials could lead to the contamination of soils, stormwater 

systems, and public property. 

Mitigation Measures 

• Hazardous materials shall be stored in a separate and bunded area and marked. 

• Spill kits and fire extinguishing material shall always be made available. 

• Employees working with hazardous material shall be adequately trained. 

• Machinery fuelling and maintenance work shall be performed within specific areas only. 

• All spillages or leaks must be immediately cleaned up in accordance with containment 

procedure. 

• Hazardous waste material must be properly disposed of through certified waste disposal 

agents. 

• Containers holding hazardous material must be routinely inspected for any leaks or 

damage. 

• Under no circumstances should any hazardous material be discharged into stormwater 

system/soils. 

7.3. Operational impacts 

Impacts related to the operational phase include those environmental and socio-economic 

impacts which may result following the completion and full functioning of the rezoning and 

resultant residential developments. Operational phase impacts are likely to be longer-lasting 

impacts since they continue in relation to the continued usage and occupation of the site. Since 

the rezoning and resultant developments are located in an existing urban area of Walvis Bay 

Proper, operational impacts are likely to remain local and manageable in scope, assuming 

appropriate mitigation and management actions are taken. 

7.3.1. Visual and Sense of Place Impacts 

Rezoning of Erf 3522 from single residential to local business (bulk factor 2), alongside the 

proposed higher density of residential development, will change the visual and sense of place 

characteristics of the area under consideration. The significance of such impacts will be highly 

dependent on the perceptions of the surroundings by the residents and other interested and 

affected parties of the proposed development. 
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The addition of such a development will result in an increased amount of building bulk, activities, 

and vehicles and increased urbanization in the locality. However, bearing in mind that the 

development is being added to an already built-up urban environment and taking into account the 

nature of the existing residential and commercial developments, the re-zoning should not lead to 

any negative visual impact on the surroundings if planned and managed well. 

Mitigation Strategies 

• Take care that the architecture of the buildings and their finishings blend well with the 

urban surroundings. 

• Include appropriate landscaping and boundary elements that help reduce any visual 

intrusions caused by the development. 

• Observe sufficient setback distances, parking provisions, and other aesthetically pleasing 

aspects required by the municipality. 

• Take care of the maintenance aspect of the development. 

7.3.2. Noise impacts 

Noise due to operational activities related to the proposed development may result from increased 

resident occupancy, vehicular movement, parking, deliveries, and other normal human activities 

on the premises. While it is expected that there will be more activity than the current use of the 

property, namely as a single-family residence, the proposed use of the property will still be 

compatible with the urban surroundings and will not result in abnormal or excessive levels of 

noise. Since the proposed property use is for residences and the area itself is surrounded by 

established urban development, any operational noise is expected to be kept within reasonable 

urban boundaries. 

Mitigation Measures 

• Adherence to municipal regulations governing noise pollution. 

• No unnecessary noise generation, especially at night. 

• Effective traffic and parking management at the site. 

• Responsible management and occupants to avoid disturbing neighbours. 

7.3.3. Air quality and emission impacts 

The air quality of the area at present is quite satisfactory, with little industrial activity or other 

pollutant-producing activities taking place nearby. There would not be any substantial emission 

of pollutants in the atmosphere during the operations of this rezoning and residential 
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development, as the purpose of the development is mainly the use of land for residential 

purposes. Some minor emissions might be caused due to additional vehicular activity and energy 

use in the domestic sphere. But these are unlikely to cause much concern in the larger picture of 

urban life. 

Mitigation Measures 

• Effective waste handling and cleaning should be promoted so that there are no sources 

of odour. 

• Effective management of traffic and parking is needed to ensure there are no unnecessary 

vehicle emissions. 

• Efficient energy use within the development should be encouraged. 

7.3.4. Waste management impacts 

There will be an increase in the amount of waste, both domestic and general, created as a 

consequence of the higher population densities resulting from the implementation of the proposal. 

The creation of waste without adequate waste management could lead to visual pollution, odours, 

littering, and health problems. However, with the availability of municipal waste collection services 

available for Walvis Bay Proper, the above impacts can be managed through the implementation 

of appropriate waste management measures in accordance with the Environmental Management 

Plan (EMP). 

Mitigation Measures 

• Provision of enough storage space at the site for the domestic waste produced by the 

occupants of the site. 

• Arrangement of waste collection and disposal services by the Municipality of Walvis Bay 

or its agents. 

• Encouraging the use of waste management, separation, and recycling practices. 

• Prevention of littering and dumping of waste. 

7.3.5. Socio-economic impacts 

Several socio-economic gains are anticipated to accumulate from the intended rezoning and 

development not only for the Municipality of Walvis Bay but also for the surrounding community. 

The development will assist in catering for the growing urban housing needs and efficient 

utilization of land resources. 
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Additionally, the rezoning of Single Residential to Local Business will provide the Municipality with 

the opportunity to charge higher rates and taxes based on the new land utilization rights and 

greater economic values of the property. The development is expected to create economic 

benefits through increased service demand and economic activities as a result of operations. 

Mitigation Measures 

• Ensuring the provision of sufficient municipal facilities to cater to the needs of the 

development. 

• Maintaining constant communication with neighbouring property owners in regard to any 

issues related to operations. 

• Ensuring full compliance with municipal requirements in regards to land utilization and 

property management. 

7.4. Cumulative impacts 

Given the urban context and the type of rezoning of Erf 3522 from Single Residential (1 Unit Per 

300 M2) to Local Business (Bulk Factor 2), the potential cumulative impacts resulting from the 

proposed development are expected to be largely localized and manageable.  

Some of the possible impacts resulting from the development may include temporary increase in 

noise levels, dust, traffic movement, pressures on municipal facilities, and construction activities 

during the demolishing and constructing stages of the development. However, through proper 

implementation of the mitigation and management strategies provided in the Environmental 

Management Plan (EMP), such impacts will not cause any significant degradation or change to 

the environment. 

Additionally, the proposed rezoning is in line with the overall goal of urban planning and 

densification as part of the policies of the Municipality of Walvis Bay, where land use optimization 

and provision of residential accommodation are among the primary aims. Hence, the proposed 

development is anticipated to make a positive contribution to sustainable urbanization and 

socioeconomic development of the area in question. Thus, taking into account the measures that 

will be implemented for mitigation, the total significance of the potential impacts of the rezoning 

and development project under consideration will be evaluated as Medium-Low. 
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7.5. Environment Management Plan 

The Environmental Management Plan that accompanies this document acts as a management 

tool that identifies the various measures that will be undertaken during the process of planning, 

implementation, operation and where necessary, decommissioning of the development. 

One of the main objectives of the EMP is to make sure that all the environmental and social 

impacts related to the rezoning and development of erf number 3522 will be avoided, minimized, 

controlled or mitigated against in accordance with the Environmental Management Act (Act No. 7 

of 2007), Environmental Impact Assessment Regulations (2012), and the municipal regulations. 

The EMP ensures that the proponent, contractors and other involved parties undertake 

environmental management practices in the course of planning and implementing the 

development. 

7.6. Summary of potential impacts 

The Environmental Management Plan provides a summary of the impacts that can be expected 

from the proposed rezoning and development. On the other hand, the details of the proposed 

mitigation and management measures and responsibilities are illustrated in the same EMP, 

corresponding to each of the impacts identified. 

According to the assessment, most of the impacts identified are either temporary and/or local in 

nature, such that these can be managed by adopting proper mitigation and management 

measures as indicated in the EMP. Even though there may be minor differences in the magnitude 

and extent of impacts in relation to the different development options proposed, these were 

determined to be insignificant with respect to the environmental acceptability of the project. 

The zoning of Erf 3522 from Single Residential to Local Business (Bulk Factor 2) is hence seen 

as environmentally feasible, providing that all mitigation efforts recommended are put into 

practice. It can also be noted that the proposed development will have several positive impacts 

such as efficient land use, achievement of urban densification goals by the municipality, provision 

of more housing, creation of employment in the building process, and economic stimulation within 

Walvis Bay Proper. For this reason, the impacts outlined in the above impact assessment report 

can be considered relevant to all proposed development options assessed in this Environmental 

Assessment process. 
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8. STAKEHOLDER ENGAGEMENT  

As stipulated in Section 21 of the EIA Regulations (2012), an open and transparent process of 

consultation was embarked upon with the aim of informing all Interested and Affected Parties 

(I&APs) about the Environmental Assessment (EA) process and ensuring their active participation 

in the EA process of reclassification of Erf 3522 Walvis Bay. Public participation is a fundamental 

element of the EIA process and this process has been undertaken in accordance with the 

provisions of Namibian environmental laws, as well as accepted international principles including 

SADC guidelines on stakeholder participation. 

The aim of this process was to foster participation, exchange project information, and offer 

neighbours, surrounding community members, and other stakeholders the opportunity to provide 

comments, concerns, and suggestions related to the intended rezoning from Single Residential 

(1 unit per 300 m²) to Local Business (Bulk Factor 2). 

8.1. First round consultation 

In order to engage with the surrounding stakeholders as per the guidelines, notification letters 

along with the Background Information Document (BID) were handed over to the neighbouring 

property owners on 11 May 2026. Although great efforts have been made to engage directly with 

the surrounding community members, there have not been many responses. Therefore, 

photographs were taken of the delivered notification letters placed at the entrance gates of 

neighbouring properties as evidence of notification and delivery (See Figure 7 below). In addition, 

registered notification letters were sent through NamPost registered mail (Annexure B) on 26 May 

2026, in order to ensure that the proposed development and rezoning application be made to all 

the neighbouring property owners. 
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Figure 7: Hand delivery of notification letters to the neighbours 

As an additional means to spread awareness among the public, notifications informing the public 

regarding the proposal were placed in The Villager on 11 May 2026 and 18 May 2026, as well as 

in the Namib Times newspaper on 15 May 2026 and 22 May 2026 (Annexure C). This ensured 

that the public was notified regarding the nature and location of the proposal, the process of 

commenting on the project, and the availability of information pertaining to the proposal. 
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Statutory notices were displayed at the construction site, which made clear what the type of 

rezoning was intended and included a contact address for more information. All of this helped 

ensure that all land owners directly impacted and the general public was well informed about the 

upcoming development and could take part in the EIA process. 

 

  

 

 

 

 

 

 

 

8.2. Second round consultation  

The scoping report was circulated through an email to all the registered stakeholders. Circulated 

on 07 June 2026 giving a 7 days review period as per the regulation. 

 

 

Figure 9: Sharing of Reports with stakeholders

Figure 8: Two site notices placed on the site 

 



 

 
 

33 

ANNEXURE A: NEW DEVELOPMENT PLAN 
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ANNEXURE B: REGISTERED MAIL BY NAMPOST 
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ANNEXURE C: NEWSPAPER ADVERTS 
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