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PROCESS & PURPOSE



PURPOSE OF A SCHEME

A town planning scheme is a regulatory document, 

legally enforceable, used to manage, direct or 

control the use and development of land within the 

defined area of jurisdiction of a local authority.

A “zoning 

scheme” in the 

new Urban & 

Regional 

Planning Act 5 

of 2018 has the 

same purpose.



OBJECTIVES OF THE REVIEW

The objectives are:

1. Incorporate the large volume of 

variations made over the past 17 years 

into the Scheme.

2. Review clauses so as to adequately 

address the present urban climate.

3. Integrate variations into a functional 

document.

4. Introduce new clauses that improve 

local governance.



APPROACH

A key concept that does not receive full 

recognition in most town planning 

schemes is found in the phrases:
– Manage the use of land

– Promote orderly development

“Manage” and “promote” are active verbs 

requiring an active response.

Opportunities for Council to be more pro-

active are built into this revised Scheme.



CRITICAL LEGAL PATH FOLLOWING APPOINTMENT 

OF CONSULTANT ON 3RD APRIL, 2019

DECISION BY SWAKOPMUND MUNICIPALITY TO PREPARE A SCHEME 

May, 2019

MINISTERIAL APPROVAL TO DRAFT SCHEME 
January, 2020

PUBLIC CONSULTATION 

January & May, 2020

APPROVAL OF DRAFT SCHEME BY 
SWAKOPMUND MUNICIPALITY 

Plus 3 Months

APPROVAL OF SCHEME BY MINISTER & 
PROMULGATION IN GOVERNMENT GAZETTE 

Plus 6 Months



GOAL: PLANNING AUTHORITY

▪ The system empowering local authority to grant 

“consent use” applications, is the most positive 

feature of existing law, enabling local authorities 

greater day-to-day control over new development.

▪ It compares well with the parallel authority already 

held over building plans.

▪ This authority will be taken up and expanded 

when the Urban and Regional Planning Act, of 

2018 comes into operation. 

▪ A goal of the Swakopmund Municipality is to 

become an “authorised planning authority” in 

terms of the Act.



STRUCTURE
The Scheme comprise a 

REPORT & MAPS



THE REPORT

SPECIALISED REGULATIONS

Specialised 

regulations have their 

own clauses.

Examples are 

illustrated on the right.



THE MAPS

CONSOLIDATION OF SUB-REGULATIONS

The Maps are the first place residents look 

in order to identify land-parcels and 

associated land use development rights.

The Maps identify the allocation of the 

following zones:

▪ Land use – see Table 4.2

▪ Density – see Table 4.5

▪ Bulk – see Table 4.4



IMPACT

▪ The Revised Scheme does not change 

land owners established rights to use 

land zoned “business” for business 

purposes, “residential” for residential 

purposes, etc.

▪ What it does do is increase the 

development options for which land-

owners may apply and which the 

Municipality may grant.



NOTIFICATION

▪ Any land-owner wishing to amend the 

development rights attached to land must 

apply through the same channels that have 

existed in the Swakopmund Scheme with only 

a few variations in the extent of advertising 

required.

▪ Advertising procedures are found in Section 

8.

▪ Neighbouring affected land-owners retain 

their opportunities to comment and object to 

proposed changes.



ZONES & 

RESERVATIONS



RESERVATIONS NOT EQUIVALENT 

TO ZONES

The term “reservation” implies a reservation 

for FUTURE as well as CONTINUED use.

▪ Land Reservations are applied to land 

which may currently have one use but is to 

be reserved for a different future use.

▪ It also covers the cases where land is 

already used for the longer term purpose.

Such uses are: cemetery, public open space, 

parking, beach area, infrastructure & streets.



ZONES

Zones have been amended 

to add more development 

options – see list on right.

A significant change is the 

merging of:

a. “Local Business” with 

“General Business” into 

“Business” and

b. “General Residential 1” & 

General Residential 2”

ZONE

A Residential

B General Residential

C Flexible Land Tenure Use

D Business

E Office

F Industrial

G General Industrial

H Private Open Space

I Institutional 

J Undetermined

K Special

L Agriculture

M Aquaculture / Mariculture

N Local Authority

O Government

P Parastatal



New Bulk Options

New floor area 

development potential 

options have been added.

The developable floor area = 

parcel size x bulk factor

Bulk zones have been 

assigned according to 

maximum bulks found in 

Amendment Scheme No. 

12.

MAXIMUM BULK 

FACTOR

0.1

0.6

1.0

1.5

2.0

4.0

No Bulk Factor



New Density Options

Higher density options have 

been added for flats and 

townhouses.

The number of dwelling units 

=  Erf size / density zone.

Density zones 1:20,000 and 

1:50,000 m² are for large 

farm portions

DENSITY ZONE 

1:50 

1:75 

1:100 

1:200 

1:250 

1:300 

1:600 

1:900 

1:20,000 

1:50,000 

1: Land Parcel 

Undetermined 

Flexible Land Tenure Use 

 



Service Implications of Increased Bulk & Density

Increasing the bulk zone increases the possible 

developable floor area.   Increasing density increases 

the number of dwellings that may be erected.  

Both require increases in service provision unless 

there is excess capacity.  Such increases do  

accumulate and have serious implications for the 

provision of Municipal services. 

For the above reasons, bulk zone controls have been 

reintroduced in the Draft Scheme and extended to 

more activities. 



NEW 

PROVISIONS



SOME NEW PROVISIONS

The following new provisions have been 

introduced:

▪ Minimum building values applicable to 

new townships.

▪ Street numbering to facilitate land parcel

identification.

▪ Deemed zoning for closed open spaces, 

& new townships. 

▪ Payments of endowment & betterment.

▪ Provision for flexible land tenure.



NEW IMPORTANT DEFINITIONS

Some new definitions have been introduced 

and existing ones amended.

The following are the most striking:

▪ Heritage consents.

▪ Home based activities such as:
– Resident occupations

– Accommodation facilities

– Shebeens.

▪ Unserviced land.

▪ Existing uses.



COMMUNITY SPACE

High density accommodation creates social 

issues that call for an institutional response.

It is proposed:

Where  buildings are erected to a residential 

density exceeding one dwelling per 250 m², 

the developer must provide 10 m² of space 

for every dwelling unit to be erected and this 

“community space” must be located and 

designed with facilities to be approved by 

Council.



POWER TO 

SAY “YES”



OPPORTUNITIES FOR CONSENT USE 

APPROVALS

The land-uses for which consent may be issued by 

Council have been reviewed and expanded.

▪ They include relaxation of building requirements 

such as coverage, building lines, height 

restrictions outside of the Conservation Area, 

projections, use of vacant land, minor density 

restrictions, and caretaker units.

▪ Consent may be granted for residential units 

additional to business and office floor area 

determined by the bulk zone.

▪ Consent may be granted for increases in density 

by one zone.



NEGOTIATION: HERITAGE CONSENT

Council may negotiate and enter into 

agreements with developers by which a 

heritage building or certain specified features of 

the building are preserved in return for 

concessions:

▪ in the usage of the remainder of the building;

▪ the transfer of development rights; or 

▪ parking requirements.



NEGOTIATION: CREATIVITY

A creative opportunity is inserted so that, on 

application, Council may consent to the changes 

in land use rights for erven as shown in the 

associated table.

Design proposals such as might be generated by 

a new STRUCTURE PLAN are inserted in a 

table and be offered to developers in exchange 

for rights to develop.

For instance, an amenity such as a pedestrian 

parkway along a designated street could be 

created over time by abutting property owners 

who seek to amend their development rights.



Tobias Hainyeko Street – an 

opportunity for improved 

pedestrian facilities



SWAKOPMUND’S ACHIEVEMENT for PEDESTRIANS



OPPORTUNITIES REQUIRING NEGOTIATIONS



PLAN IMPLEMENTATION TOOL

On a more general level one can create “Development 

Areas” whose future role is hinged on pre-planned 

new land usage and development intensity as per the 

following theoretical example (not in the draft scheme). 
TABLE 7.11 DEVELOPMENT AREAS. 

SAMPLES OF WHAT CAN BE DONE FOR DISCUSSION AND PROPOSALS 

DEVELOPMENT AREAS as 

indicated on the Development 

Area Map unless otherwise 

specified. 

CHANGE IN LAND USE RIGHT 

Development Area 1. Central 

Conservation Area 

1.1 Residential density 

 

 

1.2  

 

 

Land parcels with the land use rights provided by the 

zoning "residential" to the land use rights provided by the 

zoning “general residential” with a density of 1/100 m². 

 

Land parcels with the land use rights provided by the 

zoning "general residential, to the land use rights 

provided by the zoning "office" with a bulk of 0,5 

 



DESOLATE  STREET 

SCENE THAT COULD 

BECOME A 

DEVELOPMENT AREA



NEGOTIATION 

& POLICY



SUPPORTIVE POLICY RESOLUTIONS

Appropriate use of authority over “consent 

uses” is an important way in which a local 

authority may respond to a dynamically 

changing urban area.

This authority needs to be backed up by 

written COUNCIL POLICIES for specific 

areas or land-use changes.

They would be in Council Resolutions and 

be widely disseminated to the Public. 



DEVELOPMENT BY NEGOTIATION

The consent use table offers a negotiating 

platform.

By creating this negotiation platform within 

the scheme; Council will be in the position 

to promote orderly development with 

minimum cost to the Town Council itself.

Private developers: it is up to you to show 

creativity and initiative in new ventures.



CUSTOMISE

▪ These then are some of the ideas and 

opportunities incorporated into the new 

draft scheme.

▪ Please read through the Draft Scheme 71 

carefully and especially regulations that 

concern you or that appear new.

▪ We look forward to input from Swakopmund 

stakeholders to better customize the draft to 

meet Swakopmund’s special and particular 

circumstances.



CONTRIBUTING CONSULTANTING 

FIRMS

PLAN AFRICA CONSULTING CC
TOWN AND REGIONAL PLANNERS

HANNELIE 

GARBERS


