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To ask the question “why plan?” is like asking “why be 
concerned about the future?” 

 
Hans Blumenfeld observed that “there is no such 

animal as planners”, suggesting that making plans 
is a basic human trait, at least in the contemporary 
western culture. 

 
 He adds that “some are more planners than 

others” suggesting that some are more thoughtful 
and skilful in this than others. 

 (HL Leung, 2003, p1-3) 
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A land use plan is a conception about the spatial 
arrangement of land uses, with a set of proposed 
actions  to make that a reality. 

 

Land use planning is, therefore, the process of 
identifying and analysing problems, defining goals 
and refining objectives, and developing and evaluating  
the options available to a community in pursuit of these 
goals and objectives. 

 

Leung defines land use planning as the process of 
protecting and improving the living, production 
and recreation environments in a city through the 
proper use and development of land.  
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Human behaviour is very adaptable and human beings 
can sustain great environmental stress before 
breaking down, but the chief aim of good planning 
is to strain this adaptability as little as possible. 

  
By carefully matching human activities to the physical 

environment, planning tries to minimise the 
environmental stress, although there will always 
be greater stress to some members of the society 
than others. 

 (HL Leung, 2003, p1-3) 
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4 http://www.thenewage.co.za, http://www.iol.co.za 

http://www.thenewage.co.za/
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http://visaonacional.com.br/wp-content/uploads/2014/09/Complexo-do-Alem%C3%A3o2.jpg 
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Any sensible plan will try to maximise the potential of 
the environment for the use and enjoyment of the 
community as a whole, 

Safeguard all users from unacceptable environmental 
hardships, and share out the gains and losses to 
different users of land in an equitable manner. 

In this way, a planned environment will enhance the 
quality of life and impose less strain on human 
adaptability than an environment created by non-
planned development. 

 (HL Leung, 2003, p1-3) 
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Typically, land use decisions are about the type, 
amount and location of uses of land. 

IOW: 
“What?” 
“How much?” 
“Where?” 
For ex. questions about “siting” and “sizing”: 
“Is this use appropriate on this site?” 
“Where is this use most suitably located?” 
“Are the uses located on the same site or on adjacent 

sites compatible with one another?” 
“How much land is needed for this particular use?” 
(HL Leung, 2003, p1-?) 

ILP 510S:  Introductory Remarks  
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IN NOVEMBER last year, vendors in Katutura's Goreangab area got a 
rude shock after the Windhoek municipality sold the place they had been 
operating from for up to 18 years, to a well known businessman who 
accused the vendors of refusing to cooperate with him. 



Battle over trading place rages on: continued 
 

• The place, which is adjacent to the Woermann Brock shopping 
complex, accommodates about 100 food vendors, hairdressers, 
kapana sellers, fruit vendors and second-hand clothes sellers and 
was allegedly sold to the businessman who opened a shebeen 
behind the vendors' stalls last year. 

 

• During that time, Windhoek municipality's spokesperson Joshua 
Amukugo told The Namibian that a private developer had 
purchased the erf and that the vendors were occupying the 
place illegally. 
 

• The group told The Namibian on Thursday that they fear they will be 
dragged deeper into poverty by the development. 
“… there are no jobs out there yet they want to kill the small 
businesses that we have here,” said Fiina Uugwanga who has 
been selling cooked meat at the same place since 1998. 
 

• She said the municipality's decision to evict the vendors to make a 
way for a shebeen is unfair because they are trying to feed their 
families. 

9 



“The poor will continue to suffer in this country,” she said urging the 
government to intervene on their behalf. 
The group's spokesperson Aksel Frans said they have applied for an 
open market several times but to date nothing has been done for 
them. 
 

“They (municipality) once told us it is costly to construct an open market 
here because there is a river bed but now they allows the 
businessman to construct a big shebeen here which is destroying the 
nation,” Frans said. 
 

Frans and other vendors said they fear the municipality will move them 
to a deeper closed up area where customers are not likely to come. 
 

“Just look at the Single Quarters open market. That place is 
organised. There are so many customers there,” he said. 
 

The group also said that they feel they are being treated as unimportant 
due to the fact that they do not make enough money to pay tax. … it is 
time the municipality and the government also looked at people with 
low incomes as important citizens of the country. 
 

10 
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Goreangab, Katutura 

http://www.maplandia.com/namibia/khomas/katutura/ 



Discussion 

1) “Is this use appropriate on this site?” 
2) “Where is this use most suitably 

located?” 
3) “Are the uses located on the same 

site or on adjacent sites compatible 
with one another 

4) “How much land is needed for this 
particular use?” 
 

12 
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How these question are answered is not only important 

to professional planners but also to public and 
private developers and users of land - iow just 
about everybody. 

 
(HL Leung, 2003, p1-3) 
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1.1)  Introduction 
 

• “Land is an asset. Land is scarce. Land is fragile.” 
 

• Reflect the basic relationships of humankind: social, 
economic and environmental. 
 

• People determine how land is used. 
 

• Diverse uses; the growing of food or timber; 
housing; airports; golf courses; manufacturing 
industries and numerous other uses which 
reflect the complexities of modern life. 
 

ILP 510S  
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1.2)  Why plan? 
 
• The normal interplay of private action and market 

forces often results in situations which a nation is 
not willing to tolerate and which can only be 
improved by means of a control mechanism – 
planning. 

ILP 510S  
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1.2) Why plan? 
 
• The persisting process of 

urbanization, 
 

• the worst excesses of an 
industrial society and 
 

• the explosion in 
population growth and 
 

• car ownership have all 
increased the need for 
planning regarding the 
distribution of land 
between competing uses. 

ILP 510S  
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1.4)  Land Use and Land Use Management  
 

Land Use - the human modification of natural environment / 
wilderness into built environment (settlements, agriculture & 
pastures)* 

 

 
The land structure resulting from this use of land has to be 

considered as the result and the mirror of his society 
and his culture, resulting of the action of different actors 
(mobile and immobile).**  

ILP 510S  
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Land Use - the human modification of natural environment / wilderness 
into built environment (settlements, agriculture & pastures). By defining 
new functions to the land the human is transforming his environment 
consequently. 
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The land structure resulting from this use of land has to be 
considered as the result and the mirror of his society and his 
culture, resulting of the action of different actors, mobile 
(households, companies) and immobile (communities, cities).  
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1.4)  Land Use and Land Use Management  
 

Land Use Management – is a process of managing use and 
development of land. 

 

Who is responsible for Land Use Management – institutional 
bodies responsible for various decisions taken at different 
levels of Government.* 

 

Land use planning is probably one of the most well known 
instruments of land use management.** 

ILP 510S  



22 

1.5)  The terms for Land Use Planning 
 

• According to Ratcliffe (1981) the organization and 
management of the human environment is described, for 
example as: 
 town and country planning (UK), 
 town planning, 
 physical land use planning, 
 development planning, 
 social and environmental planning. 
 
Name any other description. 
 

ILP 510S  
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1.5 (a) Town Planning 
 

• John Ratcliffe describes Town planning as “the art and science 
of ordering the use of land and siting of buildings and 
communication routes so as to secure the maximum 
practicable degree of economy, convenience and beauty”  
 

• and as “an attempt to formulate the principles that should 
guide us in creating a civilized physical background for 
human life”.* 
 

• In other words it is concerned with providing the right site, at 
the right time, in the right place, for the right people (Ratcliffe, 
1981). 

ILP 510S  
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1.5(b) Regional Planning 
 

• Regional planning can be seen as a response to certain problems 
with a regional dimension, that is, a response to pressing regional 
issues. 
 

• Regional planning can also be seen as a supportive device for 
national and local planning, with the actual stimulus to action 
coming not from within the regional level but from the adjacent 
national and local levels. 
 

• Overall national planning should take into account the problem of 
the inter-regional allocation of resources. 

ILP 510S  
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1.5(b) Regional Planning 
 

• Regional information is a major element in the formulation of 
national plans (ex. IRLUP) and policies (ex. National Rural 
Development Policy) 
 

• At the other end of the scale it is recognised that a city or large 
urban centre cannot be planned in isolation from its hinterland 
for physical, economic and social reasons, it must be seen and 
planned in its regional context (Glasson, 1978).  

 

ILP 510S  
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1.5(b) Regional Planning 
 
• Two types of regional planning exist. 

 1st there is that type which is directed towards resource 
allocation within regions and 
 

 2nd there is that kind which is directed towards the inter-
regional relationship. 

ILP 510S  
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1.5(b) Regional Planning 
 Intra regional planning focus on the allocation of resources 

between the sub-regions of the region and between various 
policy fields – economic development, social, environmental, 
transport etc. – within the region. (For example within the 
Erongo Region) *  
 

 AIM - to achieve a satisfactory relationship between people, jobs 
and the environment within the region: 
 

 Specifically: 
 Social objectives: ex. provision of housing & social, cultural and 

recreational facilities 
 Economic objectives: ex. distribution of new investment 
 Environmental objectives: ex. quality of urban form and the 

prevention of urban sprawl  (p27, Glasson, 1978) 
 The content  of intra-regional planning varies from region to 

region. 
 

ILP 510S  
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1.5(b) Regional Planning 
 

 Inter regional planning’s concern is with the allocation of 
resources between regions. (between Omaheke and Khomas 
region)* 
 

 It has developed largely as a response to the problems of 
economic imbalance between regions resulting from the 
changing locational preferences of industry. 
 

 The prime AIM is more economic in nature, relating to the 
achievement of a satisfactory relationship between people 
& jobs. 
 

 Focus on national economic objectives of economic growth, 
full employment & social equity.   

 
 

ILP 510S  
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1.5(b) Regional Planning: Inter regional planning 
 
Economic growth involves the efficient utilisation of 

resources to achieve a higher rate of output 
 

yet some regions may have high levels of 
unemployment and under utilised capital assets. 

 

The injection of investment into such regions, in the 
form of new infrastructure or industry may provide 
the necessary catalyst for regional economic 
growth thereby aiding national economic growth 
(p28, Glasson, 1978).  
 

ILP 510S  
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1.6) Categories of planning 
 

• Distinctions have been made between economic, physical and 
social categories of planning, as well as the ecological. 
 

• Degree of importance OR consideration given to each of these 
categories depends upon the level of planning, whether it is 
national, regional or local level. 
 

a) Economic planning (Considered to be on a national and 
regional scale)  

b) Physical planning (Associated with the regional and local 
scale) 

c) Social planning (No particular scale)  
d) Ecological planning (No particular scale) 

ILP 510S  
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1.6) Categories of planning 
 

a) Economic planning (National & Regional scale)  
– Concerned with the calculating and controlling of the 

allocation of economic resources in a given setting such as 
a country or region and 

– is primarily concerned with facilitating the working of the 
market (management of resources).* 

 
b) Physical planning (Regional & local scale) 
– Pertaining to the world of material things and the way they 

relate to the physical space. 
– Controlling the market mechanism (ex. private sector 

developer seeks to maximise his personal profit, neglects the 
provision of social services and public utilities) & 

– Reconciliation of public and private objectives.**  

ILP 510S  
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1.6) Categories of planning 
 

c) Social planning (No particular scale)  
– The organization of resources to combat problems such as 

poverty, 
– discrimination or deprivation and thus addressing the plight of 

the people.  
– Social is concerned with the condition of people. (p19,  

Ratcliffe). 
  
d) Ecological planning (No particular scale) 
– Understand, respect and manage the earth’s life-sustaining 

systems. * 
 

ILP 510S  
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1.6) Categories of planning 
 

 Ratcliffe (1981) states: 
 

 Without the framework of national policy (which is after all 
meant to be the political expression of the community) the 
distribution of resources to geographical regions, public & 
private sectors, …, social groups could not be contrived and 
co-ordinated in such a way as to permit realistic regional an 
local planning”  

 

 “Thus social considerations should determine the nature of 
national economic policy while physical planning is very 
much the material expression of that policy at the local scale.  
The different elements cannot, therefore, be separated: 
they are part of the same process, interrelated and 
interacting.” (p.19). 

ILP 510S  
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ILP 510S:  For Your Information   
Slide 32 refers to Social Services* & Public Utilities 
 

Public facilities are usually the responsibility of local, 
provincial/regional or national government, and include: 
 Educational Facilities* - Schools & tertiary education 
 Health Facilities* – Clinics & hospitals 
 Recreational Facilities – Playgrounds & sportsfields 
 Cultural facilities – Libraries & religious centres 
 Administrative facilities – Cemetries, Police Station, Fire 

Station, Old Age Home, Municipal offices, Post Office etc. 
 

Public Utilities - water supply, sanitation services, roads, stormwater 
drainage, electricity, telephone services and rubbish removal services. 
This services is important for the health and safety of people. 
 
Source: CSIR (2001) Creating Living Places, Pretoria, CSIR  
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1.7) What is land use planning?  
The Aim: 
• To assign and order activities on landscape 

in a coherent manner in order to attain an 
equitable, compatible and general aesthetic 
harmonious development of both rural and 
urban development. 

 
  

ILP 510S  1.7 NOT FOR EXAM!! 
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1.7) What is land use planning? 
 
The Objectives: 
1) The provision of an equitable and balanced spatial 

distribution of development. 
 

2) Orderly, efficient and co-ordinated socio-economic 
development in spatial (physical) terms. 

 
  

ILP 510S  
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1.7) What is land use planning? 
 
The Objectives: 
3) Integration of the functions of rural and urban 

settlements, 
 

4) The optimum use of land for agriculture, forestry, 
industry, industry, human settlements, 
infrastructure and other competing uses of land. 
(Polytechnic of Namibia, 2007) 

 
  

ILP 510S  
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1.8) What is the management of land? 
 

– Process of planning and managing the use and 
development of land resources in a sustainable and 
integrated manner. 
 

– Process of managing, 
 1st the use of land (for ex. agriculture, tourism, mining) and 
 2nd the development associated with the specific land use. 
 

– Management of the use and development of land must take 
place in an integrated manner.* 
 

– Cannot be done in isolation, and requires proper land use 
planning. ** 

ILP 510S  
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1.8) What is the management of land? 
 
The Aim: 
 
• to establish or implement any measure* to restrict 

or regulate the use and development of land 
resources in a sustainable and integrated manner. 
 

ILP 510S  
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1.8) What is the management of land? 
 
The Objectives: 
• Manage the use of land (land use, e.g.: agriculture, 

tourism, mining and so on) and 
 

• Secondly, manage the development associated 
with the specific land use. 
 

Land management takes place in a specific policy, 
legal, institutional, social and economic 
framework.  
 

ILP 510S  
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1.8) What is the management of land? 
 
• In an urban or rural area people may not do what they 

wish.* 
 
 Local authorities responsible for urban 

management, 
 Rural management responsibility regional 

government (regional councils and central 
government). 
 

• Government pass laws which empower authorities 
to manage urban and rural areas.**   

ILP 510S  
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1.8 What is the management of land? 
 
In Namibia the powers of local authorities (directly 
applicable to urban planning) are set out in the 
following legislation: 
 

– The Local Authorities Act (No 23 of 1992) 
 

– The Townships and Division of Land Ordinance (No 
11 of 1963) 
 

– The Town Planning Ordinance (No 18 of 1954)
  

ILP 510S  
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1.8) What is the management of land? 
 
Legislation for the Regional Government and Central 
Government, currently involved with rural land use are 
set out in the following legislation: 
 

– The Regional Councils Act (No 22 of 1992) 

ILP 510S  
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The essential justification for land use planning is the public 
interest. 
Public interest elements / public purposes to be pursued through 
land use planning includes: 
a)Health & Safety 
b)Convenience 
c)Economic Efficiency  
d)Social equity 
e)Environmental quality 
f)Protection of Agricultural land 
g)Energy conservation 
h)Heritage 
i)Transportation 
j)Infrastructure 
k)Affordable housing 
l)Visual amenity. (HL Leung, 2003, p5-13) 

ILP 510S:  New content re. Purpose 
of Land Use management 
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1.8(a) Health & Safety: 
 

Health and Safety have always 
been the 1st justifications of 
land use planning. 

Modern planning legislation has 
its roots in late 19th century 
legislation regarding sunlight, 
water supply, fire protection, 
sewage disposal and housing 
conditions for the working 
class. 

To tackle the problem of 
epidemic disease (cholera, 
typhoid & typhus – contaminated 
drinking water etc.) & urban 
congestion.  (HL Leung, 2003, p6-13) 

ILP 510S:  Public Purposes 
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1.8(a) Health & Safety:   
 
1 of the basic principles of modern planning is the prevention OR 

improvement of conditions injurious/hazardous to the 
physical well-being of people and property. 

Health and safety considerations have been extended to include 
mental and emotional well-being.  (HL Leung, 2003, p6-13) 

ILP 510S:  Public Purposes 
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1.8(a) Health & Safety:  (HL Leung, 2003, p6-13) 
 

Health and safety considerations includes: 
1) Protection against accident hazards 
2) Protection against infection (maintain cleanliness) 
3) Provision of adequate daylight, sunshine and 

ventilation 
4) Protection against excessive noise & 
5) Protection against atmospheric pollution. 
6) Protection from fatigue and provision of adequate 

privacy. 
 

It is from principles such as these that health, sanitation, 
housing and building codes are drawn up to regulate 
buildings or activities - to protect users & community. 

 

ILP 510S:  Public Purposes 
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Background 
Community concern about asthma 
prompted an epidemiological study of 
children living near a petrochemical 
refinery in Cape Town, South Africa…  
 
Conclusion 
The results support the hypothesis of 
an increased prevalence of asthma 
symptoms among children in the area 
as a result of refinery emissions and 
provide a substantive basis for 
community concern. 
 

Environmental Health Journal:  http://www.ehjournal.net/content/8/1/45 
http://www.milnerton.info/businesses/ChevronOilRefinery/ChevronOilRefinery.htm 
 

http://www.ehjournal.net/content/8/1/45
http://www.milnerton.info/businesses/ChevronOilRefinery/ChevronOilRefinery.htm
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1.8(a) Health & Safety:  (HL Leung, 2003, p6-13) 

 
 In land use planning the control over the location, 

density, use, bulk, forms of construction and 
occupancy are aimed at ensuring a healthy and safe 
environment for the user and public. 

Includes also: 
 Vehicular and pedestrian safety (channeling or  

segregation of vehicular and pedestrian traffic) 
 Safety against the natural elements (see next slide) 

 Security against crimes (safety of women, the 
elderly, children & the handicapped) making streets 
safe, secure & pleasant. 

ILP 510S:  Public Purposes 
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ILP 510S:  Public Purposes 

PLANNING SUSTAINABLE CITIES 
GLOBAL REPORT ON HUMAN SETTLEMENTS 2009, United Nations Human Settlements Programme, p 128. 
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1.8(a) Health & Safety: 
 
Planning for health and safety can also take the form of 

action-oriented measures such as public works 
improvement and urban redevelopment (which 
involves provision of social housing & the 
revitalisation of an area.) 

 
(HL Leung, 2003, p6-13) 
 

ILP 510S:  Public Purposes 
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1.8(b) Convenience:  (HL Leung, 2003, p7-13) 
 

2 Types: 
The adequacy and suitability of a space for the 

activities to be carried out in it 
 (efficient site layouts*, adequate floor areas and 

parking provision) 
& 
The accessibility and choice of services and facilities 

at a location. 
(reduction in time and distance between such points 
as home & work, home & school, home & shopping 
work & recreation, work & shopping etc.) 

 

ILP 510S:  Public Purposes 
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1.8(b) Convenience: 
 
Is concerned with → Time and Distance relationships 

between Locations. 
Convenience is affected by the density or compactness 

of land development. 
The higher the density of land use the shorter the time 

and distance between uses.  
Means more constricted sites and more built up areas 

with less adequate and suitable space for the 
users and perhaps greater health and safety 
problems.* 

(HL Leung, 2003, p7-13) 
 

ILP 510S:  Public Purposes 
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1.8(c) Efficiency:  (HL Leung, 2003, p7-13) 

 
Efficiency in land use planning is commonly thought of in 

terms of public cost, especially municipal government 
expenses (Fiscal efficiency) 

 
Consensus (a) new development to pay the real cost of the 

infrastructure it uses, & 
(b) on the efficient use of serviced land which is usually 

translated to mean more compact and higher density 
development. 

(c ) The redevelopment or re-use of abandoned, idled, or 
underused commercial, industrial and institutional 
facilities which have been contaminated (“Brownfield 
sites”) EXAMPLE? 

ILP 510S:  Public Purposes 
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1.8(c) Efficiency: 
(HL Leung, 2003, p7-13) 

Convenience & 
Efficiency are often 
linked.  EX: A haphazard 
and low density land 
use pattern would 
involve more roads and 
greater lengths of utility 
lines. 
This would cost more 
money to build, operate 
and maintain, but 
balanced against this 
are health and 
environmental quality 
benefits. 
 
 
 

ILP 510S:  Public Purposes 

N.B. to have long range plans which 
coordinate urban development with 
the provision of infrastructure. 

 
*N.B. (Nota Bene – Latin for “Note Well / Important”) 
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1.8(e) Environment:  (HL Leung, 2003, p8-13) 
 

A broad based environmental movement emerged during 
the 1970’s* 

Land use planning now incorporates a much broader view 
of the relationship between land use action and 
environmental protection and enhancement → 
environmental protection legislation (esp. Air & Water) 

 Traditional issues - Environmental Hazards (flooding, 
landslides, soil erosion) 

 Current issues - Environmental degradation (air & water 
pollution, excessive noise levels + destruction of fragile 
habitats) 

 More Current Issues – siting of waste treatment facilities, 
landfill sites, transportation of toxic, inflammable or other 
harmful materials (What about industrial areas & cemetries?*)  

ILP 510S:  Public Purposes 
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Fairness  
Who benefits? (Someone 

gains)  & 
Who pays? (Another’s loss)  
 
The upgrading of a road → 

increased traffic & noise 
The siting of enterprises such 

as pubs, funeral homes* 
and gas stations may 
provided needed service 
to some but may cause 
stress to neighbours.* 

ILP 510S:  Public Purposes 

Choice 
Who is being kept out? 
Equal opportunities to the 

necessities of life such 
as work, shelter, 
education and medical 
care. 

Controls of densities of 
residential areas and 
locations of community 
facilities have direct 
consequences on choice. 

The needs (underprivileged 
and the minority groups.* 

1.8(d) Equity:  (HL Leung, 2003, p8) – Two Issues 



• The upgrading of a road may improve the access of 
many people living and working along it but others may 
be adversely affected by the increased traffic volume 
and noise. 

• Still others may be forced to relocate because of the 
road work. 

• Also, the siting of enterprises such as pubs, funeral 
homes, and gas stations may provide needed service to 
some but may cause stress to neighbours. In such 
cases, someone's gain is another's loss. 

• Good planning ensures that decisions are taken to 
foster the greatest good of the community without 
local or individual biases. 

16 

1.8(d) Equity:  (HL Leung, 2003, p8) – Two Issues 
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1.8(f) Protection of 
Agricultural Land: 
  

The emphasis is on protection 
against urban uses (iow non-
agricultural uses). 
1)Urban expansion consumes 
valuable agricultural land 
(Many cities are located on / next 
to prime agricultural land.) 
2)Urban uses often conflict 
with agricultural uses (urban 
expansion disrupts and displaces 
surrounding agricultural 
operations & lands) 
(HL Leung, 2003, p9-13) 

 
 
 

ILP 510S:  Public Purposes 
http://www.lsgraves.com/graphics/urban-sprawl-LG.jpg 

3)  Extraction & use of mineral 
resources may be hindered/prevented 
by urban activities. *  
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1.8(f) Protection of Agricultural Land: 
  

 Land use planning and regulations are needed to manage urban 
growth at the fringe areas of the city in order to halt the 
encroachment on agricultural land and 
 

 to protect the rural ambience enjoyed by the existing residents. 
 

 If an urban use is unavoidable, lot sizes and separation distances 
are controlled to minimize the impact. 

 
(HL Leung, 2003, p9-13) 

 
 
 

ILP 510S:  Public Purposes 



19 

1.8(g) Energy:  (HL Leung, 2003, p9-13) 
 

Modern land development and building  technology based 
on the plentiful supply of cheap energy have ignored 
many of the simple and common sense lessons of 
energy conservation. 

The importance of an energy efficient land use pattern was 
“rediscovered” – 1970’s energy crisis 

BUT 
Cities had already been locked into a land use pattern of 

low-density sprawl dependent on the automobile. 
 

ILP 510S:  Public Purposes 
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1.8(g) Energy:  (HL Leung, 2003, p9-13) 
 

• Although energy conservation points to higher density land 
use, 

• neighbouring/contiguous and compact development  
• may not be incompatible with the need to protect and 

enhance environmental quality 
 

• Environmentally sensitive development does not necessarily 
mean low density and spaced-out development. 
 

Infact the reverse is true. 
 

• High-density cluster development is not only energy efficient 
but takes up less land and leaves environmentally hazardous 
and sensitive areas untouched. 

ILP 510S:  Public Purposes 
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1.8(h) Heritage Conservation:  (HL Leung, 2003, p9-13) 
 

Within the climate of preservation & conservation – move away 
from urban redevelopment and renewal must yield to 
heritage conservation 

1) First, a very large proportion of the worst housing is 
now gone. 

2) Renewal acquired a bad name – breaking up of 
communities and creating high rise-ghetto’s & 

3) Old building stock acquired a scarcity value). 
 

Can apply to a single building or to a whole area – the 
requirement that the building/s should have special 
architectural or historic merit worthy of conservation. 

 

Also the protection of natural heritage features 

ILP 510S:  Public Purposes 



1.8(h) Heritage 
Conservation:  (HL Leung, 
2003, p9-13) 
• There is also the 

protection of "natural 
heritage" features and 
areas from incompatible 
development and 
alteration.  
 

22 
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1.8(i) Transportation:  (HL Leung, 2003, p10-13) 
 

• Traffic problems such as congestion were tackled in the past 
by road widening, road construction, and realignment. 

• Such improvements attracted more cars and caused more 
congestion – folly of unrestrained growth of private automobile 
use. 

• There is a new push for public transit and other modes of 
transportation. 

• Traffic consideration is important in land use planning 
(reducing pollution to avoiding accidents, and from improving 
pedestrian comfort to increasing transit ridership). 

• For ex. Activity corridor development - allow for land use and 
transportation to reinforce each other → public transport 
viability. 

ILP 510S:  Public Purposes 
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transit, cable cars, bike, car, and taxi. 
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http://www.nelsonmandelabay.gov.za/datarepository/documents/JExmb_MSDF_Activity_and_Emerging_Corridors.jpg.jpg 
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1.8(j) Infrastructure:  (HL Leung, 2003, p11-13) 
 

• Most of the "modern" infrastructure such as storm and 
sanitary sewers, highways and roads, was built between 
30 to 50 years ago → middle-aged. 

• Through neglect, overuse and abuse over the years, the 
physical infrastructure in many cities - has deteriorated 
& has become a health and safety concern. 

• Much of it needs replacement and major overhauls, 
not just minor repairs and patch-up works. 

• Tremendous cost will be involved in such 
remodernization. 

ILP 510S:  Public Purposes 
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1.8(k) Affordable Housing:  (HL Leung, 2003, p11-13) 
 

• One is the improvement and better use of the existing housing 
stock, and the enhancement of community facilities and 
neighbourhood environment.* Kayamandi 
 

• Another direction is the provision of housing for special groups – 
thus moving away form the concern of housing for low-income 
families - provision for disadvantaged groups as the elderly, the 
handicapped and single-parent households. 
 

• A third direction is to influence housing costs by designating and 
servicing land for higher density housing (intensification).The logic 
is to reduce housing costs by reducing land consumption and 
increasing infrastructure efficiency. 

ILP 510S:  Public Purposes 
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1.8(i) Visual Amenity:  (HL Leung, 2003, p12) 
 

Pleasantness of the urban environment / aesthetic 
dimension of the city. 

 

• It is increasingly being realized that amenity  is an 
important dimension of public health and mental 
well-being.  

 

• Unfortunately, although city planning  was once closely 
associated to architecture, it is now highly social 
science oriented – consequently most planners are 
poorly equipped to give good advice on urban design. 

 

ILP 510S:  Public Purposes 
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Post Street Mall, 
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1.9  Land Use Planning & Management in Namibia (p11-16) 



1 

1.9) Land use 
planning and 
management in 
Namibia 
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1.9) Land use planning and management in Namibia 
 

– Wherever people live together conflict arise 
because of different interests and priorities of 
people regarding the functions for which land is 
to be used.* 
 

– The more valuable the resources above or below 
the land are, the more intense are the conflicts! 
 

– Challenge is to combine as many functions on a 
piece of land as possible, without destroying the 
land and its resources.** 

ILP 510S  
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ILP 510S 
Planning is an important instrument for regulating & 
managing development & land use:  
• Various administrative planning levels exist in a 

government. 
 

• Usually a local, regional and national level. 
 

• The systems and functions at these levels are distinctly 
different.* 
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ILP 510S 
a) National level focus on development of the whole 

country (a “macro perspective”) 
• Emphasis - socio-economic development. 

 
b) Regional governments mostly have a co-ordinating 

function, although land use control and the promotion 
of development are also included (a meso-
perspective).* 
 

c) Local government level concentrates on physical 
planning and control. 

• Development of villages and communities are 
concentrated on (micro-perspective).**    
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ILP 510S 
• To produce meaningful plans for land use planning “vertical 

integration” of the different planning levels is required. 
 

• Achieved through the flow of information, and regulations, from 
the local “bottom-level” to the national “top-level” and vice versa.# 
 

Example in RSA: 
 National Spatial Development Perspective (NSDP) exists.* 
 NSDP provides overarching guidelines for the PSDF (Provincial Spatial 

Development Framework)** 
 PSDF must be consistent with the requirements of the NSDP 
 Local authority and District municipal SDFs and framework plans must be 

consistent with the PSDF 
 SDF’s for each local authority area were compiled after intensive public 

participation process!*** 
 

 SDF (indicative spatial plan) - shows desired patterns of land-use, 
directions of growth, urban edges, special development areas and 
conservation worthy areas within municipal area.  
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ILP 510S 
 

• To produce meaningful plans for land use planning “vertical 
integration” of the different planning levels is required. 
 

• Achieved through the flow of information and regulations from 
the local “bottom-level” to the national “top-level” and vice 
versa. 
 

• In addition, horizontal integration of the different sectors is also 
necessary in order to produce meaningful plans.*  
 

• Planning and management of land uses is also an overarching and 
multi-sectoral exercise. 

 

 



7 

ILP 510S 
• One organization cannot make land-related decisions, it 

needs careful holistic and sector overarching 
coordination. 
 

• Narrow-minded and sectoral approaches will fail to 
regulate and organize the use of land; 
 

• Instead of triggering development they will create 
conflicts.  



8 Source:  Understanding of Land Use Planning and its Relevance in Namibia (Haub, 2009) 
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Source: Understanding of Land Use Planning and its Relevance in Namibia (Haub, 2009) 



11 Source: Understanding of Land Use Planning and its Relevance in Namibia (Haub, 2009) 
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ILP 510S 
• Slides 9 -11 demonstrates how sector-related land use 

planning can actually create conflict in local 
communities. 
 

• Various sectors have to develop one common land use 
approach for the area. 
 

• NB that the needs, preferences and resources of 
local communities guide the land use related 
decisions and not the vision of central-level decision 
makers.”  (Haub, 2009). 
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Source: Understanding of Land Use Planning 
and its Relevance in Namibia (Haub, 2009) 

1.9 Land Use Planning in Namibia: 
 

a) National land policy of Namibia 
b) Regional planning 
c) Urban planning 
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ILP 510S 
1.9(a) National Land Policy 
 
• Describes benchmark* for promotion of sustainable 

utilisation of urban and rural land resources in 
Namibia. 
 

• Various issues are covered in the policy 
 

• Function of a policy document is to determine the 
framework for the compilation of the resulting 
legislation. 
 

• Briefly look at the main issues regarding Urban and 
Rural land. ** 
 

PT Library Main Open Shelf:  333.319 6881NAT 



ILP 510S 

“Restitution of land rights abrogated by the 
colonial and South African authorities prior to 
Independence, will not form part of Namibia’s 
Land Policy.  However, this policy is committed 
to special support to all landless or historically 
disadvantaged persons and communities.” 

 
(Ministry of Lands, Resettlement and Rehabilitation, 

1998, National Land Policy, p14, [3.12])  
15 
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ILP 510S 
1.9(a) National Land Policy 
 
The policy is divided into two main parts. 
 
• URBAN land defined as all land in human settlements, of 

any size, under the jurisdiction of a separate authority 
other than a traditional authority, such as a municipality 
or town or village council. 
 

• RURAL land is defined as all other land. 
 

*This policy is based upon the principles expressed in the Constitution 
(incl. Equality before the law, A unitary land system, The rights of 
women, Land belongs to the state if it is not otherwise lawfully owned 
etc. – p1 of National Land Policy 
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ILP 510S 
URBAN: 
1) Establishment and proclamation of urban areas as townships & 

municipalities. 
 

2) Land delivery system did not meet demand - resulted in the 
growth of informal settlements (and squatting) in formal urban 
areas. (*) 
 

• Rapid urbanisation of its population (urban drift) in Namibia. 
• The existing land delivery system in urban areas concentrated on 

middle & upper income individuals + business concerns (serviced 
land).  

• Due to rural-urban migration - demand now comes from the urban 
drift (the very poor & previously disadvantaged). 
 

3) Freehold title is the only form of secure title (secure rights in urban 
areas) – investigate some other form of secure tenure 
(upgradable tenure system)(**). 

 
4) Due to growth rate of population the policy requires that existing 

urban land be fully utilized. 
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ILP 510S 
URBAN: 
 
(*) In terms of the NLP: 
 
 A squatter is a person occupying land without the owner’s 

permission and where that owner wishes to, or is trying to,  
remove the squatter. 
 

 An informal settler is a person occupying land in an unplanned 
manner, with the owner’s expressed or implied permission to 
be there. 

 
(**)“Freehold” title is the only form of secure register-able title 

available in urban areas which affords the holder ownership 
that is transferable, inheritable and provides collateral against a 
loan.” 

 
 5) NLP supports the multi-sectoral programmes to upgrade 

informal and squatter settlements  



Source:  Meijs, M. & Kapitango, D. (n.d.) Namibia Land Management 
Series Number 2: Communal Land Registration.  
 
Before the enactment of the Communal Land Reform Act (2002), Chiefs and 

Traditional Authorities used to allocate land use rights to their people. 
 

They did this by following their traditional tenure systems.  These allocations 
were mostly not documented (recorded by being written down) and could 
therefore only be transferred orally. 
 

This resulted in many land-related disputes, such as double allocations, 
boundary disputes, unauthorised extensions of allocated land and illegal 
fencing 
 

TA’s and the GRN also did not regulate the allociaton of land resulting in 
reported cases of unequal land distribution in all communal areas. 
 

….This inevitably led to a lack of trust in the entire customary system of land 
tenure. 

19 
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ILP 510S 
RURAL: 
 

1) Lack of clear policy & administrative structure for 
land allocation & management – main concern. 

 

• Administration of land in the communal areas by the 
different boards (12(?) Communal Land Boards) & 
Traditional Authorities. (3.2 NLP) 

 

• The land in communal areas belongs to the state (3.1 
NLP), but people are given rights to use parts of these 
communal lands for as long as they live, and to pass on 
those rights to their descendants.  
 

2) All rural people will be offered equal access to all the 
form of tenure.  The land tenure types (Freehold, 
*Customary Land Rights & *Right of Leasehold). *in 
accordance with Communal Land Reform Act. (3.3 & 3.4 NLP) 

 

3) The redistribution of land & the resettlement 
programme. (3.13 NLP) 
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ILP 510S 
RURAL: Continued 
 

4) Excessive freehold land holdings, in excess of 2 
economic units may be compulsorily acquired by MLR 
for redistribution. (3.14 NLP)* 
 

5) Abandoned and under utilised land, compulsory 
acquisition by MLR ito ACLRA. (3.15 NLP) 
 

6) Subdivision of Land (fragmentation of commercial 
farm land – units of economic viable size). (3.19 NLP) 
 

7) Foreign nationals may not acquire land, except with 
the permission of the Minister. (3.16 NLP) 
 

8) Restitution of land rights abrogated by the colonial 
and South African authorities prior to Independence, 
will not form part of Namibia’s Land Policy (p14 , 
National Land Policy, 3.12) – but to redress the 
injustices of the past*.   
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ILP 510S 
1.9(b) Regional Planning in Namibia 
 
• Intermediate level of planning (straddles the national-

local gap). 
 

• Currently planning (for regions) is steered  by 2 kinds of 
plans. 

 (i) development plans and 
 (ii) integrated land use plans. 
 
 *Note that in terms of the Draft Urban and Regional 

Planning Bill provision is also made for statutory 
national, regional and urban structure plans 
(Legislation has not yet been approved!). 
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ILP 510S 
1.9(b) Regional Planning in Namibia: 
 
(i) Development plans  
 
Who co-ordinates & on which authority level? 
 NPC & MURD (national level) 
 Assist with formulation (Regional Development Plans 

(RDPs) & 
 Ensure RDPs integrated with NDP  

 
 Regional councils (regional level)  
 Responsible for compilation of RDPs** 
 Major role – allow regional & local people to 

participate in national planning process 
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Regional 
Councils 
Act 
(No 22 of 1992)  
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ILP 510S 
1.9(b) Regional Planning in Namibia: 
 
(ii) Integrated (regional) land use plans (IRLUPs)  
 
Who co-ordinates & on which authority level? 
 MLR (national level)  
 Responsible for implementation 

 
 the Division Land Use Planning and Allocation 

(Division in MLR) 
 Responsible for producing integrated regional land 

use plans (IRLUPs)  
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Source:  Understanding of Land Use Planning and its Relevance in Namibia (Haub, 2009) 
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ILP 510S 
1.9(c) Urban Planning in Namibia 
 
• Emphasis at local level is on physical planning and 

control 
 

• Includes long range policy formulation (structure 
plans). 
 

• Urban planning can be divided into 3 categories. 
 (i) Investigations, 
 (ii) Development Guidance and Control  
 (iii) Forward Planning and Design  
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ILP 510S 
1.9(c) Urban Planning in Namibia 
 
(i) Investigations, 
  
• Research related to spatial planning in order to advise 

councils on decision and policy formulation. 
 

• This will result in development policies which are a 
collection of non-statutory statements, on certain 
topics. 
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ILP 510S 
1.9(c) Urban Planning in Namibia 
 
(i) Investigations 
  
• For ex. informal settlement, subdivisions, informal 

markets, outdoor advertising and tree destruction etc. 
 

• Not necessarily plans (maps) – sometimes pamphlets 
on council’s policy on subjects which council has 
adopted through formal resolution. 
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ILP 510S 
1.9(c) Urban Planning in Namibia 
 

(ii) Development Guidance and Control 
  
• Need development guidance and control in order to 

promote the functional efficiency and environmental 
quality of the physical environment.* 
 

• Planners administer the local authority planning 
policy by managing and controlling development in the 
local authority area.**   
 

• The town planning scheme provides a 
comprehensive policy framework for the physical 
structure of the city. 
 

• Provides the means to assess proposed land uses 
conform with long term development objectives of 
L/A 
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ILP 510S 
1.9(c) Urban Planning in Namibia 
 

(iii) Forward Planning and Design 
 

• Planning (and guiding) the future direction and nature of 
development through the design and implementation of new 
settlement areas. 
 

• Development plans assist local authorities in managing the 
development of the area under its jurisdiction. 
 

• 2 types of development plans exists: 
 structure plans 
 policy plans.   
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ILP 510S 
1.9(c) Urban Planning in Namibia 
 

(iii) Forward Planning and Design 
 

• Structure plans (also referred to as guide plans) 
 

• guidelines for future development and indicates the desired 
direction of development. 
 

• A structure plan is a town planning management tool which is 
less regulatory and control oriented than a town planning 
scheme. 
 

• Policy plans are compiled to address specific issues in more 
detail than a structure plan (guide development in small 
geographic areas). 
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Introduction to Land Use Planning and 
Management (ILP 510S):  Section 2  



2 

   SECTION 2  
 

2.1) Institutional Framework 
a) Ministry of Land Reform self study  
b) Ministry of Environment and Tourism self study  
c) Ministry of Agriculture, Water and Forestry self 

study  
d) Ministry of Mines and Energy self study  
e) Ministry of Urban and Rural Development 
f) National Planning Commission self study   

  
   

ILP 510S  
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2.1) Institutional Framework 
 
(e) Ministry of Urban and Rural Development (MURD) 

 
• The Ministry has the role to coordinate and spearhead the 

decentralization process. 
 

• Process re. establishment of an effective, decentralised Regional 
and Local Government system. 
 

• Decentralization entails the transferring powers to Regional 
Councils, Local Authorities and Traditional Authorities structures, 
 

• +  providing advisory services, technical support and capacity 
building.  

ILP 510S  



4 

2.1) Institutional Framework 
 

(e) Ministry of Urban and Rural Development (MURD):  
Mandate 

• To coordinate and manage decentralization in Namibia.  Entails 
transferring power from central government to regional and local 
government in a unitary state, 
 

• Providing advisory services, technical support and capacity building; 
 

• To develop policy guidelines and procedures, evaluating 
institutional readiness of Line Ministries and Sub-National 
government and legislation harmonization as well as introduce 
good governance principles; 
 

• To facilitate the recognition of traditional communities and 
ensure compliance with provisions of Laws/Legislations; 

 

ILP 510S  
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2.1) Institutional Framework 
 
(e) Ministry of Urban and Rural Development (MURD):  

Mandate 
 
• To ensure adequate legislation, policies and standards for Sub-

National structures; 
 

• To coordinate and facilitate Rural Development Activities, 
policies and legislation to ensure sustainable rural livelihoods, 
reduced poverty, improved living conditions and shelter, mitigate 
rural-urban migration; and 
 

• To ensure appropriate town planning and establishment, 
infrastructural development and land use management. 

 

ILP 510S  
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2.1) Institutional Framework 
 
(e) Ministry of Urban and Rural Development (MURD) 
 
Important legislation includes: 
• Local Authorities Act 
• Regional Councils Act  
• Traditional Authorities Act, 2000  

Provides for the establishment of traditional authorities and the designation, 
election, appointment and recognition of traditional leaders; to define the 
powers, duties and functions of traditional authorities and traditional 
leaders; and provide for matters incidental thereto. 

• Council of Traditional Leaders Act, 1997  
Provides for the establishment of the Council of Traditional Leaders and 
define its powers, duties and functions; and for matters incidental thereto. 

• Decentralisation Enabling Act, 2000 (Act no 33 of 2000) 
• The Rural Development Policy 
 

ILP 510S  

http://www.murd.gov.na/documents/99085/126691/Local_Authorities_Act.pdf/24c28559-a7a4-4021-ae04-e70d1255a977
http://www.murd.gov.na/documents/99085/126691/Regional_Councils_Act.pdf/f83ea65d-0c00-4598-a3dd-dd15ebbfb792
http://www.murd.gov.na/documents/99085/126691/Decentralisation_Enabling_Act.pdf/d5bc9da2-8f9e-49a2-84ca-9c1c26272cf2
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ILP 510S 
2.1) Institutional Framework 
 
(d) MURD  
 
• 2 administrative secretariats are situated in this ministry: 

  
(i) Townships Board 
 This statutory body is responsible for all technical aspects of 

town planning in proclaimed townships {For more information 
re. technical aspects – consult Article 3 (Functions) of the 
relevant ordinance.} 
 

 The functions of the board are to consider applications for 
township establishment, subdivisions and 
consolidations.  
 

 Constituted through the Townships and Division of Land 
Ordinance (No 11 of 1963)      
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ILP 510S 
2.1) Institutional Framework 
 
(d) MURD 

 
• 2 administrative secretariats are situated in this ministry: 

  
(ii) NAMPAB (Namibia Planning Advisory Board) 
 This statutory body advises the Minister of Urban and Rural 

Development planning policy issues. 
 This body do not focus on technical issues, 
 advise on the desirability and necessity of establishing 

townships,  
 the deproclamation of townships, 
 advising the minister in matters pertaining to town planning 

schemes.  
 Constituted through Town Planning Ordinance (No 18 of 

1954) 
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Source:  Urban Dynamics 

LEGEND 
Yellow:  Residential 
Purple:  Industrial 
Green:  Public Open 
Space 
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Introduction 
to Land Use 
Planning and 
Management 
(ILP 510S):  
 
Section 2.2  

http://prisoncellphones.com/blog/2011/09/11/contraband-cell-phone-bill-headed-to-governor/ 

http://prisoncellphones.com/blog/wp-content/uploads/2011/09/prison-cell-phone-legislation.jpg


FOR YOUR INFORMATION 
An Act of Parliament (or “an Act” for short) is a law that deals with a 
specific topic. It regulates matters relating to that topic. For example, 
the Communal Land Reform Act deals with matters relating to 
communal land reform. 
 

Acts become laws in the following way: 
1. A Bill, which is called the “draft legislation”, is tabled in 

Parliament where the National Assembly and the National Council 
debate it. 

2. Once both Houses accept it, we say the Bill has been passed by 
Parliament. 

3. After a Bill has been passed, it is sent to the President for 
signature, where after it becomes an Act of Parliament. The Act 
usually becomes binding (legally enforceable) upon signature by 
the President. 

4. Publication of new legislation in the Government Gazette – 
serves to prove that a new law exists & informs the public. 

SOURCE:  Guide to the Communal Land Reform Act (2003) LAC 

 
 
 

2 
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FOR YOUR INFORMATION 

What is the difference between an Act and an Ordinance? 
 
• All new legislation of Namibia are called “Acts” (for ex. Local 

Authorities Act of 1992) 
 

• “Ordinances” are historical legislation – inherited from the 
time South West Africa was managed as part of the Cape 
Province (RSA). 
 

• This legislation were called “ordinances” because they were 
promulgated by the provincial legislator and not by the 
national legislator (National Government)  



Imagine the constitution as 
the skeleton of the 
government – it is the basic 
framework which gives the  
government its shape and 
form: 
* Establishes government 
structures & 
* Explains how power will be 
organised. 
* Other laws are valid only if 
they are consistent with the 
rights protected by the 
constitution. 
 

4 

FOR YOUR INFORMATION 
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http://www.lac.org.na/projects/grap/Pdf/advguide07.pdf 
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   SECTION 2  
 

2.2) Legislation and Policies in Namibia 
 

(a) Examples of institutional establishment laws 
i. Local Authorities Act (No 23 of 1992) 
ii. Regional Councils Act (No 22 of 1992) 
iii. Traditional Authorities Act (No 25 of 2000) 

 
(b) An example of laws establishing statutory areas 

i. Townships and Division of Land Ordinance (No 11 of 
1963) 
 

(c ) An example of laws governing the planning practice 
i. Town Planning Ordinance (No 18 of 1954) 

 
(d) Other legislation and policies 

ILP 510S  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
Land use laws are created: 
 as a regulative framework 
 to regulate the practices of land use planning 
 
3 broad categories of laws regarding land use exists: 
 
a) Institutional establishment laws. 
 Remember→ The Constitution which was accepted and adopted 

in 1990, Article 102 & 103 & 111 makes provision for the 
establishment of local governments & regional governments. 

 
b) Laws establishing statutory areas. 
 
c) Laws governing the planning practice. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 

• Each local authority contains a political component and an 
administrative component.* 

• Political/Elected officials:  Council, councilors & mayor and 
management committee. 

• Administrative/Appointed officials: Chief Executive Officer (town 
clerk/village secretary), various departments and employees.  

Local Authorities 

Municipalities & 
 municipal councils 

Towns & 
town councils 

Villages & 
village councils  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(a)(i) Institutional Establishment Laws: 
  Local Authorities Act (No 23 of 1992) 
  
Aim: 

• Provide for establishment of Local Authorities.* 
• Define powers, duties and functions of local authority 

council’s, which amongst others include the provision of 
services. 

 
Objective: 

• Provide for establishment of an ordered system of 
management of cities, towns, villages and settlement affairs. 

• Establish rules, procedures and tasks of Local Authorities. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia  
2.2(a)(i) Institutional Establishment Laws: 
  Local Authorities Act (No 23 of 1992) 
 

Scope: 
• Deal with development approval & procedures. 
  
• Allows L/A to be the first authority to consider land use proposals. 

 
• Establish procedures to ensure good planning practice.* 

 
• Set procedures for temporarily/permanently closure of 

streets, closure of cemeteries and sale of council’s property 
(Section 50 & 45). 
 

• Stipulates duties (Section 30) & responsibilities of L/A 
regarding servicing land in L/A areas.  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(a)(i) Institutional Establishment Laws: 
  Local Authorities Act (No 23 of 1992) 
  
The Act allows for local authorities to compile of regulations 
addressing issues for ex.: 
 
naming of streets & numbering, crematoriums & funeral parlours, 
quarries, regulation of aerodromes, public nuisances, use of places of 
public entertainment, use of townlands, advertising, hawkers & 
peddlers, etc! (Section 94). 
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ILP 510S: Section 2.2 Legislation 
& Policies in Namibia 
2.2(a)(ii) Institutional Establishment Laws: 
   Regional Councils Act (No 22 of 1992) 
  
Aim: 

• Establish regional councils in regions determined, in 
accordance to article 103 of the constitution. 

• Make provisions for election of regional councillors 
• Define rights, powers, duties and functions of regional 

councils. 
 
Objective: 

• Coordinate planning & development of regions regarding 
physical, social and economic aspects. 

• Create settlement areas and assist local authorities within their 
areas. 
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ILP 510S: Section 2.2 Legislation 
& Policies in Namibia  
2.2(a)(ii) Institutional Establishment Laws: 
   Regional Councils Act (No 22 of 1992) 
 

Scope: 
• Does not specify planning procedures. 

 

• Authorises regional councils to create new settlements*. 
*{Once a settlement is declared procedures and responsibilities as 
per the Local Authority Act become applicable for planning & 
management purposes.} 

• Undertake the planning of the development of the region for 
which it has been established (section 28) 
 

• To assist any local authority council in the exercise or 
performance of its powers, duties and functions (section 28(f))  
 

• Elections for members of National Council (section 26). 
 



15 http://www.lac.org.na/projects/grap/Pdf/advguide07.pdf 
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ILP 510S: Section 2.2 Legislation 
& Policies in Namibia 
Section 31 – Declaration of certain areas in regions as settlement 
areas. 
31(1) If a regional council is, in respect of any area falling within the 

region, in respect of which it has been established, but outside 
any local authority area, of the opinion – 

(a) that by reason of circumstances prevailing in such area provision 
should be made for the management, control and regulation of 
matters pertaining to the health and welfare of the inhabitants 
of such area; 

(b) that by reason of circumstances prevailing in such area, the area 
is an area which ought to be developed so as to be 
established as a local authority, 
 

 the regional council may by notice in the Gazette declare such 
area to be a settlement area. 
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http://www.lac.org.na/projects/grap/Pdf/advguide07.pdf 
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ILP 510S: Section 2.2 Legislation 
& Policies in Namibia 
2.2(a)(iii) Institutional Establishment Laws: 
   Traditional Authorities Act (No 25 of 2000) 
  
Aim: 

• Provide for establishment of traditional authorities & 
designation and recognition of traditional leaders. 

• Define powers, functions and duties of traditional authorities. 
 

Objective: 
• Create a structured system through which customary laws 

can be recognised. 
 
 * Introduced a formal system for designating traditional authorities 

(Traditional Authority consists of 2 components:  Chief/Head of 
traditional community AND chief/traditional council.) 
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ILP 510S: Section 2.2 Legislation 
& Policies in Namibia 
2.2(a)(iii) Institutional Establishment Laws: 
   Traditional Authorities Act (No 25 of 2000) 
  
Scope: 

• Provide for the establishment of a traditional authority by a 
traditional community, e.g. an indigenous social group as 
defined by the act. 
 

• The functions of the chief/head of traditional community.* 
 

• The appointment of senior traditional councillors & 
traditional councillors.** 
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ILP 510S: Section 2.2 Legislation 
& Policies in Namibia 
2.2(a)(iii) Institutional Establishment Laws: 
   Traditional Authorities Act (No 25 of 2000) 
  
Scope: 

• Ensure the observance of customary law by the traditional 
community. 

• Preserve the culture, language, traditions and traditional 
values of the community. 

• Traditional leaders are bound to give support to the policies 
of central government, regional councils and local authorities. 

• Must help the police to prevent and investigate crimes.  
• Must make sure that natural resources are used in a 

sustainable way.  
 



1 

Introduction 
to Land Use 
Planning and 
Management 
(ILP 510S):  
 
Section 2.2  
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   SECTION 2  
 

2.2) Legislation and Policies in Namibia 
 

(a) Examples of institutional establishment laws 
i. Local Authorities Act (No 23 of 1992) 
ii. Regional Councils Act (No 22 of 1992) 
iii. Traditional Authorities Act (No 25 of 2000) 

 
(b) An example of laws establishing statutory areas 

i. Townships and Division of Land Ordinance (No 11 of 
1963) 
 

(c ) An example of laws governing the planning practice 
i. Town Planning Ordinance (No 18 of 1954) 

 
(d) Other legislation and policies 

ILP 510S  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(b) Laws Establishing Statutory Areas: 
  Townships & Division of Land Ordinance (No 11 of 1963) 
 

Aim: 
• Amend & consolidate laws related to the establishment of 

townships. 
• Provide for regulation & control of development & 

subdivision of land and all matters related thereto.* 
 

Objective: 
• Ensure orderly development assessed through technical 

evaluations.** 
• Ensure that subdivisions, consolidations, cancellation of 

existing conditions of titles*** etc are done in a harmonious 
manner. 

• Ensure correct procedures are followed in the decision making 
process. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia  
2.2(b) Laws Establishing Statutory Areas: 
  Townships & Division of Land Ordinance (No 11 of 1963) 
 

Scope: 
• Provides for the establishment of the Township Board* 

 

• Sets the composition & functions to be performed by the 
TB (incl. technical evaluation of for ex. the proposed design 
of the township & the allocation of zones limiting the use of the 
erven). 
 

• Prescribe procedures to be followed when subdividing, 
consolidating, de-proclaiming and charging endowment & 
township establishment.** 
 

• Prescribe the procedures for changing names of approved 
townships  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia  
2.2(b) Laws Establishing Statutory Areas: 
  Townships & Division of Land Ordinance (No 11 of 1963) 
 
Prescribe procedures to be followed when: 

 Establishing a township (Section 4), 
 Subdividing (Section 19), 
 Consolidating (Section 30 - Consolidation of two or more 

erven/land parcels.)  
 De-proclaiming a township or portion of a township, 
 Payment of endowments. 
 Prescribe the procedures for changing names of approved 

townships (The local authority can submit an application for the 
change of the name of an approved township.) 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia  
2.2(b) Laws Establishing Statutory Areas: 
  Townships & Division of Land Ordinance (No 11 of 1963)

  
Section 19(5) prescribes the payment of endowments. 
• An endowment payment is an amount of money payable to a L/A 

following approval of a subdivision. 
 

• Endowment payments be used by the L/A to finance and carry out 
betterment work* 
 

• Endowment is calculated as a percentage of the value of such 
portion at the time of disposal.** 
 

• Endowment payments are intended to cover development costs 
to the community arising from the incremental (cumulative) effect 
of each increase in development density (ALAN, 1995). 

 



FOR YOUR INFORMATION 
The TDLO (11 of 1963) refers to a “township” as: 
 

Any area of land registered as one or more pieces 
of land either contiguous (adjacent) or in close 
proximity to each other which is being or is 
intended to be laid out or divided  into sites for 
residential, business, industrial, building, 
occupational or similar purposes or for urban 
settlement arranged is such a manner as to be 
intersected or connected by or to abut on public 
places. 

7 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(c) Laws Governing the Planning Practice: 
  Town Planning Ordinance (No 18 of 1954) 
  
Aim: 

• Make provision for the preparation and carrying out of town 
planning schemes, and to provide for a framework for 
planners, through which such schemes are to be prepared. * 

 
Objective: 

• Facilitate coordinated & harmonious development in local 
authority areas. 
 

• Ensure the health, order, convenience, general welfare, safety 
and amenity of the local authorities is promoted. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(c) Laws Governing the Planning Practice: 
  Town Planning Ordinance (No 18 of 1954) 
  
Scope: 

• Establish NAMPAB to advise the minister of MURD on 
issues of scheme preparations as well as other planning 
related issues (desirability for and necessity of establishing 
townships). 
 

• Set out procedures to be followed in preparing schemes. 
 

• Specify the contents of schemes and the issues that must be 
addressed in surveys. 
 

• Set approval procedures of schemes and powers of 
NAMPAB in relation to schemes. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia  
2.2(c) Laws Governing the Planning Practice: 
  Town Planning Ordinance (No 18 of 1954) 
 
Section 34 prescribes the payment of betterment fees. 
 
• Betterment is a payment made to a L/A for any increase in the 

value of land resulting from a rezoning or the coming into 
operation of the provision of a town planning scheme.* 
 

• All money received shall be applied towards the discharge of any 
debt of the responsible authority, or otherwise for any other 
purpose for which capital money may be applied** 
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   SECTION 2  
 

2.2) Legislation and Policies in Namibia 
(d) Other legislation and policies 

 
i. Urban and Regional Planning Bill (2003) 
ii. Namibia’s Green Plan (1992) 
iii. The Environmental Assessment Policy (1995) 
iv. Environmental Management Act (No 7 of 2007) 

 
v. Vision 2030 
vi. National Development Plans 
vii. The Namibian Constitution (1990) 
viii. Decentralisation Enabling Act (No 33 of 2000) 
ix. National Heritage Act (No 27 of 2004) 

 
x. National Land Policy (1998) 
xi. National Resettlement Policy (July 2001) 
xii. Agricultural (Commercial) Land Reform Act (No 6 of 1995) as amended 
xiii. Communal Land Reform Act (No 5 of 2002) as amended 
xiv. Flexible Land Tenure Act (No 4 of 2012)  

ILP 510S  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  Urban and Regional Planning Bill (2003) 
  
Aim: 

• To facilitate land use planning activities in such a way as 
will most effectively promote health, safety, order, amenity, 
convenience and environmental and economic sustainability in 
the process of development. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  Urban and Regional Planning Bill (2003) 
  
Scope: 
• Establish Urban Regional Planning Board (to combine the 

existing two boards in order to speed up the approval process)* 
• Provide for national, regional & urban structure plans with 

statutory status. ** 
• Stipulate the preparation and implementation of zoning schemes. 
• Regulate and control subdivisions and the consolidation of 

land. 
• Allow for the establishment of new urban area and extension of 

existing municipalities, towns, villages and settlements 
• Allow for Authorised Planning Authorities (LA & RC – certain 

provisions) thus decentralise regional and urban planning and land 
use management. 



5 
http://www.met.gov.na/Documents/Namibia's%20Environmental%20Assessment%20Framework.pdf 

Biological diversity – the variety of living organisms on land and in water & the 
variety of ecological systems where they live. 
Ecology – the relationship between organisms and their environment 
Ecosystem – is a particular interconnected community of living organisms and 
their physical environment. 
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The Path to Sustainability, continued.   
 
Based on this foundation, the Ministry of Environment and Tourism (MET) initiated 
an extensive process of in-country, inter-sectoral dialogue on the subject of 
environmental management and sustainable development. 
 
This resulted in the drafting of Namibia’s Green Plan which was presented at the 
Rio Earth Summit in 1992. 
 
The Green Plan emphasised the reciprocal relationship between environmental 
health and living standards and the link between the state of the economy and 
the state of the environment. 
 
…  The Green Plan recorded consensus on the need for an EA policy to 
“ensure that independent environmental impact assessments form part of the pre-
feasibility study of all development projects and subjecting all such projects to long 
term regular environmental monitoring”. 
 

http://www.met.gov.na/Documents/Namibia's%20Environmental%20Assessment%20Framework.pdf 
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ILP 510S: Section 2.2 
2.2(d) Other Legislation and Policies: 
 Namibia’s Green Plan (1992) – national common vision re. 

environmental issues, priorities & future actions  
Aim: 

• The Green Plan identified and analysed the main 
environmental challenges facing the country and identified 
the actions required to address them. 
 

 (Some of the environmental issues were desertification; 
pollution; environmental management policy problems 
arising from outdated legislation; human induced land 
degradation; biodiversity loss; bush encroachment; and 
poverty.) 

 

• Based on the Green Plan an effort was made to incorporate 
environmental and sustainable development issues & options 
into the NDP2. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  Environmental Assessment Policy (1995) 
  
Aim: To promote sustainable development and economic growth 

 while protecting the environment in the long term. 
 

 (This policy reflects a broad consensus on the need for 
environmental assessments in Namibia, for both individual 
projects but also the assessment for programmes and 
policies.) 

 
Scope: A framework which outlines the procedures for an 

environmental assessment & a list of policies, 
programmes and projects requiring an E/A 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  Environmental Management Act (No 7 of 2007) 
 
Aim: 

• To make sure that people consider the impact of activities on 
the environment carefully and in good time. 
 

• To make sure that all interested or affected people have a 
chance to participate in environmental assessments. 
 

• To make sure that the findings of environmental 
assessments are considered before any decision are made 
about activities which might affect the environment. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  Environmental Management Act (No 7 of 2007) 
 

Scope: 
• Establish the Sustainable Development Advisory Council 

and  
 

• Provide for the appointment of the Environmental 
Commissioner and environmental officers.* 
 

• Provide for environmental plans.** 
 

• List activities which require an environmental clearance 
certificate (for ex. In the areas of agricultural processes, 
industrial processes, transportation, waste and sewage 
disposal etc.).*** 
 

• Describe the environment assessment process when a 
formal environmental assessment is required before a 
environmental clearance certificate can be issued. 



11 
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Guide to the Environmental Management Act (No 7 of 2007), MET 2008 
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   SECTION 2  
 

2.2) Legislation and Policies in Namibia 
(d) Other legislation and policies 

 
v. Vision 2030 
vi. National Development Plans 
vii. The Namibian Constitution (1990) 
viii. Decentralisation Enabling Act (No 33 of 2000) 
ix. National Heritage Act (No 27 of 2004) 

 
x. National Land Policy (1998) 
xi. National Resettlement Policy (July 2001) 
xii. Agricultural (Commercial) Land Reform Act (No 6 of 1995) 

as amended 
xiii. Communal Land Reform Act (No 5 of 2002) as amended 
xiv. Flexible Land Tenure Act (No 4 of 2012) 

ILP 510S  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  Vision 2030 
 
Aim: 

• Provides a framework (eight main objectives) to design 
broad strategies for long term national development.  
 

• Provides a broad unifying vision which guides the country’s 
five-year development plans (from NDP2 to NDP7) 
 

• And provides direction to government ministries, the 
private sector, NGO’s, civil society, regional and local 
government authorities. 



16 

What is Vision 2030? 
Vision 2030 was adopted in 2004 , Vision 2030 is the collection of the 
aspirations of the people for a “prosperous industrialised Namibia, 
developed by her human resources, enjoying peace, harmony and 
political stability.” 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  National Development Plans 
  (compiled by National Planning Commission) 
 
The NDPs are seen to be the main vehicles to translate the Vision  
into action and make progress towards realising the Vision by 2030. 
 
Aim: 

• the systematic attempt to translate the Vision 2030 
objectives into action.   

 
Note: NDP3 (Overall theme): “Accelerated Economic Growth and 

Deepening/Intensified Rural Development.” 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  National Development Plans 
  (compiled by National Planning Commission) 
 
NDP4 (2012/2013 to 2016/2017) concentrate on fewer goals: 
 High & sustained economic growth* 
 Increased income equality 
 Employment opportunities 

 
• To reach these goals, the NDP4 has identified key areas of focus 

that will create the necessary momentum for higher economic 
growth, the following economic sectors will enjoy priority status: 

 
Logistics, Tourism, Manufacturing & Agriculture.  
 



19 Source:  NDP4 Executive Summary document, p8 
http://www.npc.gov.na/docs/NDP4_Executive_Summary.pdf 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  National Development Plans 
  (compiled by National Planning Commission) 
 
One section of the NDP4 reflects on enablers (that are the necessary 
conditions for economic development.) 
 
The important basic enablers are: 
 the institutional environment including environmental 

management, 
 education and skills development, 
 Health / healthy population, 
 the reduction of extreme poverty, and 
 public infrastructure. 

 
These are also referred to as foundation issues, and it is assumed 
that, without them, economic development will be difficult – if not 
impossible. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  The Namibian Constitution 
  (adopted February 1990, as amended) 
 

• Article 95(l) deals with the issue of maintenance of ecosystems, 
ecological processes and biodiversity through the protection of 
the country’s environment. 
 

• Article 100 confers ownership of all land, water and natural 
resources in Namibia belongs to the State, if they are not 
otherwise lawfully owned.  
 

• Article 102 stipulates the structure of sub-national government 
consisting of regional councils and local authorities, including 
the provision of a Council of Traditional Leaders.* (Article 103 
and 111 respectively allows for the establishment of the regional 
and local authorities)   



22 http://209.88.21.36/opencms/export/sites/default/grnnet/MRLGH/Documents/booklet_2.pdf 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  The Decentralisation Enabling Act (No 33 of 2000) 
 

Aim: 
• provides for and regulates the decentralisation of central 

government functions, power, financial 
responsibilities and resources to regional and local 
authorities. 

 

The MURD has been given special powers in terms of the 
Decentralisation Enabling Act (No.33 of 2000) with regard to the 
implementation of decentralisation. 
 

IOW the minister may transfer the responsibility of a specific 
government function from the “line ministry”* to a regional or 
local authority.   

 
 



25 http://www.kas.de/wf/doc/kas_18690-544-2-30.pdf 



26 
http://www.kas.de/wf/doc/kas_18690-544-2-30.pdf 



27 http://www.kas.de/wf/doc/kas_18690-544-2-30.pdf 
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LEGISLATIVE & POLICY FRAMEWORK FOR 
DECENTRALISATION IN NAMIBIA 

The Namibian Constitution provides for the establishment of a system of regional 
and local government. 
 
• Article 102(1) of the Constitution specifically provides for the structures of 

regional and local government 
 
• The Regional Councils Act, 1992 (No 22 of 1992) as amended provides 

stipulations relating to Regional Councils elections 
 
• The Local Authorities Act, 1992 (No 23 of 1992) as amended provides 

stipulations relating to Local Authorities elections, including that elections shall 
be held at intervals not exceeding five years.  

 
• The Decentralisation Policy adopted in 1997 by the National Assembly 
 
• The Decentralisation Enabling Act, 2000 (No 33 of 2000)  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  National Heritage Act (No 27 of 2004) 
 
Aim: 

• provides for the protection and conservation of 
places and objects of heritage significance 
(aesthetic, archaeological, cultural, historical, 
scientific or social significance) and 

 
• the registration of such places in a National 

Heritage Register (compiled by the National 
Heritage Council.)  



30 

http://www.parliament.gov.na/acts_documents/102_national_heritage_act_27_of_2004.pdf 
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   SECTION 2  
 

2.2) Legislation and Policies in Namibia 
(d) Other legislation and policies 

 
i. Urban and Regional Planning Bill (2003) 
ii. Namibia’s Green Plan (1992) 
iii. The Environmental Assessment Policy (1995) 
iv. Environmental Management Act (No 7 of 2007) 

 
v. Vision 2030 
vi. National Development Plans 
vii. The Namibian Constitution (1990) 
viii. Decentralisation Enabling Act (No 33 of 2000) 
ix. National Heritage Act (No 27 of 2004) 

 
x. National Land Policy (1998) 
xi. National Resettlement Policy (July 2001) 
xii. Agricultural (Commercial) Land Reform Act (No 6 of 1995) as amended 
xiii. Communal Land Reform Act (No 5 of 2002) as amended 
xiv. Flexible Land Tenure Act (No 4 of 2012) 

ILP 510S  



Time line: Land Reform  
• 1991 (25 June -1 July):  A National Conference on Land 

Reform and the Land Issue (Although it had no decision-making powers it 
was seen as a sincere effort by government to consult with all affected by 
land matters, and to develop policy proposals that would be difficult for 
government to ignore. 
 

• 1995: Adoption of Agricultural (Commercial ) Land Reform 
Act* (The act came into effect without a general land reform plan 
(policy) to guide the process of acquisition and settlement of new farmers.) 
 

• 1998: Adoption of the National Land Policy** 
 

• 1997 & 2001: National Resettlement Policy 
 

• 2002: Communal Land Reform Act 

3 
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ILP 510S 
 

SELF STUDY: 
 

NATIONAL LAND POLICY (P29) 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
   
National Land Policy (1998) 
 The philosophy behind the National Land Policy is aiming at 

redressing the problem of dispossession*, discrimination and 
the inequitable distribution of land which characterised the pre-
independence era. 

 
Aim: 

•provides a progressive land reform package on which land 
legislation for both the commercial and subsistence sectors 
should be developed. 

•to address the present state of uncertainty about land issues. 
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ILP 510S 
RURAL: 
 

1) Lack of clear policy & administrative structure for 
land allocation & management – main concern. 

 

• Administration of land in the communal areas by the 
different boards (12 Communal Land Boards) & 
Traditional Authorties. 

 

• The land in communal areas belongs to the state, but 
people are given rights to use parts of these communal 
lands for as long as they live, and to pass on those rights 
to their descendants.  
 

2) The land tenure types (Freehold, *Customary Land 
Rights & *Right of Leasehold). *in accordance with 
Communal Land Reform Act. 

 

3) The redistribution of land & the resettlement 
programme. 
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ILP 510S 
RURAL: Continued 
 

4) Excessive freehold land holdings, in excess of 2 
economic units may be compulsorily acquired by MLR 
for redistribution.* 
 

5) Abandoned and under utilised land, compulsory 
acquisition by MLR ito ACLRA. 
 

6) Subdivision of Land (fragmentation of commercial 
farm land – units of an economic viable size) etc. 
 

7) Foreign nationals may not acquire land, except with 
the permission of the Minister. 
 

8) Restitution of land rights abrogated by the colonial 
and South African authorities prior to Independence, 
will not form part of Namibia’s Land Policy (p14 , 
National Land Policy) – but to redress the injustices of 
the past*.   
 



ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
The land reform programme is built on four pillars, 
namely: 
1) re-distributive land reform (involving state acquisition 

according to the willing buyer–willing seller principle and 
expropriation);* 

2) the Affirmative Action Loan Scheme administered by the 
Agricultural Bank of Namibia (Agribank); 

3) tenure reform; and 
4) the development of un- or underutilised non-freehold 

land. From http://www.kas.de/wf/doc/kas_18654-1522-1-30.pdf?100623114358 
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http://www.kas.de/wf/doc/kas_18654-1522-1-30.pdf?100623114358


ADDITIONAL INFORMATION 
Land Reform in South Africa:  Constructive Aims and 
Positive Outcomes – Reflecting on Experiences on the 
Way to 2014. 
 

Article:  Namibian Land Reform 
Experiences: 1990-2007 
Author:  Eric Ndala (p63-69)   
 
Konrad-Adenauer Stiftung.  Seminar Report No 20 July 
2009. 
http://www.kas.de/wf/doc/kas_18654-1522-1-30.pdf?100623114358 

9 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
 
 Introductory remarks 
 “Land reform” has been on the development agenda in Namibia 

since before Independence 
 

 “Land reform” means the redistribution and/or confirmation of 
rights in land for the benefit of the poor. 
 

 The land reform debate focuses on: 
 (a) the redistribution of commercial farms which are mostly owned 

by whites and (b) tenure reform in the Communal areas.    
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
   
National Resettlement Policy (July 2001) 
 

• The National Policy on Resettlement is a major step forward 
towards the implementation of the land reform programme. 

 
• MLR* defines resettlement as a movement of people from an 

area with insufficient resources to the one which is more 
likely to provide a satisfactory standard of living. 
 

• Resettlement is a voluntary programme for which people apply 
and choose the preferred area for their resettlement which can be 
either in the communal or commercial areas. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
   
National Resettlement Policy (July 2001) 
 
Aim: 

•is to resettle eligible*people in an institutionally, sociologically, 
economically and environmentally sustainable manner and in 
such a way that they become self-supporting. 
 

*Includes the San community, Ex-soldiers (former fighting 
forces), Returnees, Displaced & Destitute and Landless 
Namibians (Namibians from exile), People with disability AND 
People from overcrowded communal areas.  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
   
National Resettlement Policy (July 2001) 
 
Important Objectives: 

•is first to enhance the welfare of the people through 
improvement of productivity and 

 
•secondly to develop destination areas where 
people are supposed to earn a decent living 
(Republic of Namibia, 2008). 



14 http://209.88.21.36/opencms/export/sites/default/grnnet/MLRR/DocArchive/Resettlement/National_Resettlement_Policy.pdf 
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TO SUMMARISE 
 
A National Land Conference was called in 1991 to gather the broadest 
possible input on the land reform process.  
 
These recommendations emerging related primarily to policy, but 
among them, and still central to the land reform programme, was that the 
restoration of ancestral lands should not be a part of the process, and 
that poor and disadvantaged people, variously defined, should be given 
land. 
   
In addition, it was understood by all that any land reform programme 
must be consistent with the law embodied in Article 16 of the 
Constitution, … 
 
Article 16 recognises property rights, and while explicitly permitting 
expropriation to redress inequality, provides that “just compensation” 
must be paid.  
 
It then took four years for Parliament to pass the Agricultural 
(Commercial) Land Reform  Act 6 of 1995.  
SOURCE:  No Resettlement Available.  http://www.lac.org.na/projects/lead/Pdf/exprorep.pdf 



 

16 
SOURCE:  Guide to the Communal Land Reform Act, 2002 (No. 5 of 2002) 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
  
 Agricultural (Commercial) Land Reform Act (No 6 of 1995) as 

amended. (This is the first major piece of legislation on land 
reform.)  

 

Aim: 
•Allows for the acquisition of agricultural land by the State for 
the purpose of land reform and  

 
•For the allocation of such land to Namibian citizens who do 
not own or otherwise have the use of any or of adequate 
agricultural land (& those who have been socially, economically 
or educationally disadvantaged by past discriminatory laws or 
practices.) 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
 Agricultural (Commercial) Land Reform Act (No 6 of 1995) as 

amended.  
 

Scope: 
•It establishes the preferential right of the State to purchase 
agricultural land. (A requirement that any commercial farm 
offered for sale is offered to the Government first for the 
purposes of resettlement.) 
 

•Provides for the compulsory acquisition of certain agricultural 
land by the State for the purposes of the Act (expropriation). 
 

•A provision against ownership of multiple land holdings by a 
single individual. 
 

•A provision against ownership of commercial farmland by non-
Namibians. 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
 Agricultural (Commercial) Land Reform Act (No 6 of 1995) as 

amended.  
 

 

Scope: 
•Creation of a Land Reform Advisory Commission to advise 
the Government on the suitability of farms it wants to purchase 
and to resolve disputes arising from other parts of the Act. 
 

•Allows for establishment of Land Tribunal*– appeals i.t.o. act  
 

•Allows for the introduction of commercial agricultural land tax. 
 
*Article 36-39 refers to the alienation – the Minister may (after 
consultation with the Commission) allot to any person of group of 
persons for agricultural purposes any agricultural land acquired 
by the state under the provisions of this act.  
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
Act (No 6 of 1995) as amended:    

 

Information regarding “Willing buyer / Willing seller” model  
Part III of the Act, beginning at section 16, sets out a preferential right of the 
State to purchase agricultural land. 
This right has been in operation since 1995 and requires the willing seller of 
any farm to first offer the land to the State. If the State decides not to 
purchase the farm, it issues a “certificate of waiver” enabling the owner to 
sell the land on the open market.  
Under this provision the Government has acquired 209 farms for land reform 
purposes at a cost of N$215 million, and has issued 785 “certificates of waiver’.  
This process has involved, in only 12 years, about one-seventh of all the farms 
in Namibia, so over time, many more farms could be acquired through this 
process, without expropriation. 
The NAU, which supports a moderate and legal land reform process, 
endorses this method of land acquisition. (p13)  

 
 
 
SOURCE:  No Resettlement Available.  http://www.lac.org.na/projects/lead/Pdf/exprorep.pdf 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
Act (No 6 of 1995) as amended:    

 

Information regarding “Willing buyer / Willing seller” model: continued  
In terms of a planned land reform process, it is difficult to base planned 
change on the chance opportunity that particular farms might be 
available. 
 

The fact that the Government rejected 785 farms has been argued to prove 
that the Government is not serious about land reform.  But much of Namibia 
has always been marginal agricultural land, and the Government has stated 
that most of the farms offered were unsuitable for resettlement purposes in 
that they were farms so marginal that they were never profitable even to white 
farmers subsidised by the State. … 
 

The opposite may also be true: that the best farms in the country were not 
being offered to the Government under the scheme because they were in the 
hands of stable families passing profitable land down from generation to 
generation. (p14)  

 
 
 

SOURCE:  No Resettlement Available.  http://www.lac.org.na/projects/lead/Pdf/exprorep.pdf 



22 

ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
Act (No 6 of 1995) as amended:    

 

Information regarding “Willing buyer / Willing seller” model: continued  
 

There were also rumours of schemes to evade the Act, most specifically of creating 
close corporations to own the farms, then selling shares rather than selling the 
land.  
 

Finally, … the Government may not have enough money to buy as many farms as it 
would have liked.  A land tax introduced in 2005 has yielded N$60 million for land 
acquisition. 
 

The “slow” pace of land reform was attributed to the “willing buyer / willing seller” 
process, but in retrospect it seems that the pace was due primarily to the 
Government’s limited capacity to utilise the farms offered for sale for resettlement 
purposes. The section 14 issue of who should be the beneficiaries has created a 
backlog in the resettlement process. This, combined with a lack of capacity in the 
creation and support of resettlement projects, has left the Ministry over-extended. 
(p14)  

 
 
 

SOURCE:  No Resettlement Available.  http://www.lac.org.na/projects/lead/Pdf/exprorep.pdf 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
Act (No 6 of 1995) as amended:    

 

Some remarks re. “EXPROPRIATION”:  compulsory acquisition of agricultural land  
 

There is no fundamental legal problem in Namibia with the basic concept of 
expropriation.  
 

The ACLRA was nothing less than the statutory embodiment of the Namibian 
Constitution’s specific provision for expropriating land. Article 16(1) of the 
Constitution guarantees the right to acquire, own and dispose of property, while 
Article 16(2) specifically provides for expropriation “in the public interest subject 
to the payment of just compensation”. 
 

Furthermore, Article 23(2) permits the Government to legislate for the 
advancement of persons “who have been socially, economically, or educationally 
disadvantaged by past discriminatory laws and practices”, and for “the 
implementation of policies and programmes aimed at redressing social, 
economic, or educational imbalances in the Namibian society ...”. (p15)  

 
 

SOURCE:  No Resettlement Available.  http://www.lac.org.na/projects/lead/Pdf/exprorep.pdf 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
Act (No 6 of 1995) as amended:    

 

Some remarks re. “EXPROPRIATION”:  compulsory acquisition of agricultural land  
 
The ACLRA not only set out the legal process for expropriation, … 
(complicated set of procedures in Section 19-35) 

 
Given that expropriation in itself is clearly legal, what can be litigated is (1) 
the process and (2) the compensation. (p15)  
 
 
 

SOURCE:  No Resettlement Available.  http://www.lac.org.na/projects/lead/Pdf/exprorep.pdf 
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NOTE: 
Refer to the ACLRA as follows: 
Agricultural Commercial Land Reform Act (No 
6 of 1995) as amended. 
 

Refer to the CLRA as follows: 
Communal Land Reform Act (No 5 of 2002) as 
amended.  
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http://209.88.21.36/opencms/export/sites/default/grnnet/MLRR/DocArchive/Land-
Reform/Booklet_on_Communal_land_Registration.pdf 
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The Communal Land Reform Act – This act provide for the allocation of 
rights in respect of communal land   
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
 Communal Land Reform Act (No 5 of 2002) as amended. 
 

Aim: 
• Provides that communal land is vested in the State in trust for 

the benefit of the traditional communities residing in those areas. 
• Provides for the recording & registration of all land rights 

(customary land rights or rights of leasehold), in the 
communal lands areas. 

 

Scope: 
• allows for the establishment of Communal Land Boards, to 

exercise control over this allocation of rights in land. 
• determines the powers of Chiefs and Traditional Authorities 

(& Boards), in relation to communal land 
• 2 kinds of land rights – Customary Land Right & 
• Right of Leasehold. 
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30 http://209.88.21.36/opencms/export/sites/default/grnnet/MLRR/DocArchive/Land-
Reform/Booklet_on_Communal_land_Registration.pdf 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
 Flexible Land Tenure Act (No 4 of 2012) (Allows for parallel 

interchangeable* property registration system) 
 

 
• The Flexible Land Tenure System is designed for and will be 

applied in all urban areas. 
  
• Thus all people living in informal settlements will have the same 

rights to the land whether the land is located in a communal area 
or a commercial area. Since the Communal Land Reform Act 
applies only to rural communal areas and not to proclaimed 
urban/town lands in communal areas, the Flexible Land Tenure Act 
will apply in the latter areas. 

A Place we Want to Call Our Own, Legal Assistance Centre, 2005 (p25) 
http://www.lac.org.na/projects/lead/Pdf/aplacewewanttocallourown.pdf 
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ILP 510S: Section 2.2 Legislation & 
Policies in Namibia 
2.2(d) Other Legislation and Policies: 
 Flexible Land Tenure Act (No 4 of 2012) (Allows for parallel 

interchangeable* property registration system) 
 

Aim: 
• Allows for the development of a tenure system, which will 

provide a cheap, accessible, credit worthy and a secure form of 
tenure (new form of title for immovable property). 

 

Scope: 
• Starter title, a statutory form of tenure registered in respect of a 

block of land, 
 
• Landhold title, a statutory form of tenure – gives the holder the 

right to occupy a defined site in perpetuity (permanently/eternity) 
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A Place we Want to Call Our Own, Legal Assistance Centre, 2005 (p24) 
http://www.lac.org.na/projects/lead/Pdf/aplacewewanttocallourown.pdf 

The starter title is a statutory form of tenure registered in respect of a 
block of land. This title gives the holder the right –  
 
(a) to perpetually occupy a site within a block or in a similar block (the 

exact site within the block is not defined); and  
 

(b) to transfer or otherwise dispose of the occupancy right subject to a 
group constitution requiring group consent to transfers.  

 
Servitudes or mortgages cannot be registered until individual 
household sites are defined.  
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A Place we Want to Call Our Own, Legal Assistance Centre, 2005 (p24) 
http://www.lac.org.na/projects/lead/Pdf/aplacewewanttocallourown.pdf 

 
The landhold title is a statutory form of tenure incorporating all of the 
most important aspects of freehold ownership, but without all the 
complications of full ownership. This title gives the holder the right –  
 
(a)to occupy a defined site in perpetuity and to transfer or otherwise 
dispose of the right. 
 
 Thus a landhold title can be mortgaged.  
 
Starter and landhold titles are interchangeable in that the starter title can 
be upgraded to a landhold title or even a freehold title in accordance with 
certain prescribed procedures. 
 
While a whole block is registered as a single entity in freehold ownership 
at the Deeds Office in Windhoek, a starter and landhold title will be 
recorded at a land rights office. …  
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http://www.lac.org.na/projects/grap/Pdf/advguide07.pdf 

http://www.lac.org.na/projects/lead/Pdf/commlandedition2.pdf 
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Introduction to Land Use Planning 
and Management (ILP 510S):  
Section 3:  
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ILP 510S  
SECTION 3  

 
3.1) Definitions  

(a) National Development Plans (NDP) 
(b) Regional Development Plans (RDP) 
(c)  Integrated Regional Land Use Plan 
(d) Town Planning Scheme 
(e) Real Rights 
(f) Structure Plan 

3.2) Types of Plans 
(a) Strategic Planning Documentation 

i. National Development Plans (NDPs) 
ii. Regional Development Plans (RDP’s) 
iii. IRLUP 

(b) Physical Planning Documentation 
i. Statutory Plans 
ii. Development Plans 
iii. Development Policies 
iv. Implementation Plans 
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3.1) Definitions 
 
(a) National Development Plan (NDP) 
• A plan which deals with spatial aspects of a nation’s 

social and economic development.   
 

(b) Regional Development Plans (RDP) 
• RDPs are medium-term indicative plans for 

development. 
• They provide regional profiles, 
• Sketch a broad outline of regional development 

potentials and challenges, and 
• Set forth a program of action for each sector and sub-

sector of the economic, social and institutional 
structures.*  

ILP 510S:   



4 Source:  NDP4 Executive Summary document, p8 
http://www.npc.gov.na/docs/NDP4_Executive_Summary.pdf 
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3.1) Definitions 
 

(c) Integrated Regional Land Use Plan 
 
• Integrates all local, regional and sectoral plans for land 

use, 
 

• Into an overarching harmonised regional land use plan to 
optimise land use, 
 

• Through participation and coordination with all 
stakeholders. 

ILP 510S  
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TYPES OF PLANS:  STRATEGIC PLANNING DOCUMENTATION 
ASPECTS Development Plans Integrated Land Use 

Plans 
Structure Plans (*) 

Level of 
Government  

National/Regional  Regional (IRLUPs)  National/Regional/ 
Local 

Legal Status Non-Statutory Non-Statutory Statutory 
Purpose Advisory (Policy) Advisory (Policy) Advisory (Policy) 
Time Frame 5 years. 5 years. Review a regional or 

urban structure plan 
every 10 years. 
(according to *Bill) 

Importance Guide planning on a 
national scale, 
concentrate on 
economic and social 
sectors.  Regional 
development plans 
focuses on economic 
and physical planning. 

Instrument used to 
identify appropriate 
future land uses for a 

region.  

Guide development of 
Namibia, its regions 
and local authority 
areas. 

Format Written statement Written statement Written statement and 
diagrammatic 
illustrations 
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3.1) Definitions 
 

(d) Town Planning Scheme (or Town Plan / Scheme Regulations). 
 

• Document containing comprehensive policy statement* 
 

• Serving as framework and foundation for future development and 
 

• Land Use Patterns for the area** 
 

• It is a statutory document – enforceable by law  
 

• Assigns real rights to land.  
 

• Consists out of plans (including zoning maps) and a written book 
detailing how land use planning activities should be ruled in that 
local authority. 
 

ILP 510S  



8 

ILP 510S  

Land Use 
 Purpose or activity for which a parcel of land is currently 

used for (actual land use) or 
 the activity intended or zoned/allocated for a parcel of 

land (zoned land use) 
 described in title deed 
 or Town Planning 
 Scheme. 
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3.1) Definitions 
 

(e) Real Rights 
 
• The rights attached to a piece of land. 

 
• According to the conditions stipulated in the title deed.  

 
• Or a town planning scheme. 

 ILP 510S: Section 3 
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12 
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3.1) Definitions 
 

(f) Structure Plan (Guide Plan) 
 
• A physical planning product, 

 
• which has instructions and diagrammatic illustrations (maps), 

 
• on how a given settlement should be developed in the short 

and medium term. 
 
• lay out guidelines for the future spatial development of an area. 

 
• These plans do not confer or take away any right in respect of 

land.  

 ILP 510S: Section 3 
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Blue legend  
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ILP 510S 
Second Test: 

DATE:  1/04/2015 (Wednesday) 
TIME:  12:30 
VENUE:  Engineering Basement 
TEST:  Cover Section 2 & 3 – 
see e-mail sent on 23/03/2015 
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Introduction to Land Use Planning 
and Management (ILP 510S):  
Section 3:  
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ILP 510S  
SECTION 3  

 
3.1) Definitions  

(a) National Development Plans (NDP) 
(b) Regional Development Plans (RDP) 
(c)  Integrated Regional Land Use Plan 
(d) Town Planning Scheme 
(e) Real Rights 
(f) Structure Plan 

3.2) Types of Plans 
(a) Strategic Planning Documentation 

i. National Development Plans (NDPs) 
ii. Regional Development Plans (RDP’s) 
iii. IRLUP 

(b) Physical Planning Documentation 
i. Statutory Plans 
ii. Development Plans 
iii. Development Policies 
iv. Implementation Plans 



3 

3.1) Definitions 
 
(a) National Development Plan (NDP) 
• A plan which deals with spatial aspects of a nation’s 

social and economic development.   
 

(b) Regional Development Plans (RDP) 
• RDPs are medium-term indicative plans for 

development. 
• They provide regional profiles, 
• Sketch a broad outline of regional development 

potentials and challenges, and 
• Set forth a program of action for each sector and sub-

sector of the economic, social and institutional 
structures.*  

ILP 510S:   



4 Source:  NDP4 Executive Summary document, p8 
http://www.npc.gov.na/docs/NDP4_Executive_Summary.pdf 
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3.1) Definitions 
 

(c) Integrated Regional Land Use Plan 
 
• Integrates all local, regional and sectoral plans for land 

use, 
 

• Into an overarching harmonised regional land use plan to 
optimise land use, 
 

• Through participation and coordination with all 
stakeholders. 

ILP 510S  
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TYPES OF PLANS:  STRATEGIC PLANNING DOCUMENTATION 
ASPECTS Development Plans Integrated Land Use 

Plans 
Structure Plans (*) 

Level of 
Government  

National/Regional  Regional (IRLUPs)  National/Regional/ 
Local 

Legal Status Non-Statutory Non-Statutory Statutory 
Purpose Advisory (Policy) Advisory (Policy) Advisory (Policy) 
Time Frame 5 years. 5 years. Review a regional or 

urban structure plan 
every 10 years. 
(according to *Bill) 

Importance Guide planning on a 
national scale, 
concentrate on 
economic and social 
sectors.  Regional 
development plans 
focuses on economic 
and physical planning. 

Instrument used to 
identify appropriate 
future land uses for a 

region.  

Guide development of 
Namibia, its regions 
and local authority 
areas. 

Format Written statement Written statement Written statement and 
diagrammatic 
illustrations 
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3.1) Definitions 
 

(d) Town Planning Scheme (or Town Plan / Scheme Regulations). 
 

• Document containing comprehensive policy statement* 
 

• Serving as framework and foundation for future development and 
 

• Land Use Patterns for the area** 
 

• It is a statutory document – enforceable by law  
 

• Assigns real rights to land.  
 

• Consists out of plans (including zoning maps) and a written book 
detailing how land use planning activities should be ruled in that 
local authority. 
 

ILP 510S  
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ILP 510S  

Land Use 
 Purpose or activity for which a parcel of land is currently 

used for (actual land use) or 
 the activity intended or zoned/allocated for a parcel of 

land (zoned land use) 
 described in title deed 
 or Town Planning 
 Scheme. 
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3.1) Definitions 
 

(e) Real Rights 
 
• The rights attached to a piece of land. 

 
• According to the conditions stipulated in the title deed.  

 
• Or a town planning scheme. 

 ILP 510S: Section 3 
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3.1) Definitions 
 

(f) Structure Plan (Guide Plan) 
 
• A physical planning product, 

 
• which has instructions and diagrammatic illustrations (maps), 

 
• on how a given settlement should be developed in the short 

and medium term. 
 
• lay out guidelines for the future spatial development of an area. 

 
• These plans do not confer or take away any right in respect of 

land.  

 ILP 510S: Section 3 
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Introduction to Land Use Planning 
and Management (ILP 510S):  
Section 3:  



2 

3.2) Types of Plans 
 

(a) Strategic Planning Documentation 
iii IRLUP 
• Main aim:  The process shall integrate all local, regional and sectoral plans 

for land use into an overarching harmonised regional land use plan to 
optimise land use.*  
 

• This is done through participation of and in coordination with all 
stakeholders. OR  
 

• To ensure the allocation of land to the uses which will provide the 
greatest sustainable benefits.  
 

 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 

(a) Strategic Planning Documentation 
iii IRLUP: focuses on 4 different aspects! 
1 Potentials 
 refers to underutilised land potential (whenever land use can be optimised 

through intensification, diversification or land use changes) 
 refers also to capital investment projects (agricultural and mining projects 

or the like, which are planned in the region). 
2 Conflicts 
 existing and possible future conflicts regarding land use (due to 

uncoordinated sectoral planning, ethnic conflicts etc.) 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 
(a) Strategic Planning Documentation 
iii IRLUP: focuses on 4 different aspects! 
3 Severe environmental problems / disasters 
 severe environmental degradation and pollution (natural or 

environmental disasters), which already occur in sub-regions. 
 

4 Structural deficits 
 for ex. with regard to the ongoing land reform, to land tenure aspects 

and to other deficits which have to be addressed on a higher strategic / 
political level. 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 
(a) Strategic Planning Documentation 
 
The IRLUP will not only document: 
 the present resource inventory, 
 but will indicate future scenario’s and future land use 

zoning for sustainable land management 
 as well as required projects and programmes. 

 ILP 510S: Section 3 
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Ministry develops land-use plan for Kavango 
NEW ERA:  22 Jan 2013 (Irene !Hoaës)  
 
WINDHOEK – The Ministry of Lands and Resettlement is developing an Integrated Regional Land-
Use Plan (IRLUP) for the Kavango Region. 
The N$4 million tender to develop the IRLUP was awarded to a group of companies. … 
 
Land-use planning is important to ensure sustainability, to select and to adopt environmentally 
friendly and best land-use plan options to increase economic growth and mitigate land-use 
conflicts. … 
 
These confinements (tribal homelands) are now increasingly becoming too small to support the 
inhabitants residing there. “We observe that the population growth, which is coupled with 
inappropriate management of the natural resources mainly in our communal areas has led to the 
degradation of land and the consequent increase of poverty in these areas,” the lands ministry’s 
permanent secretary, Lidwina Shapwa, said at the inception workshop of the Kavango IRLUP. 
 
The Karas IRLUP has already been finalised, while one for the Hardap Region has been submitted 
to the ministry only recently. The cost of the two southern plans amounted to N$7.3 million. 
 
Shapwa said work in the Kavango Region would be more complex, compared to the southern 
plans due to its vastness, agro-ecological diversity, its wider communal lands, as well as its cultural 
and ethnic diversity. 
 
The Kavango Region is characterised by uneven distribution of population and access to the rest 
of the region is also a challenge, especially given the limited road infrastructure. The Kavango 
IRLUP will be completed over the next fourteen months. Shapwa said it is government’s plan to 
develop IRLUPs for all 13 regions, which will eventually be consolidated to form a National Land-
Use Plan. 



http://www.news24.com/Africa/News/farmers
-herders-clash-in-ivory-coast-20160329 
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ILP 510S 
 

Class Cancellations:  7 & 8 April 2016 
 
TEST:  8/04/2015 at 12:30 
(Section 2.2 & Section 3 re. strategic & 
physical planning documents) 
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Introduction to Land Use Planning 
and Management (ILP 510S):  
Section 3:  



2 

3.2) Types of Plans 
 

(a) Strategic Planning Documentation 
iii IRLUP 
• Main aim:  The process shall integrate all local, regional and sectoral plans 

for land use into an overarching harmonised regional land use plan to 
optimise land use.*  
 

• This is done through participation of and in coordination with all 
stakeholders. OR  
 

• To ensure the allocation of land to the uses which will provide the 
greatest sustainable benefits.  
 

 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 

(a) Strategic Planning Documentation 
iii IRLUP: focuses on 4 different aspects! 
1 Potentials 
 refers to underutilised land potential (whenever land use can be optimised 

through intensification, diversification or land use changes) 
 refers also to capital investment projects (agricultural and mining projects 

or the like, which are planned in the region). 
2 Conflicts 
 existing and possible future conflicts regarding land use (due to 

uncoordinated sectoral planning, ethnic conflicts etc.) 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 
(a) Strategic Planning Documentation 
iii IRLUP: focuses on 4 different aspects! 
3 Severe environmental problems / disasters 
 severe environmental degradation and pollution (natural or 

environmental disasters), which already occur in sub-regions. 
 

4 Structural deficits 
 for ex. with regard to the ongoing land reform, to land tenure aspects 

and to other deficits which have to be addressed on a higher strategic / 
political level. 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 
(a) Strategic Planning Documentation 
 
The IRLUP will not only document: 
 the present resource inventory, 
 but will indicate future scenario’s and future land use 

zoning for sustainable land management 
 as well as required projects and programmes. 

 ILP 510S: Section 3 
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Ministry develops land-use plan for Kavango 
NEW ERA:  22 Jan 2013 (Irene !Hoaës)  
 
WINDHOEK – The Ministry of Lands and Resettlement is developing an Integrated Regional Land-
Use Plan (IRLUP) for the Kavango Region. 
The N$4 million tender to develop the IRLUP was awarded to a group of companies. … 
 
Land-use planning is important to ensure sustainability, to select and to adopt environmentally 
friendly and best land-use plan options to increase economic growth and mitigate land-use 
conflicts. … 
 
These confinements (tribal homelands) are now increasingly becoming too small to support the 
inhabitants residing there. “We observe that the population growth, which is coupled with 
inappropriate management of the natural resources mainly in our communal areas has led to the 
degradation of land and the consequent increase of poverty in these areas,” the lands ministry’s 
permanent secretary, Lidwina Shapwa, said at the inception workshop of the Kavango IRLUP. 
 
The Karas IRLUP has already been finalised, while one for the Hardap Region has been submitted 
to the ministry only recently. The cost of the two southern plans amounted to N$7.3 million. 
 
Shapwa said work in the Kavango Region would be more complex, compared to the southern 
plans due to its vastness, agro-ecological diversity, its wider communal lands, as well as its cultural 
and ethnic diversity. 
 
The Kavango Region is characterised by uneven distribution of population and access to the rest 
of the region is also a challenge, especially given the limited road infrastructure. The Kavango 
IRLUP will be completed over the next fourteen months. Shapwa said it is government’s plan to 
develop IRLUPs for all 13 regions, which will eventually be consolidated to form a National Land-
Use Plan. 
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Introduction to Land Use Planning 
and Management (ILP 510S):  
Section 3:  



2 

3.2) Types of Plans 
 
(b) Physical Planning Documentation 

i. Statutory Plans 
ii. Development Plans 
iii. Development Policies 
iv. Implementation Plans 

 

 ILP 510S: Section 3 
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ILP 510S  
Definition: 
 
Land Use 
 Purpose or activity for which a parcel of land is currently 

used for (actual land use) or 
 the activity intended or zoned/allocated for a parcel of 

land (zoned land use) 
 described in title deed 
 or Town Planning 
 Scheme. 
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Definition from Section 3.1 
 

 
Town Planning Scheme (or Town Plan / Scheme Regulations). 
 

• Document containing comprehensive policy statement* 
 

• Serving as framework and foundation for future development and 
 

• Land Use Patterns for the area** 
 

• It is a statutory document – enforceable by law  
 

• Assigns real rights to land.  
 

• Consists out of plans (including zoning maps) and a written book 
detailing how land use planning activities should be ruled in that 
local authority. 
 

ILP 510S  
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3.2) Types of Plans 
(b) Physical Planning Documentation: 
 

(i) Statutory Plans - Town Planning Schemes 
• A statutory plan is a legal document enforceable by law and 

binding on the inhabitants living in the area covered by such a 
plan. 

• Statutory plans may not be amended without the approval of 
the MRLGHRD. 

• Town Planning Schemes are the only statutory plans currently 
in force in Namibia. 
 

 The purpose of Town Planning Schemes  
• is to create a comprehensive policy statement* which will act as 

a framework and a foundation for **future development and land 
use patterns. 

 ILP 510S: Section 3 
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3.2) Types of Plans 
(b) Physical Planning Documentation: 
 
(i) Statutory Plans - Town Planning Schemes 
 
• Compiled in terms of the Town Planning Ordinance* 
   
• There are two components to a town planning scheme, the 

map and the document with its regulatory clauses. 
 

For Example: An extract from the swakopmund town planning 
scheme - www.swkmun.com.na/auction/TPAS%2012.pdf 

 

ILP 510S: Section 3 



 

7 



8 
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Luderitz 
Structure 
plan 
(Final draft) 
 
Compiled by 
Stubenrauch 
Planning 
Consultants 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(ii) Development Plans (2 types: structure plans and policy plans) 

 
 Structure Plans (Guide Plans) 
• A town planning management tool which is less regulatory and 

control oriented, and 
• More flexible and future oriented document than a town planning 

scheme. 
• Not a statutory document like a town planning scheme. 
• It is not required by law hence it can be prepared, amended and 

cancelled by the local authority. 
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Definition from Section 3.1 
 

(f) Structure Plan (Guide Plan) 
 
• A physical planning product, 

 
• which has instructions and diagrammatic illustrations (maps), 

 
• on how a given settlement should be developed in the short 

and medium term. 
 
• lay out guidelines for the future spatial development of an area. 

 
• These plans do not confer or take away any right in respect of 

land.  

 ILP 510S: Section 3 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(ii) Development Plans (2 types: structure plans and policy plans) 

 
 The purpose of a structure plan 
• provide guidelines for future development which will be of value 

to the local authority and to the public. 
• It establishes a framework for consistent and rational decision 

making. 
• indicates the desired direction of development. 
• A structure plan must be updated regularly to keep track with 

changing conditions in the area.  
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(ii) Development Plans (2 types: structure plans and policy plans) 

 
 Policy plans 
• to address specific issues in more detail than a structure plan. 
  
 The purpose of policy plans 
• Policy plans provide a detailed framework for policy decisions to 

guide development in small geographic areas. 



16 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(iii) Implementation Plans  
Collection of plans which put planning into action, for ex. Township 
layouts, site development plans, subdivision plans, building 
plans. 

 
 Township Layout Plan  
• Means a layout plan of the actual design of a township, into erven 

of single or multiple land use, street portions and the remainder. 
 

 Subdivision Plan 
• Shows the proposed subdivision of a parcel of land into two or more 

portions. 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(iii) Implementation Plans  
 
 Site Development Plan (“site plan”). 
• Drawings indicating the precise arrangements of structures on a 

parcel of land or erf. 
 

• Also illustrate the intended design, arrangement and uses of the 
land to be improved. 
 

• Information included; means of access, parking, landscaping, 
buffers, architectural features, location of building, natural features 
etc. 
 

• For ex. a house site development plan shows the property, garage, 
existing buildings, locations, servitudes, utility connections, etc. 



21 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(iii) Implementation Plans  
 
 Building Plan 
• Consists out of floor plans and side elevations. 

 
• A floor plan shows the placement of interior walls and the 

dimensions and locations of rooms, doors, windows, stairways, 
etc. of each level of the house. 
 

• The elevations are drawings that show the front, back, or sides 
of a building, and are used to see what materials will be used and 
what height the structure will be. 



23 Building Plan:  Side Elevations 



24 Building Plan:  Floor plan of Ground Floor Level 



25 Building Plan:  Floor plan of Top Floor Level 
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Site Development Plan for a group housing development – indicates the 
arrangement of the structures, means of access, parking, natural features.  
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 

(iv) Development Policies  
  
• Collection of non-statutory statements by the council on specified 

topics such as informal settlement, subdivisions, sale of municipal 
land, public open spaces, informal markets etc. 

  
• They are not plans as such, 

 
• But pamphlets or statements on council’s approach to or views on 

subjects, 
 

• which council has adopted through formal resolution. 
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TYPES OF PLANS:  PHYSICAL PLANNING DOCUMENTATION 
ASPECTS Statutory 

Plans 
Development 
Plans 

Development 
Policies 

Implementation 
Plans 

Legal  Statutory Non-Statutory Non-Statutory Non-Statutory 

Purpose Legal- 
Procedure 

Advisory 
(Policy/Physical) 

Advisory 
(Policy) 

Implementation 
(Physical) 

Time Frame Medium 
(5 years)  

Medium to long 
(5-10 years) 

Short Short 

Importance Legal 
procedure for 
development 
control 

Guide to detailed 
planning and complex 
development 

Guidelines for 
determining 
consent & 
rezoning 
applications 

Implementation of 
procedures 

Format Cadastral 
information 
(maps) & 
document 

Diagram for planned 
physical structure / 
policy zones / written 
statements 

Council 
resolutions on 
policy 

Plans 

For ex. Town Planning 
Schemes 

Structure Plans & 
Policy plans to guide 
dev. in small areas  

Informal 
markets, 
heritage 
buildings  
 

Building plans, 
Township layout 
plans 
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ILP 510S 
Class Cancellations:   
7 & 8 April 2016 
 
TEST:  8/04/2015 at 12:30 
(Section 2.2 & Section 3 re. 
strategic & physical planning 
documents) 
  
 



1 

Introduction to Land Use Planning 
and Management (ILP 510S):  
Section 3:  



2 

3.2) Types of Plans 
 

(a) Strategic Planning Documentation 
iii IRLUP 
• Main aim:  The process shall integrate all local, regional and 

sectoral plans for land use into an overarching harmonised 
regional land use plan to optimise land use.*  
 

• This is done through participation of and in coordination with all 
stakeholders. OR  
 

• To ensure the allocation of land to the uses which will provide the 
greatest sustainable benefits.  
 

 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 

(a) Strategic Planning Documentation 
iii IRLUP: focuses on 4 different aspects! 
1 Potentials 
 refers to underutilised land potential (whenever land use can be 

optimised through intensification, diversification or land use 
changes) 

 refers also to capital investment projects (agricultural and mining 
projects or the like, which are planned in the region). 

2 Conflicts 
 existing and possible future conflicts regarding land use (due to 

uncoordinated sectoral planning, ethnic conflicts etc.) 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 
(a) Strategic Planning Documentation 
iii IRLUP: focuses on 4 different aspects! 
3 Severe environmental problems / disasters 
 severe environmental degradation and pollution (natural or 

environmental disasters), which already occur in sub-regions. 
 

4 Structural deficits 
 for ex. with regard to the ongoing land reform, to land tenure 

aspects and to other deficits which have to be addressed on a 
higher strategic / political level. 

 ILP 510S: Section 3 
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3.2) Types of Plans 
 
(a) Strategic Planning Documentation 
 
The IRLUP will not only document: 
 the present resource inventory, 
 but will indicate future scenario’s and future land 

use zoning for sustainable land management 
 as well as required projects and programmes. 

 ILP 510S: Section 3 
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Ministry develops land-use plan for Kavango 
NEW ERA:  22 Jan 2013 (Irene !Hoaës)  
 
WINDHOEK – The Ministry of Lands and Resettlement is developing an Integrated Regional Land-
Use Plan (IRLUP) for the Kavango Region. 
The N$4 million tender to develop the IRLUP was awarded to a group of companies. … 
 
Land-use planning is important to ensure sustainability, to select and to adopt environmentally 
friendly and best land-use plan options to increase economic growth and mitigate land-use 
conflicts. … 
 
These confinements (tribal homelands) are now increasingly becoming too small to support the 
inhabitants residing there. “We observe that the population growth, which is coupled with 
inappropriate management of the natural resources mainly in our communal areas has led to the 
degradation of land and the consequent increase of poverty in these areas,” the lands ministry’s 
permanent secretary, Lidwina Shapwa, said at the inception workshop of the Kavango IRLUP. 
 
The Karas IRLUP has already been finalised, while one for the Hardap Region has been submitted 
to the ministry only recently. The cost of the two southern plans amounted to N$7.3 million. 
 
Shapwa said work in the Kavango Region would be more complex, compared to the southern 
plans due to its vastness, agro-ecological diversity, its wider communal lands, as well as its cultural 
and ethnic diversity. 
 
The Kavango Region is characterised by uneven distribution of population and access to the rest 
of the region is also a challenge, especially given the limited road infrastructure. The Kavango 
IRLUP will be completed over the next fourteen months. Shapwa said it is government’s plan to 
develop IRLUPs for all 13 regions, which will eventually be consolidated to form a National Land-
Use Plan. 
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3.2) Types of Plans 
 
(b) Physical Planning Documentation 

i. Statutory Plans 
ii. Development Plans 
iii. Development Policies 
iv. Implementation Plans 

 

 ILP 510S: Section 3 
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ILP 510S  
Definition: 
 
Land Use 
 Purpose or activity for which a parcel of land is currently 

used for (actual land use) or 
 the activity intended or zoned/allocated for a parcel of 

land (zoned land use) 
 described in title deed 
 or Town Planning 
 Scheme. 
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Definition from Section 3.1 
 

 
Town Planning Scheme (or Town Plan / Scheme Regulations). 
 

• Document containing comprehensive policy statement* 
 

• Serving as framework and foundation for future development and 
 

• Land Use Patterns for the area** 
 

• It is a statutory document – enforceable by law  
 

• Assigns real rights to land.  
 

• Consists out of plans (including zoning maps) and a written book 
detailing how land use planning activities should be ruled in that 
local authority. 
 

ILP 510S  
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3.2) Types of Plans 
(b) Physical Planning Documentation: 
 

(i) Statutory Plans - Town Planning Schemes 
• A statutory plan is a legal document enforceable by law and 

binding on the inhabitants living in the area covered by such a 
plan. 

• Statutory plans may not be amended without the approval of 
the MRLGHRD. 

• Town Planning Schemes are the only statutory plans currently 
in force in Namibia. 
 

 The purpose of Town Planning Schemes  
• is to create a comprehensive policy statement* which will act as 

a framework and a foundation for **future development and land 
use patterns. 

 ILP 510S: Section 3 



11 

3.2) Types of Plans 
(b) Physical Planning Documentation: 
 
(i) Statutory Plans - Town Planning Schemes 
 
• Compiled in terms of the Town Planning Ordinance* 
   
• There are two components to a town planning scheme, the 

map and the document with its regulatory clauses. 
 

For Example: An extract from the swakopmund town planning 
scheme - www.swkmun.com.na/auction/TPAS%2012.pdf 

 

ILP 510S: Section 3 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(ii) Development Plans (2 types: structure plans and policy plans) 

 
 Structure Plans (Guide Plans) 
• A town planning management tool which is less regulatory and 

control oriented, and 
• More flexible and future oriented document than a town planning 

scheme. 
• Not a statutory document like a town planning scheme. 
• It is not required by law hence it can be prepared, amended and 

cancelled by the local authority. 
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Definition from Section 3.1 
 

(f) Structure Plan (Guide Plan) 
 
• A physical planning product, 

 
• which has instructions and diagrammatic illustrations (maps), 

 
• on how a given settlement should be developed in the short 

and medium term. 
 
• lay out guidelines for the future spatial development of an area. 

 
• These plans do not confer or take away any right in respect of 

land.  

 ILP 510S: Section 3 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(ii) Development Plans (2 types: structure plans and policy plans) 

 
 The purpose of a structure plan 
• provide guidelines for future development which will be of value 

to the local authority and to the public. 
• It establishes a framework for consistent and rational decision 

making. 
• indicates the desired direction of development. 
• A structure plan must be updated regularly to keep track with 

changing conditions in the area.  



19 
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Luderitz 
Structure 
plan 
(Final draft) 
 
Compiled by 
Stubenrauch 
Planning 
Consultants 



Exercise 
• Map 4:  Erf 15, 16 & 17 – Zoning Residential 1 
• Primary Use – Dwelling House 
• Propose rezoning to Residential 2 OR Residential 3 

 
• Consult the Structure Plan.  Is the proposed land use corresponding with 

the structure plan? NO earmarked for General Residential 
• Can combine General Business with General Residential (above ground 

floor)  General Business compatible with Mixed Use proposal opposite the 
street. 
 

• Consult Town Planning Scheme (TPS) regarding the proposed new 
zoned land use (zoning) [p10] as well as the definitions and development 
 

• TPS – primary uses for General Business (P10)- includes shops, business 
blocks of flats (only above ground floor) 

• TPS (p19) Coverage, Bulk Factor, Building Lines & Height Control 
 21 
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Introduction to Land Use Planning 
and Management (ILP 510S):  
Section 3:  



2 

ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(ii) Development Plans (2 types: structure plans and policy plans) 

 
 Policy plans 
• to address specific issues in more detail than a structure plan. 
  
 The purpose of policy plans 
• Policy plans provide a detailed framework for policy decisions to 

guide development in small geographic areas. 



3 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(iii) Implementation Plans  
Collection of plans which put planning into action, for ex. Township 
layouts, site development plans, subdivision plans, building 
plans. 

 
 Township Layout Plan  
• Means a layout plan of the actual design of a township, into erven 

of single or multiple land use, street portions and the remainder. 
 

 Subdivision Plan 
• Shows the proposed subdivision of a parcel of land into two or more 

portions. 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(iii) Implementation Plans  
 
 Site Development Plan (“site plan”). 
• Drawings indicating the precise arrangements of structures on a 

parcel of land or erf. 
 

• Also illustrate the intended design, arrangement and uses of the 
land to be improved. 
 

• Information included; means of access, parking, landscaping, 
buffers, architectural features, location of building, natural features 
etc. 
 

• For ex. a house site development plan shows the property, garage, 
existing buildings, locations, servitudes, utility connections, etc. 
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 
(iii) Implementation Plans  
 
 Building Plan 
• Consists out of floor plans and side elevations. 

 
• A floor plan shows the placement of interior walls and the 

dimensions and locations of rooms, doors, windows, stairways, 
etc. of each level of the house. 
 

• The elevations are drawings that show the front, back, or sides 
of a building, and are used to see what materials will be used and 
what height the structure will be. 



11 Building Plan:  Side Elevations 



12 Building Plan:  Floor plan of Ground Floor Level 



13 Building Plan:  Floor plan of Top Floor Level 
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Site Development Plan for a group housing development – indicates the 
arrangement of the structures, means of access, parking, natural features.  
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ILP 510S: Section 3 
3.2) Types of Plans 
(b)Physical Planning Documentation: 
 

(iv) Development Policies  
  
• Collection of non-statutory statements by the council on specified 

topics such as informal settlement, subdivisions, sale of municipal 
land, public open spaces, informal markets etc. 

  
• They are not plans as such, 

 
• But pamphlets or statements on council’s approach to or views on 

subjects, 
 

• which council has adopted through formal resolution. 
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TYPES OF PLANS:  PHYSICAL PLANNING DOCUMENTATION 
ASPECTS Statutory 

Plans 
Development 
Plans 

Development 
Policies 

Implementation 
Plans 

Legal  Statutory Non-Statutory Non-Statutory Non-Statutory 

Purpose Legal- 
Procedure 

Advisory 
(Policy/Physical) 

Advisory 
(Policy) 

Implementation 
(Physical) 

Time Frame Medium 
(5 years)  

Medium to long 
(5-10 years) 

Short Short 

Importance Legal 
procedure for 
development 
control 

Guide to detailed 
planning and complex 
development 

Guidelines for 
determining 
consent & 
rezoning 
applications 

Implementation of 
procedures 

Format Cadastral 
information 
(maps) & 
document 

Diagram for planned 
physical structure / 
policy zones / written 
statements 

Council 
resolutions on 
policy 

Plans 

For ex. Town Planning 
Schemes 

Structure Plans & 
Policy plans to guide 
dev. in small areas  

Informal 
markets, 
heritage 
buildings  
 

Building plans, 
Township layout 
plans 
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ILP 510S 
Class Cancellations: 

30 March 2015 - 2 April 2015 
 

DATE:  31/03/2015 (Tuesday) &  
1/04/2015 (Wednesday) – No Class 
 

TEST:  1/04/2015 at 12:30 
(p21-32, p33-34 & 38-43 re. physical 
planning documents) 
 
 



1 

ILP 510S:  Section 4.1 

Frederick Law Olmsted (together 
with partner Vaux) pioneered the 
development of planned suburbs. 
 



2 

Section 4.1: Some Useful 
Terminology  
(a) Land Use 
• the purpose or activity for which a parcel of land is 

currently used for (actual land use) or 
• the activity intended or zoned for a given parcel (zoned 

land use). 
 

(b) Land Use Classes 
• a mosaic of the different land use classes that are 

zoned in an area, 
• characterised by the different arrangement of 

activities,  
• four main land use classes in an urban centre, for ex. 

Residential, Industrial, Commercial and Institutional. 
• several sub-classes can be found (for ex. General 

Residential & Light Industrial). 
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4 



5 

Section 4.1: Some Useful 
Terminology  
 
(c ) Land Use Compatibility 

 
• Every land use activity has its own character (space 

requirements, noise levels of operating systems, 
magnitude of clients) - inputs & outputs, 

• IOW varied land use characteristics & requirements 
• arranging different land use classes so that their 

collective functional requirements are met 
• but also synergetic in terms of functional relationships. 
• improves productivity, convenience and hygienic 

living.      
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Section 4.1: Some Useful 
Terminology  
 
(d) Land Suitability 
• Land suitability refers to a set of qualities of a given 

piece of land in relation to intended uses (land 
qualities). 
 

• there are a number of factors crucial in determining 
land suitability for development; natural physical 
features (slope, ground surface and subsurface 
conditions, topography, drainage and water table); 
socio-economic factors, infrastructural and cultural 
factors. 
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Section 4.1: Some Useful 
Terminology  
(e) Land Use Policy 
 
(i) guidelines issued by the government OR 
(ii)The development policies of a local authority, 
• A collection of non-statutory statements,  
• On specified topics, 
• Which the council of the local authority have adopted through 

formal resolution. See also p47. 
 

(f) Approved Township* 
• proclaimed as such in accordance with the provisions of the 

Townships and Division of Land Ordinance (No 11 of 1963) as 
amended. 

• It is the surveyed area laid out in erven with a general plan and 
diagrams of the erven. 

• It is situated within a Local Authority area. 
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Section 4.1: Some Useful 
Terminology  
(g) General Plan 
• plan which represents the relative position and dimensions of 

two or more erven, 
• has been surveyed and signed by a registered land surveyor 

and which  
• has been approved or certified as such by the Surveyor 

General or his delegate 
  
(h) Diagram 
• an accurate cadastral drawing or plan of a piece of land 
• surveyed, drawn and certified as accurate by a registered 

Surveyor and 
• approved by the Surveyor General or his delegate. 
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Section 4.1: Some Useful 
Terminology  
(i) Real Rights 
• the rights attached to a piece of land 
• by virtue of the conditions of title contained in the title 

deeds of such land or 
• a Town Planning Scheme in force in the area. 

 
(j) Title Deed 
• means a document containing evidence of ownership 
• a record of the rights and conditions of use 

allocated to a piece of land. 
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Section 4.1: Some Useful 
Terminology  
(k) Freehold Title System 
• the system according to which people can own and 
• register such ownership of a piece of land in the 

deeds office. 
• This provides the owner with a real right to the land 

which is inalienable without his consent. 
 
(l) Settlement Area 
• an area declared such by a regional council 
• on the grounds of prevailing circumstances 
• necessitating management, regulation and control of 

matters 
• pertaining to the health and welfare of the 

inhabitants of the area. 
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Section 4.1: Some Useful 
Terminology  
(m) Regional Council 
 means any council elected to govern the affairs of a 

region. 
 

(n) Local Authority Area * 
 the area under the jurisdiction and control of a local 

authority. 
 

(o) Local Authority Council 
 means any municipal council, town council or village 

council elected to govern the affairs of a 
municipality, town or village. 
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http://www.lac.org.na/projects/grap/Pdf/advguide07.pdf 
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Section 4.1: Some Useful 
Terminology  
(p) Township Owner 
• in the case of an approved township or a township in 

the process of being established, the person 
registered in the deeds registry as the owner of 
such land. 
 

(q ) Townlands* 
• land within a local authority area 
• but outside the approved township area, 
• such lands are called farms or portions of farms. 
 
*Slide 9 – Approved Township 
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Section 4.1: Some Useful 
Terminology  
(r) Owner 
• in relation to immovable property, means the person in whose 

name such land is registered or his legal representative. 
 

(s) Proclamation 
• the procedure whereby the Minister officially notifies the public 
• that approval for the establishment of new townships or 

approval of a Town Planning Scheme have been given and are 
now legal and binding. 
 

(t) Erf 
• any and every piece of land situated in an approved township 
• Land situated outside approved townships is called a farm or a 

portion of a farm. 
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Type Description of Land  Relevant Legislation 

Local Authority 
Areas  

Areas proclaimed to be a 
municipality/town/village & under 
jurisdiction of a L/Authority council  

Local Authorities Act 
(No 23 of 1992) 

Approved 
Townships 

Within a L/Authority area’s boundaries.  
An area planned & surveyed with a 
general plan and proclaimed as an 
approved township 
* See definition   

Local Authorities Act 
Townships and Division 
of Land Ordinance (no 
11 of 1963) 

Townlands Comprises all land within a L/Authority 
area - but outside the approved 
township. * See definition  
Does not necessarily belong to the 
L/Authority but could belong to anyone. 

Local Authorities Act 
Townships and Division 
of Land Ordinance (no 
11 of 1963) regarding 
subdivision of townlands. 
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Section 4.1: Some Useful 
Terminology  
(u) Public Place 
 means any street, square, recreation ground, garden, 

park or enclosed space 
 situated within and/or owned by the local authority 
 for the use and benefit of the public, or which the 

public has the right to use.  
 

(v) Conditions of Establishment 
 the conditions subject to which a townships was 

established. 
 These conditions are noted on the title deeds and 

may limit the use of each individual erf in a 
proclaimed town. 
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Section 4.1: Some Useful 
Terminology  
(w) Servitude (Praedial or Real Servitude) 
 
• A common form of land-use restriction found 

frequently in rural and urban areas. 
• A servitude is registered over a property 
• in favour of a neighbouring property or a service 

provider. 
• For ex. a right of way servitude, a pipeline servitude, an 

overhead power line servitude, water and grazing rights 
etc.  
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Section 4.1: Some Useful 
Terminology  
(x) Density 
• the number of dwelling units 
• in relation to a specified area, 
• expressed as a number of units per hectare 
• For ex. 30 dwelling units per hectare (It can also be 

expressed in square meters for example 1 unit per 
333m², as is the case with the density zone maps of a 
town planning scheme).  See also p52 

 
(y) Coverage 
• The total area of an erf that may be covered by 

buildings, roofs or projections, 
• expressed as a percentage of the area of the erf 

concerned. 
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Section 4.1: Some Useful 
Terminology  
(z) “Floor area (FA)” 
• the sum total of the floor surface area of a building, 
• subject to the inclusions and exclusions of areas as 

determined by the relevant Scheme (For example 
including any mezzanine floors and elevator shafts, and 
excluding external fire stairs, balconies and uncovered 
roof terraces). 
 

(aa)Bulk factor 
• determines the maximum built up floor area (FA) 

allowed on an erf, 
• according to the size of the concerned erf. 
• The bulk factor is expressed as a ratio of the total floor 

area, to the area of the erf concerned.  



37 Definition of “Floor area (FA)” according to the Windhoek TPS. 
Note the various exclusions, for ex. Canopies. 
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http://www.djc.com/stories/images/20070605/AlaskaBuilding_big.jpg 

• 14 storeys in building 
• The floor area of the 

ground floor is 100m² 
(excluding the elevator 
shaft and fire escape) 

• Total floor area is ? 
 

• The size of the erf is 
300m². 

• The bulk factor of this erf 
5.0 

• What is the maximum built 
floor area allowed for this 
erf? 

• Can the owner add 
another storey to this 
building? Yes of No?   
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http://www.cofi.org/canadawood/newsletter/2009_nov/nov2009.htm 

• 4 storeys in building 
(80m² each) 

 
• Plus additional 2 

protruding roofs (each 
15m²) 
 

• Total floor area is ? 
 

• The size of the erf is 
500m². 
 

• The bulk factor of this 
erf  1.0 
 

• What is the maximum 
built floor area allowed 
for this erf? 
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Section 4.1: Some Useful 
Terminology  
(bb)Site development plan 
 a plan indicating detailed land use proposals, 
 including landscaping, buildings and structures and 
 the maximum development rules (e.g. building lines, 

coverage, height, floor area, parking, density, etc). 
 
(cc)Use zone 
 a category of land usage 
 which is shown on the zoning map by means of a 

specific notation or bordering or any other 
distinguishing manner 

 in order to identify the permitted use of the land. 
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Public Place means any street, square, recreation ground, garden, park 
or enclosed space situated within and/or owned by the local authority for 
the use and benefit of the public, or which the public has the right to use. 
See (u) in 4.1 (Definitions).  
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4.2 Use Changes 
4.2(g) Closure of Public Places 

 
• The local authority will initiate the process because public land 

belongs to L/A. 
 

• Necessary for various reasons, for ex. realignment of streets or the 
redevelopment of an existing public open space. 
 

• Usually done by the local authorities (the councils or their 
consultants). 
 

• However closures can be undertaken at the request of another 
party. 
 

• Which legislation is applicable? Name the Act! 
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4.2 Use Changes  
4.2(g) Closure of Public Places 
 
Which legislation is applicable?  
 
The Local Authorities Act (No 23 of 1992) 
 
Procedure for Closures: 
• The procedures and the authorisation for the closure of streets or 

public places is set out in Section 50 of the Local Authorities Act 
(No 23 of 1992). 

 
• The local authority (the Council) must first reach a decision 

regarding the proposed closure (council resolution).  
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4.2 Use Changes  
Procedure for Closures: continued 
 
The council resolution must be followed by-  
 
• Prepare a plan showing the nature of the closure, 

 
• Advertise its intention to close a public place (the nature of the 

closure & where it lies for inspection), and  
 

• Ask for comments & objections (The adjacent property owners 
must also be notified).  
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4.2 Use Changes  
Procedure for Closures: continued 
 
• If no objections are received - the local authority issues 

a closure certificate, and  
 

• The local authority notifies the Surveyor General of 
the closure. 
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4.2 Use Changes  
Procedure for Closures: continued 
 
• If objections are received - the local authority submits detail of 

proposed closure + the objections & councils comment on the 
objections to the Minister (MURD) via NAMPAB. 
 

• Minister will make final ruling. 
 

• If approved by Minister the local authority can proceed with the 
closure & issue closure certificate. 
 

• As well as notify the Surveyor General of the closure. 
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http://www.saldanhabay.co.za/pages/spatial-planning/zoning-schemes/plan_zoning.html# 

Example of closure of portion of public place (Road), 
Saldanha, Western Cape. 
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4.2 Use Changes  
Procedure for Closures: continued 
 
• Once closed the normal procedures must be followed for 

rezoning, subdivision or consolidation. 
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4.2 Use Changes (p62 & 63) 

4.2(h) Purchase of Local Authority Land (Alienation) 
 

• The Local Authorities Act (No 23 of 1992) regulates these 
transactions. 
 To rent or  
 Purchase immovable property belonging to a Council 
 

• The act stipulates the methods to be followed 
 
• The purpose of the provisions of the act is: 
 (a) to prevent individuals from benefiting unfairly from such 

transactions, 
 (b) and to keep the public informed of such transactions.  
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4.2 Use Changes 
4.2(h) Purchase of Local Authority Land (Alienation) 

 

Procedure for processing:  The Purchase of Local Authority Land: 
 

When/if an official (usually in the property department) receives an 
application to rent or purchase a certain erf / land parcel, the following 
procedure and processing will take place. 
 

STEP 1:  The official will forward the application to the planning 
 department. 

 

STEP 2:  Planning department evaluates the 
 Desirability of disposing of the relevant erf/parcel of land. 
 Consider the future planning in terms of township development 
 Effect of sale & proposed land use will have on surrounding area 
 The expected demand for the land should it be auctioned 
 The extent to which proposed use will complement the general 

structure of the town.  
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4.2 Use Changes 
4.2(h) Purchase of Local Authority Land (Alienation) 
 
Procedure for processing:  The Purchase of Local Authority Land: 
 
STEP 2:  continued 

 Determine the other procedures, for ex. Closure & Subdivision. 
 

STEP 3:  Obtain Comments (planning or property department) 
 Obtain the comments of your colleagues (technical department 

for engineer’s comment & other departments). 
 

STEP 4:  Prepare submission to Council 
 After evaluation & comments obtained – prepare submission to 

council.    
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4.2 Use Changes  

Procedure for processing:  The Purchase of Local Authority Land: 
 
The report/submission to the council should include: 
 the background information, 
 the considerations regarding the desirability of the transaction, and 
 the proposed manner of sale  NB!!! 

 Private treaty (transaction) 
 Auction (public) 
 Tender  

 Recommendation 
 

STEP 5:  Notice in newspapers 
 After STEP 4 and a decision was reached by Council for ex. to allow 

the sale or letting of the land – the council must place a notice in the 
newspapers. 
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4.2 Use Changes  
Procedure for processing:  The Purchase of Local Authority Land: 
 

If no objections are received the local authority may proceed with 
the proposed sale. 
 
In the case of objections: 
 The local authority may not proceed before the local authority has 

submitted the particulars related to the proposed transaction to the 
Minister. 

 The submission must include the objections lodged and the 
comment of the council on the objections. 

 The local authority may only proceed with the transaction if approval 
was granted by the Minister. 

 The Minister may grant or refuse the proposed transaction or 
direct that such a transaction be concluded by way of public auction 
or tender. 
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ILP 510S:  Section 4.2 

Frederick Law Olmsted (together 
with partner Vaux) pioneered the 
development of planned suburbs. 
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Section 4.2: Use Changes 

• In section 1.8 “urban planning” was discussed. 
 

• Mentioned 3 categories: 
 Investigations 
Development Guidance and Control 
Forward planning and control  
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Section 4.2: Use Changes  
• Remember that through a town planning scheme or 

the title deed (conditions of title) every piece of land 
is allocated certain rights and restrictions. 
 

• When development proposals conform to the 
allocated real rights and restrictions no application 
is necessary – only the approval of the building plan. 
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Section 4.2: Use Changes  
• When the development proposal involve deviations of the 

allocated real rights and restrictions → 
 

(a) application for changing these rights or 
(b) the removal of the restrictions must be made to the 
 Local Authority & the government. 

 
 Changing the rights and restrictions attached to land 

where a Town Planning Scheme is in force is done by a 
rezoning or consent. 

 Changing the rights and restrictions attached to land 
where no Town Planning Scheme is in force is done 
through changing the condition of title registered against 
such land in the title deed. 
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4.2 Use Changes 
There are six common applications for use changes that can be 
made namely: 
 
• Consent      p. 48 
• Rezoning    p. 51 
• Subdivision    p. 54 
• Consolidation   p. 57 
• Township Establishment  p. 58 
• Closure of public places  p. 61 

 
* Amendment of Title Conditions p. 63  
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4.2 Use Changes: Consent Uses  
4.2(a) Consent Applications: 
 
Consent applications only need to be made where TPS are in force. 
 
An use zone in a TPS will always indicate the: 
• Primary use of the land → in other words the allocated real rights! 
• Consent use → which may be allowed by the Local Authority 
• Prohibited Uses → uses which will not be allowed.    
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4.2 Use Changes: Consent Uses  
4.2(a) Consent Applications: 
 
• Primary Uses:  No planning permission is required from 

local authority. 
• Prohibited Uses:  Uses which will not be allowed under 

any circumstance. 
• Consent Uses:  Uses which the local authority has the 

authority to approve/refuse in terms of: 
Their own local policy 
Evaluation of the desirability of the “new” land use 
Evaluation of the extent to which the proposed use 

would add / detract from the existing amenity in the 
area. 
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4.2 Use Changes: Consent Uses  
4.2(a)  Consent Applications:  
 
Application Procedures for Consent Use: 
 
Application must consist of- 
a) A letter stating the intent and motivating the proposed use of land 
b) A site development plan (location of development on erf) 
c) A locality plan (showing where the property is located) 
d) Copy of SG Diagram, Title Deed & Power of Attorney can also be 

required by L/A 
  
 (A power of attorney (POA) is an authorisation to act on someone 

else's behalf in a legal or business matter.  If the application is 
made on behalf of the owner of the erf, power of attorney must be 
given to the applicant, by the registered owner of the erf.). 
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4.2 Use Changes: Consent Uses  
4.2(a)  Consent Applications:  
 
Application Procedures for Consent Use: 
e) Proof of advertising. 

 
 The applicant may be required to advertise the land use proposal.   
 
 Advertising is frequently requested in order to ensure that 

persons and bodies most likely to be affected by a land use 
proposal have been given fair opportunity to comment. 

 
 1/more of 4 methods of advertising may be required 
 (i) directly with affected persons or bodies (like neighbours); 
 (ii) a notice in the press; 
 (iii) a notice on site and in the local authority’s offices and  
 (iv) a notice in the government gazette.  
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4.2 Use Changes: Consent Uses  
4.2(a)  Consent Applications:  
 
Approval Procedures for Consent Use: Evaluation 
 
Application is evaluated in terms of: 
(a)  Conformity with local policies, the TPS and the Structure Plan 
(b)  Evaluation of the desirability of the use; the influence of such a 

 development on:* 
• the environment 
• the capacity of existing services 
• the neighbours & neighbourhood 
• the harmony of the area 
• the future development of the area (in other words 

the evaluation of the extent to which the proposed 
use would add / detract from the existing area’s 
amenity.). 
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4.2 Use Changes: Consent Uses  
4.2(a)  Consent Applications:  
 

Approval Procedures for Consent Use: Process 
a) Submit application for consent with the local authority 
b) Upon receipt of an application for consent, the local authority will 

evaluate it in terms of the standing policies of Council and the 
desirability of such a development.  The planning official will 
evaluate the application and recommend the approval/refusal 
thereof to Council.  

c) The decision of council must then be relayed to the applicant 
in writing together with the conditions, if any, that the council 
decided to impose for the consent to be approved. 

d) The local authority council is fully empowered to determine 
such applications. 

• Temporary consent - limited period only OR linked to only the 
applicant 

• Permanent consent - condition that the land be rezoned & 
linked to erf.   
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6.3 Use Changes: Consent Uses  
6.3.2 Consent Applications: 
 
Consent applications only need to be made where TPS are in force. 
What does a TPS contain / look like? 
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4.2 Use Changes: Consent Uses 
4.2(a) Consent Applications: continued 
1 For ex.:  If the owner of a parcel of land with the use zone 

“Residential” wants to construct / operate a bed and breakfast – is it 
necessary for the owner to submit an consent application with the 
local authority?  
 

2 For ex.:  If the owner of a parcel of land with the use zone 
“Residential” wants to convert his house to be used as a church is it 
necessary for the owner to submit an consent application with the 
local authority? 

 
3 For ex.:  If the owner of a parcel of land with the use zone 

“Residential” wants to open up a funeral chapel is it necessary for a 
consent application?  Is a funeral parlour not a prohibited use? 
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4.2 Use Changes: Consent Uses 
4.2(a) Consent Applications: continued 
1 Application for Consent Use to allow for a “Bed & Breakfast”. 

 
2 Application for Consent Use to allow for a “Place of Public 

Worship”. Can grant permanent consent with condition to rezone 
because owner is converting the property!  If owner is using the 
garage once a week and main use of property is still residential 
the recommendation will be temporary consent.  

 
3 Application for Consent Use to allow for a “Special Building” in 

order to allow for a funeral parlour. 
 The definition of “special building” includes funeral parlours!  

Therefore an application for consent use can be submitted – the 
council of the local authority will have to determine whether it is 
desirable and the possible impact it could have on the amenity of 
the surrounding area. 
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4.2 Use Changes: Consent Uses 
4.2(a) Consent Applications: IN SUMMARY 
 

• Consent uses are land uses permitted on a particular property with a 
 certain land use zone - subject to permission by the local authority. 
• Consent uses can be additional to the existing primary uses. 
• Consent use changes are only made in areas where a TPS is in 

force. 
• Activities for which consent may be granted are therefore 

determined by the TPS. 
• Consent applications are approved by local  authorities. 
• All activities listed in the scheme as consent uses need the local 

authority’s council approval prior to development. 
• After approval the owner can proceed with submitting building plans 

with the officials of the local authority. 
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ILP 510S:  Section 4.2 

Frederick Law Olmsted (together 
with partner Vaux) pioneered the 
development of planned suburbs. 
 



MAKE-UP ASSESSMENT 

Date: 12 May 2016 (subject to change!) 
Time: TBA 
Venue: TBA 
Test will cover:  Section 2.2 (from Local 
Authorities Act to Flexible Land Tenure Act), 
& Section 4. 
 

See you 10 May 2016 (Tuesday) – IOW no 
class on Monday, 9 May 2016! 

2 
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Section 4.2: Use Changes 

4.2(d) Consolidation Applications: 
 
• Consolidation is the legal merging of two or more pieces of land 

(each with it’s own title deed) into one erf with only ONE title deed! 
 

• Which legislation is applicable? Name the Ordinance! 
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Section 4.2: Use Changes 
The following must be kept in mind regarding a Consolidation: 
 
• Erven may only be consolidated if the zoning is the same (where 

a scheme is applicable) 
 

• OR if the conditions of title are the same 
 

• IF NOT, rezoning OR change in the conditions of title must be 
done before consolidation  
 

• The ownership of the properties to be consolidated must be the 
same. 
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Section 4.2: Use Changes 
4.2(d) Consolidation Applications: 
 
Application Procedure for Consolidation: 

 
• The application is lodged at the offices of the local 

authority for consideration. 
 

• The application will also be submitted subsequently to 
Townships Board (MURD). 
 

• Remember in terms of Section 30 of the Townships and 
Division of Land Ordinance No 11 of 1963. 
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Section 4.2: Use Changes 
Application Procedure for Consolidation: 
 
Application must consist of- 
a) A letter motivating the application and an indication whether a 

future subdivision is intended. 
b) A locality plan 
c) A plan showing:  

 The erf numbers and sizes, 
 The boundaries of the original erven and the proposed new 

boundary of the consolidated erf, 
 Contours, 
 Outlines of the existing buildings affected by the consolidation, 
 Servitudes registered against the erven (if any),  
 Access and any right of way servitudes, and  
 the land use zoning of the erven. 

d) Copies of the title deeds of all the erven concerned. IMPORTANT!!! 
e) A power of attorney, if application is made on behalf of the 

owners. 
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Section 4.2: Use Changes 
Approval Procedure for Consolidation: Evaluation 
 
After lodging the application with the offices of the local authority the 
officials will evaluate the application and present it to council. 
 
The application is evaluated in terms of: 
(a) the zoning of the erven to be consolidated (Does the zonings 

correlate?) 
(b) the possible future subdivisions*  
(c) the effect of the consolidation on: 

• the environment (area) 
• the neighbours & neighbourhood (in other words 

the community) 
(d) the street access to the property 
(e) the consolidation policies of Council. 
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Section 4.2: Use Changes 
Approval Procedure for Consolidation: 

 
• First the application should be submitted with the local 

authority.  Once an application for consolidation has been 
received by the local authority it will evaluate the application. 
 

• The council of the local authority must reach a formal decision, 
but they can only make a recommendation (support / reject). 
 

• Upon receipt of the Council's resolution, the application is 
submitted with the Minister (MURD) who refers it to the 
Townships Board 
 

• After the technical evaluation of the Townships Board AND their 
approval a Townships Board “Certificate” is issued. 
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Section 4.2: Use Changes 
Approval Procedure for Consolidation:  continued 
 
• The surveyor must have a Townships Board “Certificate” (the 

valid approval of the consolidation). 
 

• The land surveyor survey the new erf  (measure it) and draw up 
the erf diagram (SG diagram). 
 

• The SG diagram are submitted with the Surveyor General. 
 

• After approval of the SG Diagram the erf can be registered in the 
Deeds Office. REMEMBER!  One Title Deed! 
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Section 4.2: Use Changes 
Different zoning mechanisms exists to control land use 
activities and their intensities.  Three such zoning 
mechanisms are: 
 
Use Zones:  Means categories/classes of land use which is shown on 

the zoning map by means of specific notations or bordering or any 
other distinguishing manner in order to indicate the use rights 
allowed and restrictions and conditions imposed by the Scheme. 

 
Density Zones: Specifying in the residential and general residential 

zones the different sizes of plots used for one dwelling unit.  
Different density zones are given as one dwelling unit per size of 
plot in square meters. (1:900) 

 
Bulk Zones: 
 Specifies the intensity (scale) of development for non-residential 

uses by using a bulk factor. 
 The bulk factor determines the maximum built up (floor) area 

allowed on an erf, according to the size of the concerned erf.
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Section 4.2: Use Changes 
4.2(b) Zoning Mechanisms: 
 
Density: Example 
• The rezoning of Erf Y, 1800m² in extent, zoned “Residential” 

with a density of 1 dwelling per 900m² to “Residential” with a 
density of 1 dwelling per 300m².  The proposed rezoning will 
allow the owner to construct 6 dwelling units on the erf 
compared to the original 2 the owner was allowed.  
 

Bulk:  Example 
• The rezoning of Erf X, 1490m² in extent, zoned “Office” with a 

bulk of 0.4 to “Office” with a bulk of 2.0.  The proposed 
rezoning will allow the owner to construct additional offices.  
The proposed increase in bulk will allow for an increase in the 
floor area from 596m² to 2980m². 
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Section 4.2: Use Changes 
4.2(b) Rezoning Applications: 
 
• Rezoning applications will only be submitted where TPS 

are in force 
 

• I.O.W. where the land use rights and restrictions are 
regulated by a scheme. 
 

• Remember that where no TPS is in force the land use 
rights and restrictions are contained in the conditions of 
title stipulated in the title deed. 
 In this instance an application to cancel existing 

conditions of title and registering new conditions of 
title is to be done. 

 
 



8 

Section 4.2: Use Changes  
4.2(b) Rezoning Applications: 
 
• A rezoning application is considered when the owner / developer 

wishes to use land for a purpose which is prohibited by the TPS. 
 

• He may submit application to change the zoning of such land. 
 

• In other words provision is not made for a certain land use as a 
“Primary Use” or as a “Consent Use” → submit application for 
rezoning. 
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Section 4.2: Use Changes 
4.2(b) Rezoning Applications: 
 
 For ex.:  If the owner of a parcel of land with the use zone 

“Residential” wants to construct an office building to rent out offices 
- the owner must first submit a rezoning application. 

   
 The use of a parcel of land or the buildings on the parcel of land 

with the use zone of “Residential” does not allow for offices as a 
primary land use nor as a consent use and are therefore prohibited. 

 
 An application for rezoning from “Residential” to “Office” use zone 

must be submitted with the local authority for consideration.  See 
Windhoek TPS.  



10 



11 

Section 4.2: Use Changes 
4.2(b) Rezoning Applications: 
   
2 For ex.:  If the owner of a parcel of land with the use zone 

“Residential” wants to operate a restaurant on the parcel of land - 
the owner must first submit a rezoning application. 

 
 The use of a parcel of land or the buildings on the parcel of land 

with the use zone of “Residential” does not allow for a restaurant as 
a primary land use or as a consent use and is therefore prohibited. 

 
 An application for rezoning from “Residential” to “Office” use zone 

can be submitted with the local authority for consideration. 
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Section 4.2: Use Changes 
4.2(b) Rezoning Applications: 
   
 Question 1:  Is a restaurant a primary use on a parcel of land with 

the use zone “Office”? 
  
 Question 2:  If not?  What type of application must also be 

included with the rezoning application to accommodate the 
restaurant. 

 
 The restaurant is not a primary land use in the use zone “Office” – 

but a consent use, therefore in addition to the rezoning a consent 
use must also be applied for. 
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Section 4.2: Use Changes 
4.2(b) Rezoning Applications: 
 
 Question 3:  What about an alternative use zone, to be considered 

for rezoning, instead of the use zone “Office”? 
  
 The use zone “Business” is a possible use zone – but we have to 

confirm that the definition of either “shops” of “business buildings”, 
indicated as primary uses in the Table, includes or allows for a 
restaurant as a land use. 

 The definitions as stipulated in the Windhoek TPS is the following:  
• Business building  means a building designed and/or used as offices, 

warehouses, medical or dental consulting rooms, laboratories or 
other business purposes but does not include other buildings 
specifically defined or mentioned elsewhere in this  Scheme with the 
exception of offices. 

• Shop means a building designed or used for retail trade. 
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Section 4.2: Use Changes 
Application Procedures for Rezonings:  
 
Application must consist of: 
 
a) A letter stating the intent (intended new uses and 

proposed new zoning) and motivating the application. 
b) Proof of advertisement and consultation of 

neighbours. 
c) Plans indicating the location of the erf, streets, erf 

numbers, erf size and the existing zoning of the erf and 
surrounding erven (Zoning map). 

d) Proof that the erf can be converted to a accommodate 
the proposed new usage, for instance, will there be 
adequate space for on-site parking (Site development 
plan). 

e) SG Diagram, Title Deed and Power of Attorney 
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Section 4.2: Use Changes 
4.2(b) Rezoning Applications: 
 
Approval Procedure for Rezonings: 
• The applicant (consultant of the owner/developer) must advertise 

the intention to apply for a rezoning 
 

• Advertise according to the prescribed manner (newspapers & 
notices to adjacent property owners). 
 

• The application is lodged at the offices of the local authority for 
evaluation and their support. 
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Section 4.2: Use Changes 
Approval Procedure for Rezonings: 
 
• Upon receipt of the application the planning official of 

the local authority will evaluate it.  Public comment 
and objections must also be taken into consideration.  
 

• A formal decision must then be taken by Council on 
whether to support the application or to turn it down. 
 

• Should the application be supported, the applicant 
must be informed of any betterment payable or 
other conditions which may have to be met. 
 



18 

Section 4.2: Use Changes 
4.2(b) Rezoning Applications: 
 
Approval Procedure for Rezonings: 
 
• Rezonings involves the amendment of the TPS 

 
• Because the zoning of a parcel of land, specified in the TPS, is 

changed to a new zoning . 
 

• The TPS is a statutory document 
 

• The necessary changes (amendments) to the TPS may only be 
amended by the Minister of RLGHRD!   
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Section 4.2: Use Changes 
Approval Procedure for Rezonings: 
 
• The application will then be included in the Council's 

next Amendment Scheme for submission to the 
Minister. 
 

• The Amendment Scheme is advertised for public 
comment and forwarded by the Minister to NAMPAB 
for recommendation. 
 

• Once government approval has been obtained, notice 
is given in the Official Gazette that the Amendment 
Scheme is now an approved scheme. 
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Section 4.2: Use Changes 

4.2(c) Subdivision Applications: 
 
• Subdivision is the process used to cut up a bigger portion of land 

into smaller pieces, each with it’s own title deed! 
 

• Which legislation is applicable? Name the Ordinance! 
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Section 4.2: Use Changes 

4.2(c) Subdivision Applications: 
 
Application Procedures for Subdivision: 
 
• The application is lodged at the offices of the local authority for 

consideration. 
 
• The application will also be submitted subsequently to Townships 

Board (MURD) to ensure orderly development and the technical 
assessment there-off 
 

• Remember in terms of Section 19 of the Townships and Division of 
Land Ordinance No 11 of 1963. 
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Section 4.2: Use Changes 

Application Procedures for Subdivision: 
Application must consist of- 
 
a) A full motivation of the proposed development 
b) A locality plan 
c) A subdivision plan 

 proposed subdivision line indicating the new erf/erven 
 the new erf areas (as well as the size of remainder erf) 
 contours 
 outline of existing buildings (if any)  WHY??? 
 any servitudes registered against the erf 

d) Copy of Title Deed & SG diagram 
e) Copy of Power of Attorney (the “authorisation” from the legal 

owner to the person applying on behalf of the owner)  
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Section 4.2: Use Changes 
The following must be kept in mind regarding a Subdivision: 
 
1) The new erf must comply with the prescribed density zoning. 

 
 In other words the erf to be subdivided into 2 portions must be big 

enough for the subdivision to comply with the applicable density 
zoning of the erf. 
 
 Density zoning of 1 unit/900m² - Erf must be at least 1800m²   
 Density zoning of 1 unit/350m² - Erf must be at least 700m²   
      

2) The new erf/erven & the remainder erf must each have its own 
street access. 
 

3) The panhandle should be at least 4 meters in width, subject to 
the specifications of the local authority. 
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Section 4.2: Use Changes 

Densities: 
• Densities are used to control the intensity of 

development in an area. 
 

• Different (residential) areas in an urban area have 
different densities. 
 

• Definition - means the number of dwelling units in 
relation to a specified area, expressed as a number of 
units per hectare (For example 30 dwelling units per 
hectare.  It can also be expressed in square meters for 
example 1 unit per 333m², as is the case with the 
density zone maps of a town planning scheme). 
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Section 4.2: Use Changes 
Approval Procedure for Subdivisions: Evaluation 
The application is evaluated in terms of: 
 

(a) The density zoning of the area (Whether conforming to the 
density zoning of the area –according to TPS), 
 

(b) The local policies of Council (*) 
 

(c) The general impact which the proposed development will have on 
the surrounding area (the environment, the capacity of existing 
services, the neighbours & neighbourhood (in other words the 
community), the harmony of the area, the future development of 
the area). 
 

(d) The street access,  
 

(e) and if access gained via panhandle – should be at least 4 meters 
in width, the length & desirability of panhandle  
 

(f) provision of services must also be taken into consideration. 
 

* Note the 3 main evaluation criteria. 
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Section 4.2: Use Changes 

Approval Procedure for Subdivisions: Successive approval procedure 
 
• Lodge the application with the offices of the local authority 

the officials will evaluate the application and present it to council. 
 

• The council must reach a formal decision, but they can only 
make a recommendation (support / reject). 
 

• Upon approval of the application by the local authority’s council 
the application can be submitted to the Townships Board. 
 

• The Townships Board will evaluate the application in technical 
town planning terms. 
 

• After approval from the Townships Board – a land surveyor can 
be appointed by the owner/developer. 
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Section 4.2: Use Changes 
Approval Procedure for Subdivisions: Successive approval procedure 
 
• The surveyor must obtain/have a Townships Board 

“Certificate” (the valid approval of the subdivision) before 
undertaking any cadastral survey. 
 

• The land surveyor survey the erven (measure them) and draw up 
the erf diagrams (SG diagrams). 
 

• The SG diagrams are submitted with the Surveyor General. 
 

• After approval of the SG Diagrams the erven can be registered in 
the Deeds Office. 
 

* When an application involves the subdivision of a parcel of land 
into 11 or more erven (in other words 10 new portions, according 
to Section 19(3)) the application must first be submitted with 
NAMPAB to establish the need and desirability. 
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Town and Townlands 

Proclaimed Township 

Section 19: 
(1st) L/A & 
(2nd) T/B 
NAMPAB - 11 or 
more erven 

Proclaimed Township 

SUBDIVISIONS 
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Section 4.2: Use Changes 
4.2(c)(ii)  Application Procedures for Subdivision: Townlands 
 
 In terms of Section 21 of the Townships and Division of Land 

Ordinance (No 11 of 1963), 
 

 First submitted to the local authority for their comments (The 
parcel of land is located within their area of jurisdiction.). 
 

 Next the application is submitted to NAMPAB to evaluate and 
recommend its approval to the Minister. 
 

 After the approval from the Minister, the land surveyor can 
commence with the survey of the new portion of the Townlands. 
 

 If subdivision of Townlands is proposed in order to allow for 
township establishment a need and desirability application to 
the Minister must accompany the subdivision application.  



14 

Town and Townlands 

Proclaimed Township 

Section 19 

Section 21: 
(1st) L/A & 
(2nd) NAMPAB 

Proclaimed Township 

Farmland smaller than 
25ha – Section 20: 

(1st) MWAF comment & 
(2nd) NAMPAB  

Farmland larger than 25 ha – 
Subdivision of Agricultural Land Act 
(No 70 of 1970) → MAWF issues 

approval. 

SUBDIVISIONS 
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Section 4.2: Use Changes 
4.2(c)(iii) Application Procedures for Subdivision: 

  Farmlands 
 
 The Subdivision of Agricultural Land Act (No 70 of 

1970) is applicable when the subdivision of a portion of 
farmland is proposed. 
 

 This act prevents agricultural land from being 
subdivided into smaller portions than a minimum 
economical size. 
 

 These subdivisions (subdivision of portions larger than 
25 hectares) are prohibited unless the Minister of 
Agriculture, Water and Forestry has given 
approval. 
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Section 4.2: Use Changes 
4.2(c)(iii) Application Procedures for Subdivision: 

  Farmlands (less than 25 hectares) 
 
 When extent of the subdivided portion of farmland is 

less than 25 hectares, approval must be obtained 
from MURD 

 Issued on recommendation of NAMPAB. 
 The subdivision will only be considered by NAMPAB 

after comments from the Minister of Agriculture, 
Water and Forestry was obtained. 

 Section 20 of the Townships and Division of Land 
Ordinance (No 11 of 1963) is applicable.  
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ILP 510S:  Section 4.2 

Frederick Law Olmsted (together 
with partner Vaux) pioneered the 
development of planned suburbs. 
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Section 4.2: Use Changes 

4.2(e) Township Establishment: 
 
• A formalised large-scale subdivision of land for urban use.* 

 
• This planning is not something that is done in a vacuum.** 

 
 Dependent on existing constraints and opportunities.*** 

 
 A new township should fit into a wider framework of planning 

intentions/goals, guidelines and policies**** 
 

 Depend on the future availability of engineering and social 
services to the extension. 



3 

Section 4.2: Use Changes 

4.2(e) Township Establishment: 
 
 A new township should be compatible with existing land use and 

 
 desirable for the future development of the town. 

 
• Which legislation is applicable? Name the Ordinance! 
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Section 4.2: Use Changes 
4.2(e) Township Establishment: 
The following must be kept in mind regarding T/Est: 
• The final layout plan must make provision for erven which can be 

surveyed and registered, 
 

• which have street access and 
 

• which are connected to utility services which are linked to the rest 
of the town. 
 

• Provision for other land uses which are adequate and desirable 
for that particular development.  For ex. public facilities such as 
schools & reservation of erven for the state of for local authority 
purposes. 
 

• Conditions which are to be registered over the properties 
created, must also be set. * 
 

• The creation of new streets. Must be named - Applicants may be 
requested to suggest names for new streets. **  
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Section 4.2: Use Changes 

4.2(e) Township Establishment: 
 

Application Procedures for T/Est: 
 
• The procedure for legally establishing a township is contained in the 

Townships and Division of Land Ordinance No 11 of 1963. 
 

• Application for establishing a township is made in writing to MURD. 
 

• Minister refers application to NAMPAB for consideration & 
recommendation. 
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Section 4.2: Use Changes 

4.2(e) Township Establishment: 
 

Application Procedures for T/Est: 
 

• NAMPAB will consider the application in terms of necessity/need 
and desirability (“N&D”) to establish such a township.  
 

• NAMPAB will submit a recommendation to the minister. 
 

• Should the Minister agree that township is needed & desirable 
advertisement will follow in Gazette & newspapers to inform public 
of application. 
 

• After considering all relevant information (including comments 
received) the minister may grant, refuse of postpone the application. 
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Section 4.2: Use Changes 
4.2(e) Township Establishment: 
 
Application Procedures for T/Est: 
 
• Upon granting of permission to establish township the application is 

submitted with the local authority for its  recommendation.  * 
 

• Proposed township establishment is then advertised again. 
 

• Next the application will be submitted with Townships Board 
 

• T/B  - will consider & evaluate application & make recommendation 
(including conditions).** 

 
• After approval of layout by Townships Board, a surveyor must be 

appointed to survey the township. 
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Section 4.2: Use Changes 
4.2(e) Township Establishment: 
 

Application Procedures for T/Est: 
 

• The surveyed plans (General Plan & diagram of the land to be 
included in the township) are then submitted to the Surveyor 
General for approval.  
 

• The Surveyor General (SG) notifies the Minister, the applicant and 
Registrar of Deeds of the approval of the General Plans. 
 

• After SG’s approval (of the general plan & diagram), the township 
owner must lodge the approved General Plan & diagram with the 
Registrar of Deeds for endorsement.  

 

• The Register of Deeds opens a Township Register for every 
approved township. 
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Section 4.2: Use Changes 

4.2(e) Township Establishment: 
 

Application Procedures for T/Est: 
 
• The minister receives notification from the Register of Deeds that 

the township register has been openend. 
 

• Minister can declare by notice in the Gazette that the area 
represented by the general plan is an approved township. 
 

• This process is referred to as the proclamation of a township! 
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Approval Procedure: Township Est. 
 
 
 
 
 

Minister of 
MURD 

Refer to NAMPAB 
(N&D Certificate)  

Submit with Local 
Authority 

Townships Board 
(Technical 
Evaluation) 

Letter of Approval! 

Approval Recommen-
dation 

Lodge Approved 
General Plan with 
Registrar of Deeds 

 

Submit General Plan 
with Surveyor 

General’s Office  

Survey Township 
 by Land Surveyor 

Registrar of Deeds 
Opens 

Township Register 

Minister Place 
Notice in Gazette 

Declare area 
to be approved 

Township! 
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