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ABSTRACT 

The main aim of this thesis was to investigate factors that contributes to the shortage 

of urban land in Windhoek and its implications on housing prices and affordability. 

Windhoek has been faced with a problem of slow delivery and servicing of urban land, 

resulting in the gap between demand and supply widening drastically, resulting in 

massive urbanisation, and increased demand for land. This research comprises a mixed 

method (quantitative & qualitative). A convenience sampling technique was used to 

sample study participants. Data was collected using questionnaires, observations, and 

interviews to investigate the availability of urban land in Windhoek, factors that led to 

urban land shortage and the implications these factors have on the housing prices and 

affordability. The study found that, there is indeed shortage or urban land at the city of 

Windhoek. The City of Windhoek is faced with the shortage of developable land, lack 

of technical capacity, limited financial resources embedded with cumbersome 

procedures in the process of preparation and approval of detailed plans as prepared by 

land experts has been a catalyst for the low capacity of the municipality in allocating 

land. The study also established that low-income earners are faced with serious 

challenges in acquiring a dwelling due to high prices in purchasing land, high interest 

rates on mortgage bonds to income and collateral requirements of financial institutions 

and serviced land in Windhoek benefits only higher-income earners. The study also 

proved that shortage of urban land has contributed to high prices as the City of 

Windhoek continues to auction off land that is not affordable for low-income earners. 

The study recommended that, existing policies on land allocation be reviewed, such as 

the Deeds Office Act of 1937. Land delivery and servicing models needs to be 

reformed, and the study ft.rrther recommends that the City of Windhoek needs technical 

and financial capacity to faci litate provision of effective and efficient services of 

providing land for housing. 

Key words: land programs, policies, land delivery systems, land development, Land 

models 
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CHAPTER ONE 

INTRODUCTION AND BACKGROUND OF THE STUDY 

1.1 Introduction 

This study investigates the scarcity of urban land in Windhoek and its implication on 

housing prices and affordability. Considering this, the research also sought to outline 

factors that hinder the allocation of urban land for building a shelter. The study also 

provided insight into the causes for the slow process of allocating urban land to uxban 

residents, and then proposed solutions to amicably solve the shortage of urban land in 

Windhoek and Namibia in general. 

1.2 Background of the study 

Land-based challenges are at the root of some of the most pressing concerns facing local 

governments, the private sector, and civil society. Such challenges include, local 

economic development, strategic and physical planning, and enabling social housing and 

poverty reduction, providing infrastructure and basic services, and managing the urban 

environment. 

Since Namibia 's independence in 1990, a shortage of affordable urban land for low­

income earners has become a political issue, and is one of the key challenges for the 

Namibian government and local authorities. Among tho e who identified the urban Land 

question as one of Namibia's thorniest political and developmental i sues, are Kalili, 

Adongo and Larson (2008). It is mainly centered on unequal distribution of land which i 

widely regarded as the main cause of the prevalent poverty and economic inequality. 



Namibia covers 824,292 square kilometers (km2) of land, more than twice the size of 

Germany. The sea surface area is estimated to be 513 015 km2. The sea consists of both 

the tenitorial waters (23 541 km2) and Exclusive Economic Zone (489 474 km2), 

(Namibia Statistics Agency, 2018). According to Namibia Statistics (NSA), as of 2019, 

Windhoek had a population of more than 400 000 inhabitants (City of Windhoek, 2020). 

The Urban Land and Housing Sector in Namibia is characterized by a huge backlog in the 

supply of and demand for serviced land and housing in urban areas and the country in 

general. This situation is attributed to a combination of factors . There is the high rate of 

rural-urban and urban-urban migration (urbanization), population growth and 

demographic changes as well as poverty and economic growth levels. 

Unavailability/shortage of serviced land in the face of increasing demand continue 

pushing prices up (Bank ofNamibia, 2011) . Increases in the costs of building materials; 

and the use of auctions by local authorities (such as City of Windhoek) to distribute land 

are amongst the factors that causes the prices of housing to increase. The knock-on effects 

include speculation and limited housing stock at the lower and middle spectrum of the 

market. 

The housing sector in Namibia is faced with multiple challenges. Amongst others the 

prices of houses continue to skyrocket due to increase in input costs and the mi match 

between the rapidly rising demands for hou es versu low housing outputs delivered by 

housing developers in the housing market annually. Houses have become unaffordable 

due to the modern building materials that are imported from other countries such as South 

Africa. According to Allen et al. (2020), materials are mostly transported via the road and 

the suppliers raise their prices to cater for the distances travelled to far remote areas were. 
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The cunent legislative, policy and regulatory frameworks are another matter that needs to 

be reviewed to enable the housing sector to deliver housing smoothly and speedily without 

much impediment including acquiring and owning land in the settlement and undeclared 

areas. The inflexibility in the current land tenure system exacerbates the lack of right to 

land ownership and development of it by holders (National Planning Commission of 

Namibia, 2017). 

At the launch of Harambee Housing Initiative in Windhoek, President Hage Geingob 

acknowledged that housing remains a serious challenge in Namibia, patticularly in 

Windhoek. To quote; "while Namibia has attained much since independence, a lack of 

sufficient land and housing remained contentious subjects" (Kiganda, 20 17). The 

Harambee plan acknowledged residential land delivery, housing, and sanitation as 

essential for social growth. One of the reasons for the rising housing prices and supply 

having been outstripped by demand is the lack of serviced land (National Planning 

Commission of Namibia, 20 17). 

Namibia has suffered 106 years ( 1884-1990) of colonialism at the hands of the Germans 

and consequently, South Africans which was mandated by the United Nations thro~1gh 

resolution 435, to foresee the country regain independence (Botha, 2007) . During that 

period, people lost their land at the hands of the colonial regime. The country inherited a 

very biased pattern of human settlement development because of homeland ( conummal) 

policies followed by t11e colonial Government. Settlement planning and housing were u ed 

as tools of apartheid to marginalize the majority. The disparities in tl1e human settlement 

sector made it incwnbent upon the newly independent Government to redress the ituation 

and meet the aspiration of the people. Thus, housing, and hwnan settlements have been 
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identified as some of the main development priorities of the Government along with 

health, education, and agriculture. 

During the apartheid-colonialism periods, black Namibians were denied the rights to own 

land. This was done through the colonial land policies, which only allowed minority 

whites to register title deeds at the deed registry while black Namibians were denied access 

to urban land ownership and only allowed to enter Windhoek or most towns as contract 

laborers (Bogosi, 1992). After Independence, the contract laborer system was abolished 

and many Namibians started moving to the city freely, in search of jobs and better living 

conditions. 

The Jaws also made it possible for black Namibians to own and dispose of real property 

and land after the independence. The freedom of movement was also documented by the 

Namibian Constitution after independence which made it possible for Namibians to move 

freely, and settle in geographic locations of their choice within the republic of Namibia 

(The Republic ofNamibia, 1998). This led to people settling in areas of unoccupied urban 

land, thus initiating informal settlements in Namibia. 

In major towns and cities in Namibia, the number of informal settlements continued 

intensifying. Within Windhoek, it is reported that the city has about 417 000 residents 

(City of Windhoek, 2020), with a continued population increase of about 8% per annum. 

This rapid urbanization and inadequate capacity to allocate urban land for housing in 

Windhoek and other local authorities to deal with the demand upon affordable hou ing 

led to increased informal settlements. 
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According to the 2019 FNB Residential Property report, the pace of land delivery remains 

a perennial problem across all four regions (Khomas, Oshana, Karas and Kavango), 

despite an increase in the budget allocated to Ministry of Urban and Rural Development 

for the servicing of land and provision of water, electricity, and sanitation services. At the 

national level, delivery remains in contraction, recording -19.0% at the end of September 

2019 (Nandago, 20 19). Although demand side factors rather than supply side factors are 

currently dictating movement's in house prices, land delivery is an important element in 

solving the pervasive housing delivery deficit experienced in Namibia. 

The 2011 Housing Study carried out by the Bank of Namibia, revealed that, more than 

73% of Namibians do not have access to credit facilities offered by the financial service 

sector and consequently caru1ot afford to buy urban land and housing, which has resulted 

in housing prices increasing as the affordability gap widens. The lack of satisfactory 

budgetary provision by the govemment for housing programmes in particular to the Build 

Together Programme (BTP) and the National Housing Enterprise (NHE) fwther 

exacerbating housing sh01tages. 

The government does not allocate sufficient funding to these institutions to make funding 

available for housing. Namene Kalili, manager research and competitor intelligence at 

FNB Namibia Holdings, said at a median price of N$774 000, households must earn at 

least N$23 000 per month to afford an average property (Kaira, 2014). Con idering this 

reality, it is Because of this, about 40% of Windhoek resident are living in informal 

unplanned settlements that are characterized as sub-standard, illegal structure without 

legal tittles at the deed office. 
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The shortage of urban land in Namibia has forced many Namibians who migrate to the 

capital city, to live in deplorable conditions in informal settlements. The land question has 

been debated across many sectors and among many youths and has seen the rise of 

pressure groups such as Landless People Movement (LPM) and Affirmative 

Repositioning movement (AR). LPM was birthed after its leader (Bemadus Swartbooi) 

was fired from the ruling party (South West People's Organization (SWAPO)) by 

Namibia's Current President Dr. Hage Geingob in 2016 (Kahiurika, 2020). 

Riding on the back of people's frustrations on the lack of access to land and claims for 

ancestral land is the key aim and priority of the LPM. LPM has attained 4 seats in the 

Namibian Parliament after the wildly contested 2019 Namibian National Elections. The 

AR movement which is aimed at improving the socio-economic conditions of w-ban 

youths continue pushing for radical policy shift in urban land. AR uses social media 

platforms to mobilize residents to apply for erven (small residential land title ) from local 

authorities. 

The failure of Land conference held by the Namibian government in 1992 and 

consequently in 2018 have also made the situation worse and as result, prices of housing 

continually increasing unabated. The Namibian Government set a target at the 1992 land 

conference to acquire 15 Million hectors of land by 2020, by 2016 only 2.5 Million hector 

of land have been acquired (Amupanda, 20 18). An indication that only 15% of the target 

have been met. The Govenunent acquired 524 farm with a total of 3.2 million hectares 

out of the targeted five (5) million hectares by 2020 under the National Re ettlement 

Programme (Govemement Of The Republic Of Namibia, 2018) . 
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The Namibian government have also admitted that they have failed to deliver urban land 

to the residents oflocal towns due to the slow pace efland acquisition, the scarcity of such 

land, inadequate financial resources to acquire land remain a bottleneck in the attainment 

of land reform objectives in the country (Governement Of The Republic Of Namibia, 

2018). Other challenges include pending legislative enactments on land ownership by 

foreign nationals (enactment of the Land Bill). Fwther, the inability to satisfy demand for 

land for those who need it as well as uneven distribution of land offers across the 

administrative regions of the country. 

Another notable issue that led the shortage of mban land which consequently led to the 

high prices on housing and thus lead to the unaffordability of low-income earners is the 

failure of government to implement the twenty-four (24) resolutions of the 1991 Land 

Conference and address the challenges encountered in. The government resolved to 

abolish the willing buyer-willing seller principle in order to develop and implement an 

acce lerated land delivery method that would see the government acquiring neighboring 

farms smrounding the City Windhoek to be able to expand the boundaries and make more 

land available for the residents, this is not yet done 3 years later after the conference in 

2018. 

An tl 
. that was not enforced was the review of land legislation that relates to 

0 1er ISSUe 

resettlement policy that was aimed at ensuring ecurity of tenure to allow bankability of 

the farming units. This has not happened yet according to the recent review of the second 

Harambee prosperity plan in March 2021 (Governement of the republic of Namibia, 

2021). 
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On a more promising note, the 2018 Land Conference developed 40 resolutions to address 

the issue of urban land shortage. Under the thematic area: Urban Land and Related 

Matters, GRN promised to develop an urban land reform programme and policy to address 

the proposed strategic interventions (Republic of Namibia, 2018). The government also 

resolved to subsidize housing and essential services for low-income earners to increase 

affordability and acquire farms adjacent to urban areas and resettle people from those 

towns. 

Housing funding institutions/schemes in Namibia such as First National Bank (FNB), 

Standard Bank, Bank Windhoek, National Housing Enterprise (NHE), Build Together 

Programme (BTP) and Shack dwellers federation ofNamibia (SDFN) have been initiated 

to render financing. Each of the housing funding schemes operate differently and in 

accordance with their mandate and vison. NHE and BTP are government initiatives 

created to provide funding. SDFN is a non-government organization under Section 21 of 

the Company Acts. SDFN is a network of community-led savings group working on 

secure affordable land, shelter, and infrastructme services for low-income urban 

households across alll4 regions ofNamibia (World Habitat, 2020). 

The NHE works towards availing housing finance and con tructing houses for individual 

in the low- and middle-income brackets. The loans disbursed by NHE vary within a ceiling 

of N$550,000 and are expended as various finance products (Mwilima, Fillipus, & 

Fleetmuys, 2011). Low-income earners from the informal ettlements find it difficult to 

acquire funding due to their low-income status. People migrating to urban areas are forced 

to live in informal settlements because of lack of affordable hou es. Apart from people 

migrating to mban areas, there are people who were born and raised in towns who are al o 
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forced to live in infotmal settlements as they cannot afford to have a house of their own 

and cannot pay rent on a dwelling. 

As urbanization continues to intensify in most of developing countries, it creates a high 

number of urban poor. A study carried out by the National Planning Commission of 

Namibia shows that poverty in Namibia stands at around 28% (Alweendo, 2014). It is 

estimated that more than 40% of urban residents live in poverty. ln most sub-Saharan 

African cities, the urban poor as well as large segments of low and middle-income groups 

do not have access to land provided by the public and the formal private sectors 

(Namandje, 2018). The slow allocation of land to city inhabitants has been an ongoing 

issue, and the city of Windhoek attributes the slow pace of delivery to developers and 

bureaucratic processes within the Ministry ofUrban Land and other government agencies 

involved in land delivery. 

Namandje (2018) argued that, there is a safe water supply within the informal settlements 

in Windhoek city where communal taps are within a con iderable walking distance. 

However, less than 20% of the informal settlement households are connected to a 

waterborne sewerage network. 

In many developing countries, poor institutional arrangements and processes have led to 

bureaucracy, slow and costly transactions, illegal land occupation, corruption, land 

appeals, and increased uncertainty in national decision-making (Badgai , 2009) . Even 

though the City of Windhoek (CoW) might make means to service plots for residential 

pmposes, most poor and low-income earners living in the informal settlements such as 

Hakahana cannot afford the prices. 
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Windhoek City Council (WCC) squatter's policy, as it was known in the 90s, in response 

to the influx of mban migrants earmarked three receptions (Havana, formerly called Big 

Bend, followed by Okuryangava Extension 6 refetTed to as Babylon and Kilimanjaro, and 

a third one called Goreangab) (The World Bank, 2002). The concept of receptions was to 

resettle people as per the wee squatter's policy at that time, but it did happen because 

people started constructing living structures on un-serviced land. The receptions became 

overcrowded before they were serviced by the CoW. 

According to Amaclhila, (2014), the growth within the planned boundaries of the reception 

areas (Havana, Okuryangava and Goreangab) became small, or was not able to contain 

the growth of informal settlers, leading to the City Council developing an initiative called 

"in-situ" upgrading to achieve social acceptable living conditions and densities that had 

developed. This was done, (Nakweenda, 2014), to minimize social disruption from 

resettlement; increase the chances of providing affordable improvement solutions and 

decrease pressme on the Council to simultaneously develop land elsewhere within the 

City and in the process help residents acquire serviced land that would ultimately give 

them access to tittle deeds and property rights. 

1.3 Statement of the problem 

The shortage of land for housing in Namibia have been described as a national cri is. 'The 

housing backlog in Namibia currently stands at 110 000 housing units and grows at an 

annual rate of nearly 3 700 units"- Vice President Nangolo Mbumba revealed at the 

ground-breaking ceremony of Ongos valley housing project in Windhoek (Tjitemisa, 

2019). It is asswned that Windhoek's urbanization rate stands at four percent (4%) 
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annually and it is expected that by the year 2030 the city will have a population of 645 

355. Namibia recorded the second highest house price increase in the world in June after 

Dubai, according to FNB House Price Index (Kaira, 2014). House prices increased by 

29% year on year to bring the FNB House Price Index to 234, 7 index points through June 

as house prices continue to increase in 2014 at a much faster pace than the long-term trend 

over the past seven year (First National Bank, 20 14). 

The City of Windhoek is currently facing a challenge of allocating affordable land and 

servicing which results in rapid demand for land and shortage supply. Due to population 

increases in Windhoek, the number of informal settlements continue rising because people 

cannot afford or find serviced land. As a result, this leads to high crime in the city, 

congested residential area and the deteriorating state of urban living conditions. The land 

auctioning techniques used by the City Council resulted in inflated land prices and 

unaffordability which has contributed to extensive squatting and people living in 

unhealthy conditions on the outskirt of the city. The City Council is in a precarious state 

to develop land to sale and meet the ever-increasing demand which always outstrips the 

delivery. There is a lengthy process between town planning and the actual sale, which can 

even take up to 6 years (Bank of Namibia, 2011). 

The main objective of this study is to investigate factors that contributes to the hortage 

of urban land in Windhoek and its implications on housing prices and affordability. The 

following are the sub objectives: 

a. 
To analyze the current state of land allocation at the city of Windhoek 

b. 
To analyze the implication of land shortage on house prices and afford ability 

11 



c. To investigate the challenges low-income earners face in acquiring land at the city 

of Windhoek 

1.4 Research questions 

• What factors have contributed to the shortage of urban land in Windhoek? 

• What is the state of land allocation in Windhoek currently? 

• What is the implication of land shortage on house prices and affordability? 

• What challenges do low-income earners face in acquiring land? 

• What can be done to address the issue of land shortage in Nainibia? 

1.5 Significance of the study 

This study is intended to provide insight and information that town and city administrators 

(Municipalities & town councils) can use to facilitate the fonnulation of operational plan 

and strategies to facilitate the supply of urban land for housing, and reduce housing prices 

and improve affordability. The study will also create awareness among the housing supply 

agents especially local government about the implication which the sho1tage and supply 

of urban land has on housing prices. It is also anticipated that the findings from this study 

will provide strategies to improve urban land management to provide affordable land to 

low-income earners in Windhoek and Namibia, as a whole. 

The study is also envisioned to help the Ministry of Land Reform & Urban and Rural 

Development, City of Windhoek, housing entities such as NHE, Shack Dwellers 

Federation of Namibia and policy makers with policy formulation and budget 

prioritization in highlighting the factor that lead to slow allocation of land and its 
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implication on housing prices and affordability. Researchers who are interested in the field 

of land are also expected to learn from this study. 

1.6 Limitation of the study 

Since this study was based in Windhoek, other parts of the country with similar cases of 

land shortage and high house prices are not included. The size of the sample in this study 

might be insufficient for simplification to the national population. The other limiting 

factor has been time and resource constraints as the researcher is a full-time employee 

with limited financial resources. 

1. 7 Delimitation of the study 

Urban land shortage and high housing prices in Windhoek is has dominated many debates 

and needs an amicable solution before it gets worse. The researcher undertakes to provide 

solutions and improve the living conditions of the marginalized masses by revealing 

findings pertaining to the land question and affordability. 

1.8 Organization of the study 

Chapter One gave a brief overview and background of the scarcity of urban land in 

Windhoek and its implication on house price and affordability. The statement of the 

problem is outlined, limitation of the study as well as its significance is also outlined and 

explained. The research que tions that form basis of the study have been clearly 

expounded upon. The reminder of the study is as follows: 

Chapter Two: This chapter deliberates on the existing theoretical and empirical literature 

review. 
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Chapter Three: Documents the methodology and empirical motivation as well as the 

population and the research instrument employed and the procedw-e. 

Chapter Four: Presents results and their interpretations illustrating the findings collected 

through interviews and document analysis under various themes. 

Chapter Five: Sw-nmarizes the findings of the study, policy implications and 

recommendations for the effective urban land management. 

Conclusion 

Tlus chapter introduced the study and set the precedence for the following chapters by 

captw-ing the essence of the study, outlining the objectives and introducing the research 

questions that will be used to guide the study. The characterization of Urban Land and 

Housing Sector in Nanlibia by a huge backlog in the supply of and demand for serviced 

land and housing in w-ban areas calls for immediate action to remedy the situation. The 

chapter gave a brief overview and background of the scarcity of urban land in Windhoek 

and its implication on house prices and affordability. The statement of the problem is 

outlined, limitation of the study as well as its significance is also outlined and explained. 
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CHAPTER TWO 

LITERATURE REVIEW AND THE THEORETICAL FRAMEWORK 

2.1 Introduction 

The focus of this chapter is, to apply the literature review and analyze the literature 

regarding the urban land in Namibia with the emphasis on City ofWindhoek. Moreover, 

it focuses on investigating the shortage of urban land in Namibia and its implication on 

affordable housing. The prevailing research has been utilized to enhance knowledge on 

the subject being pursued when reviewing literature review. Reviewing other argwnents 

and research can assist in stimulating a hypothesis to contextualize the current study. It 

should be noted that, theory took center stage in this study to guide the development of 

research questions, methodologies, and data interpretations. 

Theory plays an essential role in research, and its use may be an indicator of the maturity 

of a discipline. Quantifying the use of theory in housing research may provide indicators 

of the state of the discipline (Steggell, Yamamoto, & Fidzani, 2015). The phenomena 

studied is explained when using theories, while providing answers to questions and 

problems brought forth with the research. Awareness and general understanding of the 

topic can be achieved using a conceptual fran1ework. Different variables and their 

relationships can be elucidated using this visual presentation (conceptual framework). 

In the context of urban growth and inequality, acute competition for land and the 

regulatory failures of states (Municipalities and Town Cotll1cils) often result in conflict, 

violence, and often times peaceful demonstrations, a typical example is that of the 

Affirmative Repositioning Movement that occupied land in November 2014 in Windhoek 
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(New Era, 2015). In most cases it affects urban authorities and residents, in turn, resulting 

in accelerated high rate of inequality, rapid urban growth and poverty related to scarcity 

of land. Low-income communities are mostly affected by these effects and continue to 

endure hardships in the shanty towns. 

A study canied out by Karuaihe and Wandschneider (2018), found that majority of the 

population living in informal settlement in Windhoek, have limited access to public 

municipal services. Findings from the study showed that formalized land tenure is a 

system or condition for people to access municipal services of which 85% of those 

interviewed in the informal settlement do not own land. Medium and low-income 

residents cannot afford conventional housing at cw-rent market rate and interest rates. 

Many studies have been carried out about land scarcity and its implications on affordable 

housing. 

Land crisis and conflicts studies have been carried out but they are often limited to the 

problem with landlords and tenants, and have failed to debate the issue on the wider gamut. 

However, there are few who have undertaken detailed analysis of land-conflicts at a 

broader level to gain in-depth insight of their characteristic and dynamics. There are no 

initiatives or products that cater for the people who do not have any means of income in 

terms of funding. Low income earners find it difficult to access funding due to collateral 

issues. 

Considering the above, the research had two objectives, namely, assessing the broader 

literature to develop a framework for w·ban land analysis to determine unre olved 

theoretical and empirical questions. Secondly, it reviewed the most recent available data 
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from the field of urban land governance and management and analysis in relation to the 

shortage of urban land and its implication on affordable housing. The chapter further 

delved into case studies to identify key dimensions of an analytical framework to expand 

and consolidate the research objective. In conclusion, the researcher consolidated the 

findings from the critical issues covered and possible discoveries that emanated from the 

chapter and interpreted them accordingly to align their meanings to the broader topic at 

hand. 

2.2 Defining the Urban Land in question 

The term 'urban land ' has many definitions depending on the context and nature of the 

study in which it is interpreted. Researchers have tried to expand on the urban land 

definition. Qadeer, (1981) Defined urban land as land used or expected to be used for 

urban activities. Its attributes include location, space, property, clustering, heterogeneity 

and immobility and indestructibility. Urban areas are created through urbanization and are 

categorized by urban morphology as cities, towns, conurbations, or suburbs. Other 

scholars have defined urban land or land in general as a hwnan necessity. 

Rodrigue (2020) argued that, mban areas are characterized by social, cultmal and 

economic activities taking place at separate location forming an activity system. He a! 0 

argued that cities conswne about 3% of the total landmass. Although the land use 

composition can vary considerably depending on the function of a city re idential land 

use is the most common, occupying between 65 and 75% of the surface of a city. 

Commercial and industrial land uses occupy 5- 15% and 15-25% of the surface, 

respectively. 
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The term urban simply refers to the region or area which is densely populated and possess 

the characteristics of the man-made surroundings. The people residing in such area, are 

engaged in trade, commerce, or services (Sethi, 20 17). Most people are attracted to the 

urban cities because of jobs and better living conditions. It is presumed that there are many 

advantages of an improved life in the urban area such as access to various amenities, better 

transportation facilities , entertainment, and education. These kinds of advantages draw 

increased numbers of people to the city which results in overpopulation and in the end 

leading to shortage in urban land. 

Urban areas suffers many environmental challenges such as pollution, which are is mostly 

caused by large scale industrialization and cars emissions into the environment which 

eventually leads to health problems to the people living in that area. Urban settlement is 

not confined to the cities alone, but towns and suburbs (suburban areas) also included in 

it. 

Urban has been defined as an area comprising all territ01y, and housing population unit 

located in urbanized areas and in places of two thousand five hundred or more inhabitants 

outside of Urbanized Areas by the Bureau ofurban Census (Grate, 2020). 

2.3 Analyzing Housing Prices and Affordability crisis in Namibia. 

In Namibia, the housing sector is labeled as a major financial contributor to the national 

economy. In addition, housing influences the social , political, and environmental a pects 

of the Namibian society. Hence, "sustained and increasing housing development output 

therefore presents a great potential for various spin-off effects" (Namibia National 

Housing Policy, 2009). 
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Housing prices in Namibia continue to rise and the affordability gap widens. According 

to the (Global Property Guide, 2014), The First National Bank (FNB) housing index for 

Windhoek soared by about 26% during the year to July 2014, while nationwide median 

house prices rose 11 % over the same period to around NAD709,749 . In the year 2014 

alone, it was estimated that, the average property price was NAD511 , 000 (USD44, 241) 

for those in the lower price segment. The middle price segment was tagged at around 

NADl, 213,000 (USD105, 017) for an average property price. Whilst the upper price 

segment for the property was averaged at NADl, 977,000 (USD171, 162). Land values in 

Namibia increased by about 4% y-o-y in July 2014 to an average price of NAD379 

(USD33) per square metre (sq. m.). 

The latest FNB residential property for 2019 shows that the House Price Index stood at _ 

4. 7% y/y as of December 2019 compared to 0.5% over the same period of the preceding 

year. On a quarterly basis, the house price index growth has averaged -5.1 % y/y in the 4th 

quarter of2019, compared to -2.4% year in year realized over the same period of2018. 

This brought the average national house price to N$1 155 468 at the end of 2019. The 

relative contraction witnessed in the fourth quarter continues to point towards demand 

side risks emanating from weakening economic conditions, subdued real wage growth and 

high level of households ' indebtedness (Uusiku, 20 19). 

Windhoek had the highest average house price of N$1 .2 million followed by Okahandja 

at N$
954 00 

and Gobabis at N$637 000 during the reviewed period of 2019 (Uu iku, 

2019
). The average house price in the Northern region of Namibia is now at N$833 000 

compared to N$787 000 recorded dming the same period of 2018. When disaggregating 

by towns, the average price for a bouse in Ongwediva now stand at N$864 000 followed 
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by Rundu, Oshakati and Ondangwa at N$696 000, N$681 000 and N$696 000, 

respectively. 

On the southern part of the country, the house prices continue going up. As per the FNB 

residential property report, The Southern House Price Index registered an average 

quarterly contraction of 8.6% y/y in fourth quarter of 2019. The average house price in 

the Southern region as of20 19 is N$769 000 compared to N$925 000 recorded in the prior 

quarter and N$807 000 registered during the same quarter of 2018. The land auction by 

the city of Windhoek have pushed the prices up and continue excluding the low-income 

earners from housing market. The table below shows the prices of erven at the latest City 

of Windhoek auction. 
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T able 1, Erven prices at the city of Windhoek Land Auction in 2021 

BUmt'"ESS EIR\'EN LJ:ISlf - TENDER-FEBRUARY 20'11 

ERF TOWNSHIP STJtEElf ZONING SIZE m"" UPSET PRICE 
I 

191 Auasblick 41-43 Demoote Stt<eel !Busines) 2853 NS 3 6!H 000.00 

2Si' Kieill! K:uppe BoDll)"b Stteet !Bus:illless 3,:us NS 3 977 OOD.OO 

1051 R.oOO•Creil Sal Is!md R.Ndl !Bus:illless 2712 NS 2 912 000.00 

5300 ~ 
S~e:r S.-t ·!Bus:illless :510 NS 661 000.00 

i 
53!Ji.!l KJ!oma;dal !Buzzard Street [ndustrla! 4lllil NS 551 ooo .roo 

~ 
54.00 KiiOiDa5dal !Buzzard Street hlltnstria! 55;2 NS 6®000.00 1 

54011 KiiOioasdal !B uzza:rd Street lmlfustrial 547 NS 654 000.00 

541B Kiii)Dmdal Treal Street 1mlfustria~ 1,2]9 N$ I 41$11. OOO .rOO 
I 

54!17 ~ 
!BUZW'Ii Street Jnlfustrial 48.0 NS 574 000.'00 , 

5.flB ~· Suzmti Street ImiDstrill! 49l!) NS 574 000.'00 
~ 

54'1!1 ~ 
Buzza:rii Stteet 1mlfustrial 4.8.0 NS 666000;00 

I 

54130 ~ 
Buzwd Street 1mlfustrial 551 NS 666 000.00 I 

I 

5432 ~ 
Teal Street Indus1r.ial 4.80 NS 574 000.00 

I 

I 

I 

I 

i 
t 
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5433 KhOmasdal T<eal Street hllfnstrial 4&0 NS 574 000.00 

543-7 l{homas;dal lieal. Street Business 336 NS 415 000.00 

54:47 ~ 
Q:ake Stteet Business 384 NS 4!}8 000.00 

54!4:8 ~ 
Coke Sr:r,eer Business 3&4 NS 4!}8 000.00 

I 
5449' ~ 

Q:akeStreet Business 385 NS 49!!1 OOG.OO I 

! 
W5'83 Kam"I!J["a !B~ St:r.eet Imfnstrilll 45() NS 335 000.00 

f 
10>B5 Kam1IJI! iBiUllfelmge Stteet Jmfustrilli 45() NSE5000.00 I 
l.0594! KJim1l;lrll iBandelmge Street bufustrial 115 NS 142 000.<00 ~ 

10:)95 KamniB Hi1D~S~et lmlfns1ria1 4:41 NS 333 000.•00 

10596 ~ 
Hi1.lllfelBI!Ige :S~et .iiml!u.striail 31i2 NS 2l!i9' 000.00 

r 
10®8 IWu1UIJI H~Stteet Ir:llfustriail 303 NS llS 000.00 -~ 

BH PiQ:mei!J:"S]J'B Scih.eJIIlmllllm Elusimess 18.]9 NS L9 '!}12 000 i 

ource: (City of Windhoek, 2021) Windhoek land auction stats s t 
he above observations denote that, the housing prices continue going up year in year out. 

I 

I T 

T 
he housing prices are rising higher than the household's income. Demand for land in t 

i 

indhoek continues to outstrip supply and land delivery needs to be accelerated a a 
I 

I w 
atter of urgency. For example, Namibian household must earn at least a monthly 

I 

i' m 

111 
come ofN$23,000 (USDl, 991) to afford an average residential property, according to 

i 
amene Kalili of FNB Namibia Holdings. "This is almost three times the average ~ N 

ho 
usehold income for urban households in Namibia. Ba ed on our calculations, the 
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income requirement for the lower price segment came in at NAD 15, 000 per month. Less 

than 10% of the households in the country can afford a property in the lower price 

segment," Kalili said. 

A one-bedroom single apartment around the upper suburbs in Windhoek is likely to cost 

between N$850 000 to N$1 25000 when buying, while the rental prices cost around N$6 

000 to N$1 0 000. This is three times more expensive compared to Cape Town, South 

Africa. Erastus (2020) lamented that, it is shocking to see property prices in Namibia 

defying the economic theories of supply and demand, as property prices are fa iling to 

succumb to a fall in demand in the medium, large and luxury housing segments. 

Erastus (2020) remarked: "Nom1ally, when there is reduced demand for a certain pricey 

product, its price drops to stir demand, but it does not seem to be the case in Namibia". 

The recent Coronavirus (COVID-19) Pandemic outbreak that has hit the economy 

presents an opportunity for the property prices to drop since there has been a decline in 

demand, but this has not been the case thus far. 

According to the latest housing index report by FNB Namibia (Uusiku, 20 19), ninety 

percent (90%) of transactions in the housing market in the fow-th quarter of 2019 only 

came from the small segment. "Evidently, residential property transactions have been 

largely skewed towards the small segment - a trend that can be traced back to early 20 16," 

the report shows. The housing index shows that the small segment contributed 70% of 

transaction volumes (quantity demanded) in 2016 and has gradually increa ed to 80,9% 

in 2019. 
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The report added that the unaffordability is evident in the shift in activity towards the 

small segment across the four regions, although this trend is also seen to be slowly 

dissipating as economic hurdles linger. For the whole of2019, the average house price in 

Namibia was over a million Namibia dollar despite quantity demanded (volume of 

transaction) at each price falling due to affordability issues, as wage sluggishness 

prevailed. Moreover, indebted households that owe lending institutions more than N$50 

billion in mortgage repayments, dampen the quantity of property demanded at each price, 

as banks are cautious to extend credit to those who cannot afford it (Erastus, 2020). 

According to Graft (2015), Namibia is experiencing a housing crisis . Strategies currently 

employed to reduce the backlog are proving ineffective. Increasing demand escalates 

prices, meanwhile the country's rapid urbanization maintains a steady influx of low wage 

earners from rural areas seeking better opportunities in urban areas. Housing policies in 

Namibia favor single story detached housing sitting on a minimum 300 sqm plot of land, 

requiring a great deal of land to be levelled and serviced at high cost, but benefiting few . 

A study by (Chiripanhura, 2018) shows that over 90 percent of Namibian househo lds 

would not qualify for a mortgage from any conunercial banl<. Chiripanhura (20 18) found 

that many households lack adequate finance to buy or rent house , in part becau e the 

existing housing stock is far less than what is needed and is too expensive. The extent of 

the backlog is variously estimated to be between 85 ,000 and 110,000 house (Lennon, 

2018). 

Chiripanhura (2018), revealed in his study that house prices in Namibia have risen sharply 

in recent years, with the rate of price increases e timated recently to be econd in the world 
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only to Dubai. He also noted that the poor, the unemployed and those on low incomes are 

effectively excluded from the housing finance market. Against a macroeconomic 

backdrop of gaping inequality and rising unemployment, he notes that in 2016 nearly 90 

percent of households earned less than N$2, 700 per month, meaning they would not 

qualify for a bank mortgage for an average priced house. 

Because of the above-mentioned factors, the demand for cheaper housing rose, however 

property developers neglect this population because of affordability issues and the 

exclusion from the mortgage markets. The slow pace in the supply of houses and rapidly 

rising demand and urbanization has caused the housing backlog to rise. 

Income inequality is also another factor to consider as much as housing prices and 

affordability crisis is concerned. The income gap between the rich and the poor section 

of the population has been growing since 1993. This is evidenced by the fact that in 2017 

Namibia was rated the second most unequal country in the world on the World Bank GINI 

Index with South Africa leading the way (Lennon, 2018). The income disparity in urban 

area is greater than rural areas which contributes to the rise in tmemployment, low 

incomes, and the rapid rise in the cost of accommodation further contributed to the growth 

of extreme inequality in mban areas. 

Chiripanhura (2018), sugge ts that, the nwnber of urban households has risen due to 

natural growth, rural-urban migration, and a shrinkage in the average size of household . 

The average household size in Namibia shrunk from 5. 7 per ons in 1995 to 4.4 persons in 

201
6 and the overall number of households ro e from 63 ,426 in 1994 to 80,853 by 20 t6. 
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Prior to the job losses caused by the onset of recession in the construction and retail sector 

in 2017, according to the 2016 Labor Force Survey (LFS), unemployment among 

Namibians between the ages of20 and 24 years already stood at a worrying 54.9 percent. 

The most recent data contained in the Fifth National Development Plan (NDPS) released 

in 2017 (National Planning Commission, 20 17), show that only 14 percent of the 

population earned more than a domestic worker's minimum wage ofN$1,353. 

For this reason, many households were simply unable to secure mortgages to purchase 

their own property or afford to rent in the formal housing sector. 

A study on the housing question conducted by Chiripanhw-a and Herbert Jauch (2015) 

found that on average, the cost of land in Namibia constituted up to 40 percent of the co t 

of a new house. This suggests that the cost of land is at the heart of the housing crisis and 

that despite the many factors affecting housing supply, 'it is smarter to focus on the supply 

of serviced land'. 

The city of Windhoek land auction disadvantages the poor as they cannot afford the 

prevailing housing prices. Chiripanhura (20 18) argues that the auction system perpetuates 

social inequality, as it tends to favor established property developer and high-income 

households, to the detriment of low-income groups. 

Property developers engage in speculative activities by amassing unserviced land while 

waiting 011 house prices to rise to ensure hefty profits from their inve tments (Wainwright, 

2o16). In recent years, local authorities have outsourced land ervicing to the private 

sector or contracted private sector operator to service land in exchange for land 
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elsewhere, in lieu of payment, but these public-private partnerships have been blamed for 

driving up house prices. 

The CoW process of outsourcing the servicing of plots by private developers has been 

reported to have cost the hundreds of millions of dollars in lost income. A classic example 

is what Chiripanhura (20 18) described as placing households in need beyond the reach. 

He explained that if City of Windhoek serviced its own erven, it could offer subsidized 

plots to poorer residents for as little as N$6,900 for a 300 m2 erf. The cost of servicing 

the plots was a mere N$69.35 per m2. They were then so ld at a subsidized rate of 

N$23/m2, but in some areas plots were being sold by private developers at a cost of 

N$505,000 for a 600 m2 erf. 

The housing prices and affordability has also been worsened by commercial banks in 

Namibia. Lending policies are downright discriminatory. Banks only target formally 

employed people and makes only mortgage finance available to high-income earners. 

Given the household income, many will not qualify for a mortgage loan. 

2.4 Effects of Land Scarcity on House Prices and Affordability 

Land scarcity has been widely debated. The empirical li teratme on the effects of land 

scarcity 011 housing prices and affordab ility varie widely in quality of research method 

and strength of result. Several credible papers bear out theoretical expectations. Thi study 

wiJJ expand on price and affordability effect . 

Land scarcity is a major problem in most developing nation , without tittle deeds however, 

land remains of no use. Hilber and Vermeulen (2014), argued that, the carcity of 

developable land and uneven topography (steep slopes) limit the long-run re pon e of 
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housing supply to demand induced price changes and contributes to high house prices and 

unaffordability to the majority of the population. 

Many post-colonial African countries, started demanding for policy reviews on land so 

that they can get the land back that was taken by their colonial powers. Namibia was no 

exception in this regard. Policy distortions and failures in models they have adopted have 

been evident in many countries such as, Zimbabwe, Tanzania, Kenya, and others 

(Wegener, 1991). To meet the housing needs, Namibia ratified international legal 

instruments and introduced multiple national policies and the allocation of resomces to 

mitigate the housing challenges in the country. 

The failme of the city of Windhoek to service enough land to meet the demand has 

contributed to the high prices of housing which is attributed to the property developers 

taking advantage ofthe situation. Windhoek city is running out of urban land for housing, 

and in 2015, it was noted that the city cannot construct a district hospital due to the carcity 

of land (Otieno, 2015). 

Most housing prices have been pushed by the market forces in the name of market 

economics. Chiripanhura (2018) observed that 'the market tends to be ruthles , failing to 

take cognizance of ocial justice and power imbalance issue ' and 'doe not con ider the 

initial resource allocation ' in reference to the historical injustice and imbalance that 

resulted from the colonial dispensation and expropriation. 

Another interesting point to note with reference to the land scarcity is the total ize of the 

Namibian land surface and its population. Namibia, according to the Namibian Stati tic 

Agency (NSA) has a population of about 2.5 million a of2019, however Namibia i about 
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the same size as Nigeria, which has a population of 173, 6 million. This indicates that 

there is indeed no land scarcity in Namibia but rather a scarcity of serviced urban land. 

Observers have noted that the lack of political wiJJ and imp lementation strategies to effect 

policies has resulted in high prices for housing which led to unaffordability. 

2.5 Overview of Urban Land Service Delivery in Namibia 

Urban serviced land remains a critical challenge to the Namibian government since 

independence. The housing sector is also often described as a contributor to the national 

economy. Housing impacts on social, political, and environmental fabrics of the Namibian 

economy as well its financial impact on the economy. 

The Namibian government through The Ministry of Regional and Local Government, 

Housing and Rural Development developed a national housing policy in 1991 which was 

part of the first Land conference in 1991 and subsequently reviewed in 2009. The National 

Housing Policy (NHE) articulated the need for urgent strategies to develop a way forward 

in addressing the housing shortage in Namibia and provide a critical direction on housing 

strategies (this will be discussed in detai l in 2.7) and the service delivery of urban land to 

provide a useful policy framework and guide for various actors in the housing industry. 

Nandago (20 15), suggests that the process of servicing land involves town plans submitted 

to the Namibian Public Advisory Board for approval. The Board only it fow· time a 

year to process and approve the lands to be serviced. Before this is done, an Environmental 

Impact Asses ment (EIA) has to be conducted. Thereafter, water pipes, electricity line 

and sewage pipes can be installed. The next step is the classificaion of residential area . 

The land needs to be subdivided into erven and then auctioned off to the public through a 
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bidding process that should first be advertised into the newspapers. This process involves 

different departments and service providers within the local authority and external parties, 

which in turn prolongs the process, and the appointment of professionals to provide these 

services is costly. This lengthy process slows the delive1y of serviced urban land in 

Windhoek. 

Regional and local authorities have a role to play in ensuring effective and efficient house 

housing delivery at scale. Namibia covers 824,292 square kilometers (km2) of ample land, 

more than twice the size of Germany, enough to provide its 2.4 million inhabitants urban 

and mral housing. However, at the local and regional level, adequate technical plannina 
' "'' 

and financial capacity is limited. This constraint delays and hampers the delivery of 

serviced land and housing. It also contributes to the uncoordinated planning and funding 

of land development projects, as the projects are not based on needs analysis (Republic of 

Namibia, 2018). 

Limited capital investment in local infrastructure has slowed the process of serviced land 

delivery and limits housing outputs. The demand for serviced land is high and therefore 

partnerships between public, private and communities should be coordinated to tackle the 

issue of investment in municipal infrastructure. ln 2016, Namibia's President, through his 

targeted action plan to accelerate development in clearly defined priority area (Harambee 

Prosperity Plan (HPP) promised to construct 20,000 new houses nationwide; develop 

2
6 OOO new residential plots countrywide; 50,000 rural toilets; and to eliminate the bucket 
' 

system by 2017 (Republic ofNamibia, 2016). 
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A young professional at Progress Namibia (A Technical and Advis01y services firm that 

strive for capacity development and sustainable development in areas of land and green 

economy) once remarked that; "the Harambee Prosperity Plan seemingly contains many 

more promises to the previous ones that were not achieved and this is vety bad, plans need 

to keep to their promises" (Reinhold, 20 16). These remarks ring a bell when a progress 

review is carried out on these same promised. It has been nearly five (5) years since the 

HPP was launched in 2016, and the same promises made, to date only 20% of the target 

bas been met. 

According to (Immanuel & Iikela, 20 19), Fifty-four out of 92 economic and infrastructure 

targets under president Hage Geingob's Harambee Prosperity Plan HPP were not achieved 

or are behind schedule as it bas been reported in a HPP progress report tabled in 

Parliament. The government only managed to construct 15 000 houses, which include 

structures consttucted by private firms and former President Hifikepunye Pohamba's 

administration. The report further indicated that the goal to eradicate bucket toilets was 

not achieved as planned after the government only managed to construct 2 150 toilets 

countrywide. 

Land servicing delivery has been slow in Windhoek, with the council citing lack of human 

and financial resomces, lack of qualified contractor and increasing urbanization a the 

root cause of slow delivery (City of Windhoek, 2020). An effort spearheaded by the 

Namibian government to counter the shortage ofhou ing wa the Mass Hou ing Initiative 

in 
2
o 13, which aimed to deliver 185 000 houses by the year 2030 (Republic of Nan1ibia, 

2013). Unfortunately, the implementation of the Mas Housing Initiative was affected by 

several problems and was put on hold in middle of 2015. The Mass Hou ing Initiative 
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has been centered around controversies and contracting of billions resulting in corruption 

and work being left incomplete by contractors. 

Fonner president of the Namibian government Pohamba Hiftkepw1ye admitted that the 

Mass housing was a failed project, and the country has failed to address the land delivery 

and growing demand for housing over the past 30 years (Mwnbuu, 2020). 

The then Windhoek mayor Muesee Kazapua in 2016 admitted that the City of Windhoek 

was faced with a shortage of developable land which will leave the city at the mercy of 

the developers (Haidula, 20 16). Muesee Kazapua then suggested that the city of Windhoek 

should extend the city boundaries with less than 50 Kilometers in all directions to 

accommodate the influx of informal settlements and the growing number of people 

moving to the city for better jobs and living conditions. There were also talks to limit the 

size of erven to 150 square meters from the current 300 square meters, but the council 

resolved to remain the lot sizes at 300. 

There is an urgent need to shorten the land development and service delivety which takes 

a very long time such as up to 6 years to service more efficient to cope with the ever­

growing demand of land. The Windhoek City cannot supply adequate serviced land for 

urban development, leading to inflated land prices by private developers, extcn ive 

squatting in informal settlements, land grabbing, illegal occupation of land, unhealthy 

living environments, and congested res idential area among a host of other land related 

quagmires (Nakweenda, 2014). 
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2.6 A critical overview of the Urban Land 

The challenge of the Namibian urban land market is that the urban land remains 

unaffordable for low-income eruners. The prices have escalated due to demand that 

outstrips serviced land. This has exacerbated affordability. The increase in the cost of 

building and the speculation in the housing mru·ket has also caused the prices to go up. 

There have been some interventions by the private sector to mitigate urban land 

challenges. For example, in 2015, a Namibian Local company called TECHNO Brain Ltd 

co llaborated with the Ministry of Urban and Rural Development to launch the w·ban land 

infOimation management system to assist the Ministry, local authorities and other 

stakeholders in managing urban lands and enhancing effective local authority governance 

(The Namibian, 2015). 

The Urban Land Information Management System (ULIMS) was envisioned to provide 

accurate information, enable local authorities to access and update information relating to 

mban land. The system was pioneered under the premise that governments must deliver 

agi lity, accuracy, security, and transparency to empower residents in accessing important 

information related to urban land . The system could be access from anywhere around the 

country via internet and it gives access to submit, review as well as approve application 

To date, the exact progress of such collaboration cannot be traced neither be explained. 

The Association for Local Authorities in Namibia (Alan), a body that represent all Local 

Authorities in Namibia, ha called on its members to effect change and deliver urban land 

to the residents in respective town . In its submission paper at the Second Land 
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Conference in October 20 18, ALAN stressed the need of putting measures in place to deal 

with urban land in Namibia. 

Shimbulu (2018), argues that, by 2040 more than half of Africa's population will live in 

cities. She further stressed that, pragmatic and well considered strategic action by local 

authorities has the best chance of success in responding to the challenges of urbanization 

and informal settlement growth. For a more equitable as well as environmentally and 

socially sustainable use of limited urban resources to be achieved, a concerted action is 

needed in land use management in urban localities. 

In drawing consensus with the affordability aspect to urban housing, it is important to 

stress and acknowledge four main components of affordabi lity of what Kamete (2006) in 

(Mayo, 2014) pointed out and considered, namely; income distribution, cost of 

construction, rent propensities and financing terms, when he carried out a study on issues 

affecting the affordability of land in Harare, Zimbabwe. There is clearly no equality in 

distribution of income in Namibia. Lennon (2018) pointed out that, the income gap 

between the poor and the rich sections of the population has been growing ince 1993, as 

indicated in the 2017 data from the World Bank GINI Index, which indicated that Namibia 

is the second most unequal country in the world . 

The cost of construction for urban houses is high and thu becom s unaffordable to tow­

income earners. This is since Namibia does not have enough capacity to produce it own 

building materials, hence they are imported from outh Africa. This proces of importing 

materials causes the prices to go up due to import duties, custom and excise fee ' and 

transportation. The other factor that pu hes the prices up is the developer . ity of 
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Windhoek does not have enough fmancial resources to service and deliver urban land ' 

hence they resort to private developers, who in turn set the prices high to make profits. 

Rent propensities has also contributed to the unaffordability aspect as per Kamete (2006) 

observations. Rental prices are so high that they become unaffordable to low- and middle­

income earners. A one-bedroom backyard flat in Katutura, Otjomuise or Khomasdal in 

Windhoek will cost between N$2 000 to N$3 500 per month and it gets higher as you 

move to middle- or high-income neighborhoods such as Windhoek West, Kleine Kupe, 

Eros or Pioneers Park. The Namibian government through a minimum wage agreement in 

place have set a rental allowance for civil servants at N$450 a month. This is an indication 

that rental is unaffordable. 

Finally, the issue of financing terms. The local housing finance institution does not cater 

for low-income earners. For example, Nandago (20 15) noted that National Housing 

Enterprise (NHE) housing Programme targets specifically individuals and households that 

earn a monthly income of N$20 000 and a hou ehold monthly income of N$30 000. A 

household needs to earn more than N$1 700 per month to qualify for a housing loan. The 

banks have also made it difficult for low-income earners as their requirements dictates 

that one should have a monthly salary to be able to qualify for a mortgage. Which i also 

coupled with a collateral in a form of property, failure to repay will result in a hou e being 

repossessed. Shack dwellers federation of Namibia (SDFN) grant loan to it member 

ranging from N$8 000 to N$26 000 repayable in a range of 11 years at 0.5 percent. There 

has been an outcry of long waiting list of members to get allocated with land, orne have 

been waiting since 1994 as there is no urban land for allocation. 
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In New Zealand, there are further three main measures ofaffordab ility, each ofwhi ch can 

be applied to renting and potential first home buying (New Zea land Government, 2020) . 

First, the percentage of households spending more than 30 percent of their income on 

housing, this one compares the income after housing costs of renters. Secondly, is the 

percentage of households with below average incomes after housi ng costs . This is a 

co mparison of the income after housing costs ofpotcntial first: home buyers . And fina lly, 

is an affordability index. Re-scales the household data from the Housing Affordabi li t:y 

Measures so that affordabi li t:y for renters at the start of the time series is 1000. The 

Housing Affordability Index helps to understand the trends over time of housing 

affordability for renters in local area aro und New Zea land (territoria l autboritie and 

Auckland ward ). 

The shortage of' urban land in Windhoek is the root cause or high prices of housing. The 

demand continues rising yet the suppl y is both genuine ly and artific ially li mited. This 

s ituation increases land cost and scarce capital investment that could be better utili zed 

elsewhere is consumed in this regard . 

2. 7 An Analysis of the Namibian National Housing Policy 

The Nam ibian government afte r independence in 1990 bega n a po li cy co n sol idati n 

process tha t led to a fo rmulation o[ a white paper on hou in a- which was presented and 

approved by Cab inet in Jul y 199 1. The white paper later became the Namibia National 

Housing Policy. This po li cy dir ct' how housing iss ues shou ld be engaged in Namibia . 

The aim of the National Hou ing Po licy is to integrate housing is uc in the 

implementation and rea lization of Nam ibia's Vision 2030, in line with international 
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proclamations such as the Habitat Agenda and Istanbul Declaration on Human Settlements 

of 1996, United Nations Millennium Declaration and Johannesburg Plan of 

Implementation of the World Sununit on Sustainable Development of 2001 to which 

Namibia bas committed itself (Republic of Namibia, 2018). 

At the core of the National Housing Policy strategy is the positioning of housing as one 

of enablers of Namibia's economic growth in complementing other sectors. The Policy 

provides a legal framework within which public and non-governmental bodies are 

expected to undertake funding and housing development operations and activities. 

The National Planning Commission (NPC) recorded a growth in urban population of 4.5 

percent per year. (Namibia Statistics Agency, 201 8) Thi increase calls for a concerted 

effort to intensify urban development and for local authorities to provide much needed 

amenities and improve access to the urban land. 

Government statistics indicated that on average, urbani zation has been estimated to have 

grown at the rate of 4.5 percent per year, which is higher than the average national 

population growth of3.3 percent (National Planning Commission of Namibia, 20 17) . By 

2025, the urbanization rate is projected to hit 60% up from 41% in 2001 (Nandago., 2015). 

With urbanization, the mushrooming of informal settlements . Mo t local authorities 

experience an influx of people and are not yet able to catch up with theta k of providing 

basic services to urban newcomers. Is it estimated that the total number of families living 

in informal settlements without secure tenme (land rights) in Namibia was around 30 000 

in 2003 or an estimated !50 000 people (this figure has increa ed as of 202 1 )? A hack 
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count from aerial photos used for the census indicated more than double that number of 

informal structures in urban areas. 

The National Housing Policy is founded on transparency, and its vision underpins the 

values of equality, people centered development, good governance, sustainability as well 

as holistic and integrated efforts (Republic of Namibia, 2018). Contextually, the policy 

aims to promote sustainable human settlements with identifiable integrated hou ing 

development plans, housing design, housing finance and creation of an enabling 

environment. The Government's overall objective was therefore to address the housing 

needs of all Namibians residing in both rural and urban areas to ensme it meets its policy 

objectives. 

The National Housing Policy reflects Govermnent 's efforts to implement and adopt an 

enabling environment that highlights housing as a key priority area for development. With 

the vision of establishing an enabling regulatory environment, the Govermnent 

promulgated the National Housing Development Act No. 28 of 2000, the Local 

Authorities Act No . 23 of 1992, the National Poverty Reduction Action Plan, the National 

Development Plans, and the National Housing Enterprise. 

In achieving the objectives of the National Hou ing Policy, the Namibian Government 

have also recognized the efforts and importance of enabling entities that work and 

advocate for the avai lability of urban housing. These entitie include the Build Together­

Programme (BTP), The Regional and Local authoritie , National Housing Advisory 

Committee (NHAC), National Housing Enterprise (NHE), the Habitat Re earch 
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Development Centre (HRDC), the National Habitat Committee (NHC), and the Shack 

Dwellers Federation ofNamibia (SDFN). 

For the objectives of the National Housing Policy to be met, the Namibian Government 

should address the following challenges as identified in the Housing Policy to provide 

access to housing in Namibia (Republic ofNamibia, 2018). The challenges include: 

• The Capacity for local and regional authorities to deliver land - With a 

population of about 2.5 million people and ample land (842 000 km2) in Namibia, 

there lies a lack of technical planning and financial capability to address access to 

housing and affordable land. This ample land could be turned into a developable 

state and be made avai lable for urban rural habitation purpose. 

• Access and affordability- The cost of conventionally serviced land is not 

affordable to most low and middle-income earners under the present planning and 

infrastructure by the government. Low and middle-income earners do not have 

access to most credit facilities. Local and regional authorities have prescribed 

minimum erven sizes and procedural developmental and planning process that are 

lengthy which in turn cause high cost of serviced land. A typical example is that 

of a limitation on loans by the low and middle-income earners by Build Together 

Programme (BTP) which only offer N$40 000 per loan to an individual, wherea 

NHE is about N$60 000. These limitations affect the ability of some people to 

afford credit faci li ties that are offered (Republic ofNan1ibia, 2018). 

• Standards and service levels- One of the contributing factors for high land costs 

and bouse prices is the vouchsafing of Namibia to international standards 011 

municipal services. These international standards are sub cribed irrespective of 
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appropriateness or affordability. The adherence to standards set for the developed 

world, increases the dependency on external technologies, knowledge, and skills. 

This has led to housing finance institutions such as SDFN proposing alternative 

ways of addressing basic services building costs to reduce the cost of housing. 

• Town planning and proclamation - Town planning and proclamation processes 

in Namibia are inefficient, cumbersome and in the end inflate development costs 

which lead to the prices of erven rise steeply. There are a lot of discrepancies in 

physical spatial development between townships be it formal or informal. These 

equity challenges need to be addressed as soon as possible to allow for smooth 

• 

• 

planning in the local authorities. 

Secure tenure - Most low-income earners in informal settlements find it difficult 

to secure land tenure as their land is not registered at the deeds office, for a reason 

that they reside on un-serviced land. Hence the government should formulate an 

innovate policy to respond to the need for secure tenure, such as a Flexible Land 

Tenure System (FLTS) as a parallel, interchangeable system complementary to the 

formal system of freehold tenure. 

Integration of Housing and Service Infrastructure - Capital inve tment in local 

infrastructure is limited and this has slowed down the proces of erviccd land 

delivery and in turn limits the housing output . When the housing and 

infrastructure are integrated, accelerated local infrastructure development will 

stimulate socio-economic and business opportunities in many of the local and 

regional authority areas, which will increa e the revenue base , and in the end 
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• 

allow them to deliver sustainable municipal services that is much desired for 

(Republic ofNamibia, 2018). 

• Financing the Housing Sector - Land, building materials, cost of capital and 

professional services has been identified as contributors to the development costs 

of serving land which in turn impact negatively on the affordability of many 

Narnibians (Republic ofNamibia, 2018). The majority ofNamibians are excluded 

from the current financing options for housing purposes due to inefficient and 

inadequate housing financing requirements Those in the monthly income category 

earning less than N$2 800 are excluded from funding. 

Enabling Environment - The Housing Environment is not protected, and 

residents are not safeguarded in terms of policy regulation. The by-laws that are 

regulating the housing sector (local and regional authorities) which are applicable 

in jurisdiction are not inclusive nor does it protect housing consumers. 

If these above challenges are addressed and met, an increase in the number of affordable 

housing stock will be achieved per annum to reduce the housing backlog (which tood at 

11o 000 as of December 2019) as per Lennon (2018). A reasonable percentage of informal 

settlements will be upgraded to formal settlements by 2030 (as per the Hou ing Policy 

vision). An improvement in access to basics services in informal settlements might al 0 

be achieved. 
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2.8 Funding for Local Authorities and Housing Finance Institutions in Namibia 

28.1 Sources offundingfor Local Authorities 

According to (Gideon & Alouis, 2013), Local authorities can be defined as administrative 

bodies that are accountable for all the public services in specific geographical areas such 

as cities, towns, municipalities, counties, and boards. Local Authorities play an important 

role in service delivery offundamental public services . They also face great challenges 

because of chaotic and rapid urbanization. With the aim of establishing an enabling 

regulatory environment, the Namibian Government promulgated the Local Authorities 

Act No. 23 of 1992 which defines the roles and responsibilities of Local authorities. 

Section 57 to 62 of the Act deals with housing schemes which entrust local authorities 

with the power to establish housing schemes and a housing fund (Republic of Namibia, 

1992). 

The UN-HABITAT (20 15), reported in 2015 that, in many developing countries, 

(Namibia included), local governments face the near-impossible task of funding the 

infrastructure and services required to meet the basic needs of growing urban populations, 

while forward-looking capital investments are not possible for financial reasons. 

According to (Atkins, 2020) a senior researcher at The ln titute for Government tn 

England, local authorities in England have three (3) different method of funding which 

are 1) Government grants, 2) Council Tax and the 3rd one is Business Tax which are 

usually property levied on business premise . Unlike in outh Africa and Botswana, local 

authorities in Namibia are not funded by the State (Tjeja- Tjatindi, 20 16). The City of 
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Windhoek only generates revenue in terms of rates, taxes on businesses, tariffs, and fees 

charges. 

In Nigeria for example, the federal govemment grants money to local authorities to enable 

them to execute their duties. The Nigerian Constitution stipulates that the revenue of the 

federation should be shared between three tiers of government, for example, the federal, 

state and the local government which includes local authorities (Chizoba, 20 19). 

Ahmed (20 16) in their research in Pakistan, in respect to land controls, highlighted that 

residents in Pakistan, in their attempt to service mban land and meet demand, they 

mobilize local resources and taxation to generate revenue to fund urban land servicing 

initiatives. 

Another notable source of local authority housing finance was that of Zimbabwe in 1985. 

Through its Ministry of Local Government, Rmal and Urban Development (MLGRUD), 

Zimbabwe acquired funding from the World Bank in 1985 to build 11 ,349 residential plots 

in Harare and three other towns with related infrastructure and community facilities 

(World Bank, 1994). Zimbabwe, like any other developing countries, does not receive 

enough support funding for its local authorities' activities, hence they resorted to 

borrowing funds to bujld urban houses. 

Zimbabwe managed to service about 15,500 plots by it clo ure in 1994, but the 

implementation process was slow since buyer appear to have had low income when they 

applied to the local authorities to be put on the housing waiting list . The project provide 

an excellent example of a case where the lTaditional public sector role in housing i 

reduced from that of total provision to the more limited one of servicing residential land, 

43 



leaving the financing and actual contraction of dwelling units to the private sector, i.e. , 

building societies and the beneficiary households. The project demonstrates how the first 

steps in creating an enabling environment in the housing sector can be taken in a country 

with adequate local human, fiscal and physical resources. 

One remarkable example which Namibia and other African cow1tries should emulate is 

South Africa where local authorities raise a substantial portion of 90% from their own 

revenues (Craythorne, 1993). Underlined by the South African experience is that it is 

possible for local authorities to raise their revenues from user fees and property taxes. 

In Indonesia, local authorities collect their revenue in a form of taxes levied on hotels, 

restaurant, entertainment, advertisement, royalties plus user fees on street lightning, 

parking, general services, and business licensing. This is done in a form of taxes and user 

charges (Gideon & Alouis, 2013). Even though this is the case, 90% of their revenue was 

from central government in the form of transfers and subsidies (Mahi, 2002). The taxes 

and user charges relied upon were not buoyant enough . 

The rubric of fiscal consolidation has been able to grant sell-financing power to 

"developed and developing' cotmtries local authorities. This is evident in the form of 

taxes, user charges, development levies, income generating projects, loca l taxes, among 

others. They might vary among local govenunents due to size of juri diction, revenue 

received and method of payment. Self-financing remain an overwhelming challenge in 

both rural and mban authorities across the global divide. 

According to Gideon and Alouis (20 13), many factor uch as burgeoning demand for 

service by local resident and income generating capacity, overreliance on le buoyant 
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taxes and user charges, inhospitable socioeconomic contexts, continued central 

government grip, failure to craft long range revenue optimizing strategies, failure to tap 

from potentially lucrative property taxes and rent-seeking has attributed to this 

overwhelming challenge of self-financing. Many Local Authorities service delivery has 

been worsened by their reliance on declining central governments financing in a form of 

grants, transfers and loans among others, the capacity of government transfers is often 

unstable and unpredictable. City of Windhoek is responsible for delivering services 

(including serviced urban land) to the public and thus required to remain transparent and 

prompt swiftly to the needs of the inhabitants. 

28.2 Housing Finance Institutions in Namibia 

The need for land delivery requires a concerted effort from both public and private sector 

as much as funding is concemed. Here are some of the funding institutions that can assi t 

in addressing the housing shortage in Namibia: 

28.2.1 Commercial Banks - Commercial banks in Namibia includes Standard Bank, First 

National Bank, Bank Windhoek, and Nedbank. There are also other banks such as Trustco 

Bank, E-Bank, and Letshego Bank, but the information here in thi study is focu ed on 

the first four (4) banks (Standard Bank, Bank Windhoek, Nedbank, and First National 

Bank). These institutions have made it difficult for low-income earners to acce financing 

due to their business practice called secure housing financing. There should be a form of 

collateral to the mortgage loan of which in most ca es i the properly being purcba ed. 

According to IMF (2014), the consolidated loan books of these commercial banks have 
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seen a rise from 37% to 41%. Given this increase, the delivery of housing is reported to 

remain slow. 

28.2.2 Shack dwellers federation of Namibia (SDFN) - According to Kalili, Adongo and 

Larson, (2008), The SDFN is a non-governmental organization serving the community 

with the aim of assisting their members (620 groups) to secw-e land ownership and 

infrastructure for housing purposes in Namibia. They grant their members loans ranging 

from N$8 00 to N$26 000 which are repayable over a period of 11 years at an interest rate 

of0.5% per month. Every member is expected to contribute 5% percent deposit and once 

the land is purchased, they coordinate and clear the land and partake in the construction 

process with the aim of reducing construction costs. 

According to (Namibia Press Agency, 2016), the organization, during the period of2007 

to 2010 received N$3.9 million from the Government and utilized the funds to construct 

150 houses. Between 2010 and 2013, SDFN received additional funding ofN$8.5 million 

for the construction of215 houses. They also had N$7.7 million from individual avings 

groups which was added to funds from state. Like other initiatives, the unavailability of 

land remains a challenge in addressing the housing needs. The slow processes of land 

delivery and lengthy land registration and a lack of building materials that are costly keep 

hindering the organization from attaining their goals. 

28.2.3 National Housing Enterprise (NHE) - Founded under the National Housing 

Enterprise Act, No. 5 of 1993, the NHE i a sta te-owned enterprise governed Wlder the 

auspices of the Ministry of Regional and Local Government, Hou ing and Rttral 

Development (MRLGHD) with the aim of providing tl1e hou ing need and promoting 
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home ownership through project development for the bettem1ent of the inhabitants of 

Namibia. 

NHE provide housing loans to low- and middle-income earners to acquire land and 

construct houses. It is also mandated to upgrade informal settlements and housing projects 

around the cow1try (Republic ofNamibia, 2018). Since its inception, NHE 's target is to 

construct 185 000 houses as prescribed in Vision 2030, with 8850 houses to be constructed 

in the first two years (NHE, 2013). NHE provides loans from N$80 000 to N$550 000 per 

individual. A household needs to earn more than N$1 700 per month to qualify for a loan. 

NHE frnancing houses with a pmchase price of more than N$500 000, low-income earners 

are excluded from funding. 

28.2.4 Build together program (BTP) - Established ll11der The National Housing 

Development Act, No 28 of 2000. BTP is a governmental Programme aimed at giving 

low and ultra-low-income household ownership and access to national housing, 

infrastructure, and finance (Kalili, Andongo, & Larson, 2008) . BTP offer loans ranging 

from N$3 000 to N$4 000 with an interest rate ranging from 4-7 percent and 20-year 

repayment period. BTP managed to build about 10,4 79 houses between 1998 and 200 . 

Renovations and upgrading of informal ettlements were al o part of th process. In 

addition, 2,500 houses were constructed dw·ing the period 2007 to 2010 (Nandago H. 

2015). The escalation of costs for building house , increased in building materials and 

the high cost of serving land for housing alienates the low-income earner a they cannot 

afford, and this leads to the Progran1111e not erving it intended purpose. 

47 



2.9 Shortage of urban Land and its implication on House Price and Affordability 

Definition of urban land affordability 

In understating how the shortage of urban land might have severe impact on low-income 

earners and its implication on house prices, it is important to understand the term Housing 

Affordabili ty. "Affordability' refers to housing made available at the cost that can be 

attained by a modes t household with an average annual income; statistically, it refers to 

median price that can be afforded by median household; and symbo lically, it refers to right 

housing options to right income groups (Nallathig, 2010) . 

The affordabi lity is determined by three measures reflecting upon the affordable housing 

which include 1) Price - Income Ratios - Nallathig (2010) narrates that, in the United 

States and Canada, a commonly accepted guideline for measuring housing affordabil ity is 

whether housing unit costs exceeds 30% of a household's gross income. 2) Poverty line 

Measures_ the number of poor people or those 'Below Poverty Line (BPL)', who in their 

struggle for basic living, might not be able to live in proper and affordable housing. And 

finally , 3) Housing Property and Its Values- As the cost of land and housing uni t are both 

included in the property value, it is often used as the gauge for the availability of affordable 

housing. The average property va lue when combined with the minimum required li ving 

pace can become another mea ure of affordable hou ing availabi lity. 

The shortage of w·ban land has implications on hou e price and affordability. A tudy 

carried out by (Owusu-Ansah, Azasu, & Anim-Odame, 2020) found out that, the main 

drivers of price movements in the housing market is the shortage of mban land, GOP, 

unemployment, and interest rates. This is not different to what (Abel on, Joyeux, 
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Milunovich, & Chung, 2005) discovered in Australia, that, the link between the real house 

prices in Australia during the period of 1970 to 2003 and their determinants to 

affordability are the unemployment rate, real mortgage rates, equity prices and the 

available housing stocks. These factors contributed to the increases in-house price by 

more than 2 percent per annum. The spiral effect on demand for urban land and house 

prices can also be attributed to the high number of residents moving to the city. 

Ka.rantonis (2007), reflected on population growth and affordability in Australia. His 

study revealed that, as the population rises, the demand for urban land increases and this 

exacerbate price and consequently leading to unaffordability. In a case study of residential 

developments, Karan ton is (2007) found that the government receives 60 percent of total 

income, whilst the developer with the risk, receives 40 percent, these ranges of issues have 

a severe effect on affordability of urban land. The st11dy also found that, Government 

levies and compliances now make up for 35 percent of the total cost of homes in Sydney 's 

northwest and 28 percent of the cost of new units. This means, the approaches to the 

supply of and funding of infrastructure associated with residential development employed 

by the government have impacted negatively on housing affordability. 

The equilibriwn relationship between house price and hou ehold income in Taiwan and 

what causes a disruption to the equilibriwn was inve tigated by ( ben, Chang, & Tsai , 

2007). Their research indicates that, there i a link between house price and in ome, 

which determines the level of affordability. During the period of 1973-2000 in Taiwan, 

the rates of housing prices exceeded the income level. The average hou e prices were 7% 

for the recorded period at that time. The financial liberalization and loose govemment 

49 



policies created a market where the supply dominated the prices, which resulted in a 

decline in affordability. 

Nallathig (2010), Emphasized that, affordable housing can only be achieved through 

symbiotic working of central, state, and local governments. There should be incentives for 

private players through appropriate policy and strategies to ensure that the balance of 

supply is adequate to meet the need of an ever-increasing urban population. 

The rise in urbanization, necessitates the need for increased serviced urban land. Land 

producing by insufficient and partial policies is a very important problem for the 

development of most of our cities. The insufficiency of urban land causes infra tmcture 

developments, squatting, fast increase of land speculation, and problem for choosing 

place of businesses, insufficiency of urban equipment area , and as a result of all of these, 

create unhealthy placed urban developments (Keles, 2009). The need for consistent land 

policy is thus required in order to ease healthy application of urban planning to make a 

healthy and regular mbanization environment, providing necessity of infrastmcture and 

buildings which are requirements of fast urbanization, solving land problem of squat are 

the main targets of land policies which are observed especially within planned period. 

The African continent has increasingly become urbanized, with an average annual growth 

rate of 3.3% of urban dwellers between the period 201 1 and 20 19, which i rated a the 

highest in the world (Berger, 2006). Africa's mban population expansion ha per i ted at 

a rate that greatly exceeds the rate of creation of po sibilities for gainfu l urban land to 

build shelters. Some of the urban poor, becau e of urban land carcity, are forced to 

depend 
00 

family members and relatives to find shelter, some continue renting becau e 
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they cannot afford to buy their own houses. Such condition, therefore, hamper the cities' 

ability to meet service delivery needs; while other members of the community sw·vive 

through engagement of illegal occupation of land (Berger, 2006). 

Zhang and Hou (2015), Tried to understand the relationship between land prices and 

housing prices when they investigated 32 Georgia counties in the United States. The study 

discovered three distinct perspectives on the relationship between housing prices and land 

prices: The cost-driven perspective says land prices contribute to housing prices; the 

derived-demand perspective claims housing prices affect land prices; and the mutual 

causation perspective identifies a bidirectional relationship. Using both Granger causality 

test and 3-stage simultaneous equations model for empirical tests, their result conformed 

to theoretical expectations, shed light on the trends, fluctuations, and regional variation in 

housing prices, and carry important policy implication for property assessment, local 

economic development, and infrastructme investment. This is indeed to indicate that, 

shortaae of urban land has implications on housing prices. 
b 

The shortage of housing due to scarcity of serviced land led to an increa e of slum and 

urban arrivals to construct illegal shelters leading to increasing shanty dwellings in the 

city. This has increased the demand for housing and in the end leading up to prices going 

up (Musemwa, 201 0). 

Bruce (2012), pointed out the consequence of unava ilability of urban land a it lead to 

the growing number of street children in most African cities (Windhoek included). The 

sUJvival has become a major concern of the urban poor; women and children are often the 

most vulnerable. While orne of these children have home and families but surviv by 
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begging or casual work, many have been deserted or orphaned, and have no alternative 

but to live on the street. Their survival is tremendously precarious, and, without schooling, 

they have little hope for any meaningful future and are extraordinarily vulnerable to abuse. 

For many, prostitution and crime are the only means to survive (Bruce, 2012). 

Industrial quarters should be separated from residential to enable an effective urban 

planning strategy in order to maximize the effects of urban life and minimize the adver e 

effects of living in close proximity to and in slums in order to assure adequate and efficient 

essential (Obeng-Odoom, 2011 ). He also stressed that adequate and efficient essential 

services must also integrate infrastructure for transport, communication, and other 

essential utilities including the supply of electricity, water, and the disposal of sewage and 

other waste. 

In theory, the concentration of urban settlements should make it more economical and 

feasible to provide all these essential services. In practice, however, due to financial 

limitations and capacity constraints, most Afr·ican cities are incapable of providing basic 

services to their citizens in urban informal areas due to the fact that they occupy land 

illegally. Responsibility for some of these services is either shared or exclusively the 

preserve of central governments. 

The UN-Habitat (2009), analyzed a den ely populated black community of outb Africa 

reach in township culture embracing cultura l diver ity cal led Alexandra. In thi Town hip, 

Lack of investment coupled by inadequate planning had led to a desperately poor situation. 

Most shacks are not connected to the electricity grid with inhabitant re orting to lapping 

the main power lines, which had led to infrastructmal damage . The unaffordability of 
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urban land and access to basic amenities has become the order the day, leading to 

inhabitants living in deplorable state. There is also lack of access to tarred roads obstructed 

by the uncontrolled expanding of shacks. This township has overloaded the infrastructure 

to an extent that water pressure is low, and the sewers frequently block and overflow. 

The basic cause of inability to provide mban land is often the disparity between the growth 

of the urban population and public resources that are always insufficient. Policy choices 

has exacerbated this mismatch which give low priority to social sector. Poor management 

of urban land and poor governance frameworks, lack of appropriate land administration 

systems to deal with increasing shortages of serviced land and weJI-located land, 

widespread informal land delivery systems, highly centralized land agencies, incomplete 

land records and poor public land management has been great challenge in land 

management in many African Countries. 

2.10 The causes of Delays in urban Land Allocation 

The delays in urban land allocation remain a serious challenge to many local authorities 

including the city ofWindhoek. Saeed (2009), Identified that, the delay of project (such 

as land allocation) may be Non-excusable (contractor caused) which the client and the 

consultant need to have project management tool to effectively manage the de lay or 

compensable (client caused) delays which are due to the clien t. The delays may be by 

either parties and can be concurrent. 

Land allocation processes are highly bmeaucratized and inaccessible, they are too 

complex and requires technical knowledge and the majority of the people do not have 

access to land or have difficulties to afford it (Dowall, 1996). Nandago (20 15), de cribed 
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the urban land allocation process at the city of Windhoek as lengthy and very exhausting. 

Recipients of the land have to at times, wait up to a period of one year to be allocated land 

as land servicing process takes a very long time to complete. A related lengthy process to 

land allocation is that of Pakistan as narrated by (Dowall, 1996) that, processing of 

applications for erven and site development and approval of related plans and issuance of 

associated permits is slow and complex and may take up to a year to complete. 

There are high capital costs of obtaining development approval from the Namibian Public 

Advisory Board (NAMPAB), and long delays in obtaining approvals as NAMPAB only 

meet 4 times a year to deliberate on applications. This situation has attributed to 

cumbersome procedures and lack of capacity in government organizations. These 

complex organizational procedures in urban land allocation requires techn ical knowledge 

to get access to land and most people especially low income earners cannot afford it. 

Which has led them to resorting to other means of land acquisition such as illegal land 

occupation and squatting, which hinders access to formal land. 

The land auctioning system employed by the city of Windhoek has also contributed to the 

delays of land allocation and high prices of land cost through the bidding system. Kalili 

(2011), Reported that, The city of Windhoek at its property auction held in2011 , they 

spent N$68 Million to buy and ervice the erven. Servicing costs piralled from N$135 

per sqm in July that year to N$400 per qm at the la t auction. That is 196% inflation in 

the upset price over 15 months. Irrevent bids tatted at N$600 000 but does raise que tion 

about the municipality 's ability to deliver affordable land for lower income egments. At 

that Auction, the City raked in N$208 Million in land sales on the day ru1d le costs, they 
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pocketed N$141 Million in profit. This has adverse effect on low income earners which 

make up about 70% of the city residents. 

2.11 Case Studies on the Management of urban Land 

2.11.1 India 

Providing readily available land for new urbanization demands remains a erious 

challenge for most developing countries. According to (Rasheed & Parambath, 201 4), 

"Land management" is defined as an activity on the ground, u ing appropriate 

technologies in the respective land use systems. It is known by different names in different 

parts of the world; basically, all are land management tools . In India, like many other 

developing countries, the urbanization demands exert a negative influence in the fields of 

human settlement and regular urban development. 

In India, urban land management is done using three basic land management techniques: 

l) Land Acquisition, 2) Land pooling/Readjustment and 3) Guided land development 

(Satashia, 2014). Land Acquisition refer to the process by which the m1ion or a state 

government acquires private land for the purpose of development purpo e like 

industrialization, development of in:frastructural faci lities or urbanization of the private 

land, and provides compensation to the affected landowners and their rehabi li tation and 

resettlement (Saw-abh, 2018). Compul ory acqui ition of land through Land Acqui ition 

Act is the conventional approach to land acquisition in India, but it ha , even for public 

purpose, become a time conswning process. 

Land pooling/Readjustment is the concept of as embling small land parcel into a larg 

land parcel and proving it with infrastructure in a planned manner and return the 
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reconstituted land to the owners, after deducting the cost of the provision of infrastructure 

and public spaces by the sale of some of serviced land. Oli (2010), Stressed that land 

pooling Programme which was used in Nepal, is the best method to acquire land and fund 

for the infrastructure development and develop plot suitable sizes as described in the chart. 

While guided land development is a management technique for guiding the conversion of 

privately owned land parcels in the urban boundary from rw·al to w-ban uses through the 

infrastructme systems. It is done in partnership with landowners who pay for the cost of 

serving their land through donation of land for public infrastructme and payment of a 

betterment levy (Satashia, 2014). 

In an attempt to make land available to the poor while allowing the market to operate, 

regulatory framework, checks and balances have been utilized to achieve w-ban 

development in India. Land Supply Models have been formulated to meet the needs of the 

poor. Given the circumstances that land is a non-renewable resow-ce, careful utilization 

and a need for creating land management administration is thus a prerequisite. A 

management administration that takes the needs of the citizens and the knowledge of 

where the development is taking place, if for instance it's a construction planned, which 

location is it taking place, and what needs to be done and efficiently a e inclination of 

municipalities about how much constructed area i needed. The city of Windhoek can 

emulate these technique and make urban land available for its inhabitant . 

2.11.2 South Africa 

The basic relationships of humankind with land is reflected under; Land is an a et; land 

is scarce and land is fragile. Humanity's a ociation with land springs from the endw-ing 
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nature of land: it is the basis offood, shelter, and livelihood. These are sentiments of the 

deputy minister of Agriculture and Land Affairs (Dirk C du Toit) of the South African 

government when he launched the Spatial Planning and Land Use Management White 

Paper in Johannesburg (South African Governemnt , 2013). The White paper later became 

Spatial Planning and Land Use Management Act (SPLUMA) of 2013 (Nel, 20 15). With 

the aim of facilitating allocation of land to the uses that provide the greatest sustainable 

benefits and to promote the transition of a cotmt::ty to a sustainable and integrated 

management ofland resources. South Africa's urban challenges sometimes are considered 

as distinctive and separate to those of the rest of the continent because of the apartheid 

legacy of a fragmented and racially splintered urban landscape (Rogerson, Kotze, & 

Rogerson, 2014). 

South Africa, suffered a long battle of colonial pressure and thus land was taken by the 

colonizers. Colonialism shaped human settlements along racial and clas lines, excluding 

large sections of the population from the economic, social, and environmental benefit of 

vibrant, integrated, sustainable mban and rural development. After the cmmt::t·y gained 

independence in 1994, they began with policy consolidation to ensure a smooth tran ition 

and expropriation of land back into the hands of colonized blacks (South African 

Governemnt , 2013). The national Department of Land Affair in South Africa thu 

exercises authority over the land reform Programme, the Deeds Regi try, the office of the 

Surveyor General, the National Spatial Information Framework and the admini tration of 

land entrusted by the Minister of Land affairs. 

Every municipality in South Africa is responsible for the administ::t·ation of a range of 

different regulatory systems for managing land-use, mo t policie are inherited from the 
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apartheid era. This means that different procedures must be followed by applicants 

seeking for land. Different standards must be met and different opportunities are available 

to members of the public affected by the proposed developments. It also greatly increases 

the administrative burden on under-capacitated municipalities and contributes to the 

lengthy time periods it takes to get urban land applications processed. 

Like any other developing countries, South Afi·ica battles with the issue of backlogs of 

urban land applications which has negative economic impacts on municipalities. There 

has been little advancement and limited innovation around land management, and South 

Africa's towns and cities continue to develop without an adequate framework for 

managing land development in a way that supports the goals of democracy, equity 

efficiency, and sustainability (Rubin, 2008). 

Some settlements in South Africa are still spatially fragmented with a high degree of 

spatial exclusion (Nel, 2015) . This is reflected in land use management as well as the 

application oflaw enforcement. Most areas under traditional authority have been excluded 

from land use management by the municipality. 

High income areas have land use regulations enforced while the black township are 

excluded from land use management. The challenge of imp! menting land u e 

management in informal settlements in South Africa i because of informality of uch 

areas and the absence of surveyed sites or individual property boundaries and regi tcrcd 

'owners' of those sites. 
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2.12 Concepts of Urban Land Management 

The urban land management is the process in which land and land related resomces are 

put to good use (Berger, 2006). These might include, land valuation, effective 

management of utilities and services, the formation and implementation of land use 

policies and monitoring of all land-based activities that affect the best use of mban land. 

Rasheed and Parambath (20 14), defmed Urban Land management as an activity on the 

ground, using approproate land use sytems. 

The (UN-Habitat, 2009) pointed out that, land use management or administration is a 

crucial aspect of the infrastructure for efficient economy, which means that it affects most 

or all aspects on how people earn a living. Hence its effectiveness brings much relief to 

mbanization and poverty reduction. The mban land use management has its own 

challenges and criticisms. Many African countries with a history of colonialism, are of the 

opinion that Urban Land use management reflects the spatial fragmentation of the 

apartheid legacy (Wyk & Oranje, 2014). 

Fmther problems hampering effective land management as identified by (Jenkin , 2000) 

includes, political interference in decision making, the lack of information about exi ting 

state land and rights to use state land often result in illegal exchange of land (mostly 

bribes), lack of transparency in land allocation and withholding crucia l information on the 

land database, and weak governance in state urban land management (Nel , 20 15). 

The legal framework governing land use management in many developing countrie eem 

to be well crafted and formulated but lack implementation. Most informal settlements are 

excluded from land use management as result of informality of such areas and the ab ence 
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of surveyed sites or individual property boundaries and registered 'owners' of those sites 

(Nel, 2015). Access to land through prescribed systems (formal application) in many 

developing countries is incompetent, and coping with the demand of urbanization remains 

a challenge, because the majority of low-income earners cannot afford land price, and the 

state has limited capacity that leads to informality (Appending, 2006). Land policy should, 

therefore, be enforced even if the state bas to intervene to achieve land use management. 

2.12.1 Approaches to achieve urban land Management 

The responsibilities of local authorities is to ensure provision of an extensive range of 

public services, promote the interests of the local cormmmity, including the social, 

economic, environmental, recreational , cultural, community or general development, and 

ensure provision of housing needs are a met. Armmd the world, cities should provide high­

quality public services in employment, healthcare, education, housing, social welfare, and 

enough serviced land for shelters. 

The planning of urbanization should be at the forefront of every urban leader. As urban 

growth continues, citizens will continue demanding for equitable services from the city 

councils and if not carefully planned, they will end up facing seriou challenge ofurban 

land shortage. Revapathi (20 17), outlined effective step that can be followed in urban 

land management process. He emphasized that it i of utmo t importance for city urban 

planners to plan for future urban land use pattern. Zoning of land for urban u es and 

reservation of network mains route for government acqui ition. Tran fer of landholding 

from farmers to the land sub dividers shou ld be carried out when the city expand its 
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I 
boundaries. Extension of main roads and the hydraulic and electricity mains to the lands 

zoned for urban uses. 

The process should be further extended to the designing of subdivision plans for 

landholdings. An official approval of plans under the subdivision regulations should be 

conventional. The servicing of land and subdivision of landholdings into streets, open 

spaces and building plots with title documents can then be carried out. Transfer of the 

plots to building developers and land users, and transfer of the public streets and open 

spaces to government. Design of building projects, official approval of the projects under 

the land use zoning regulations and the building regulations. Building development of the 

plots by building developers and the land users . Transfer of buildings from developer to 

owner-occupiers to occupy and use, and to landlord investors to rent out. Finally, lea ing 

of the investors-owned buildings to tenant land users to occupy and use. 

Nel (2015) pointed out that, for urban land management to work and benefit all the 

citizens, it should address four following issues; firstly, it should address challenges of 

spatial fragmentation and exclusion and promote inclusion and integration. Secondly, it 

must promote environmental, social and economic sustainability and resilience 

minimizing risks of disasters. Thirdly, it hould provide opportunitie for localliveliJlOod 

and support diversity and finally in order to addr s the capaci ty challenge of 

municipalities, it should be self-regulating a far as po ible and focu on what j e ntial 

for health, safety, and amenity and investor confidence. 

Below are urban land management approaches that ha been effectively u ed in different 

countries. Nell (2015) reconunended that they can be used anywhere in part of the world 

61 



City of Windhoek can use them to achieve the shortage of urban land and its implication 

on house prices and affordability. 

2.12.2 Zoning approach 

This urban land management approach seems to be already in existence at the city 

of Windhoek although not completely satisfactory. Zoning defines the rules 

governing what and where people and institutions can and cannot build and operate 

in cities, suburbs, and towns. The concept of zoning, the separation of land uses, 

was enthusiastically propagated in the USA under the aegis of health, high moral 

standards, public welfare, and safety. By separating activities in space, hazards 

such as fires and pollution could be minimized or contained (Nel, 20 15). Zoning 

resolves land use conflicts a there are demarcated zone for specified activities 

such as differential taxation based on land value that is directly related to 

permissible land uses. For example, industrial land that causes poJiution hould be 

separated from the residential one, to make it easy for people to live freely of noise 

and air pollution from the industries. 

2.12.3 Traditional Land Use Management approach 

Land falling Lmder traditional authority in many place i still managed Wlder 

customary Jaws. The chiefs and headmen allocate land to applicant and adjudicate 

disputes (Sekonyela, 20 14). fn orne areas, modern town planning principles are 

used in conjunction with customary practices. Town cotmcil should negotiate 

with traditional authorities and work hand in hand to en ure that a ll inhabitant of 

the cities especially low-income earners have acce to land. 
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2.12.4 Strategic Housing Land Availability Assessment (SHLAA) approach 

Roy (2009, Pointed that SHLAA approach to urban land management has been 

effectively used in Birmingham City in England. The SHLAA study sites that have 

the potential to accommodate housing and provides information on the suitability 

and availability of each site to determine whether the development of a site is 

considered to be achievable, and if there are any significant restraints to 

development. 

SHLAA is an ongoing technical process to inform planning policy development 

and implementation and to assist in the monitoring of whether there is an adequate 

supply of deliverable housing land at any point in time . In United Kingdom, the 

Leeds City Council utilize the same method. It began in 2008 whereby, over 700 

sites were assessed and the exercise completed in 2009 (Leeds City Council, 

2019). 

For the site to be considered for potential future housing development, it hould 

meet the following three criteria: First, the land must be 0.2ha or more and have 

the potential for at least 10 dwellings. Secondly, the land must be located within 

or adjacent to an existing settlement or in a su tainable location and fina lly the 

land mu t NOT be within a designated SA , PA, S I or Flood Zone 3b and the 

land does not already have planning permission for residential - led development. 

The rationale behind SHLAA is primarily to forecast urban land upply to be 

prepared and updated over time to as ist in the preparation, monitoring and review 

of the urban area in order to ensme that resident of the cities get affordable land. 
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For sites to be considered deliverable, sites for housing should be available now 
' 

offer a suitable location for development now, and be achievable with a realistic 

prospect that housing will be delivered on the site within five years. Should this 

approach be used by The City of Windhoek, a lot of Houses might be built under 

this study. 

2.12.5 Social Policy Plan Approach 

Promoting equality, protection and support for vulnerable people, promoting safe 

and healthy environments and preventing inequality, unsafe communities and 

environments, lack of guards for vulnerable people and unhealthy a well as 

unsupportive communities lies at the core of Social Policy Plan (Roy 2009). The 

purpose of Social Policy is to help states develop and deliver service for people 

to meet their welfare and wellbeing needs, including urban land for housing. 

The social care support outlined in the social policy plan enables people to 

independently maintain work being undertaken by the Housing and Social 

Services Departments with regards to housing. One of the general objectives of 

the plan is to achieve better availability of serviced land for housing, quality and 

affordability. A revision to the National Hou ing Plan and enforcement of 

implementation will be ideal for the city of Windhoek and the cow1t.ry at large. 

2.12. 6 Town Planning Scheme: The Gujarat Model Approach 

Satashia (2014) Argued that, Gujarat Model of town planning have been 

effectively used in India and aw a rise in great urban land management practic . 

The Town Planning Scheme is being followed a an alternative method to 
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assemble the land for urban development activities in a faster and financially 

affordable manner without taking recourse to compulsory acquisition of land. 

Town Planning Scheme (TPS) is in operation in some of the states oflndian Union 

in the form of plot reconstitution. It is an area planning teclmique patterned on the 

concept of land readjustment. It has been adopted in state ofMaharashtra. 

The key objectives of TPS is to expedite the process of land development, since 

many local authorities are constrained by land acquisition and development 

methods which are both time conswning and expensive because of legal problems 

and the heavy compensation the local authorities ha to pay to land owners 

(Satashia, 20 14). The concept of land pooling (followed in Eastern Asia by Japan, 

South Korea and Taiwan) was adopted in India to counter such difficulties of 

timely and costly land acquisition and developments methods. 

It was believed that with less of financial transactions, this teclmique of land 

development would work out to be faster and cheaper. For the atisfaction of the 

land owners, the method involved a kind of corrunw1ity participation in which the 

judgment of the owners was sought at all stages of development (Satasbia, 2014). 

2.13 Conclusion 

There has been deliberation on land matters, policy and the way forward in achieving 

effective urban land management and effective ways to counter urbani zation that ha been 

on the rise in many cities. Significant gap in knowledge evolving urban land markets and 

policies can be traced from the literature reviewed. Developing an under tanding ofmban 

land shortage and its implication on hou e price and affordability caru1ot only be 
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attributed to the data shortcomings that bedevil all research on urban land, but also on the 

lack of suitable analytical framework in place. 

Policies regarding urban land management are affected by the lack of enforcement and 

this hinders future policy and practice. None of the authors reviewed here on urban land 

issues indicated the implications of policy on their findings, hence this study attempted to 

test few ways in which the implications for policy and practice might have on w-ban land 

issues. It is undeniably, that there is a need to extent existing effort to evaluate attempts 

to improve planning and administration to situations characterized by lack of control in 

housing prices that leads to unaffordability. Policy review and reinforcement is of great 

essence in addressing the housing issues in Windhoek. 

The chapter further attempted to propose suitable methods or approaches to land use 

management that could be used to ach.ieve the much desired results of land shortage in 

Windhoek in particular and Namibia in general. Some scholars and policy analytic noted 

that robust evaluations of attempts to intervene in the ways they suggest are lacking, the 

chapter tried to do justice to that. Some authors highlighted the highly political nature of 

urban policy and interventions. However, they only limited reference to the wider 

literature on urban land analy is and transformation. The importance of policy evaluation 

have been overlooked. 
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3.1 Introduction 

CHAPTER THREE 

RESEARCH METHODOLOGY 

This chapter presents the research methodology and design adapted in this research. The 

techniques and strategies employed in th is chapter has been described here. The 

operationaJization of research concepts, collection of primary and secondary data and the 

selection of respondents for the study to answer the research que tion is thoroughly 

explained in this chapter. In addition, the processes in selection and development of 

indicators for assessing the shortage of urban land for housing in Windhoek has been 

exp lained. 

The chapter describes the research population and sample size, the instrument 

development, and the data collection method, as well as the validity and reliabi lity of the 

survey results. The research methodology used sought to explore the shortage of urban 

land in Namibia and its implication on house prices and affordability u ing the City of 

Windhoek as a case study has been explained in this chapter. 

3.2 Research Design 

As high lighted by Kothari (2004), re carch de ign con titute the blueprint for the 

collection, measurement and analy is of data. A uch, the de ign includes an outline of 

what the researcher will do from writing the hypothesi and it operational implication 

to the final analysis of data. The researcher thus applied qualitative and quantitative 

research de ign. Based on the re earch question pre ented earlier (in chapter I) the 
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research design has been deemed beneficial for this study. The research has been can·ied 

out in Windhoek. 

Quantitative section of the research has been applied to gather data in the process of 

evaluating how low-income earners are affected based on their income levels, social 

backgrounds and how they struggle to acquire affordable urban land in Windhoek. Whilst 

the Qualitative part constituted of an in-depth interview with the City of Windhoek, 

Ministry of Land Reform and Urban and rural development, housing funding institutions 

such as banks and housing financier, managers, and employees. Qualitative research can 

explore issues such as investigating the way in which social interaction and conditions are 

influenced by different circumstances and can also be applied when one explores the 

importance of people's worlds and the cau es of individual behaviors (Malterud, 2001 ). 

The design is thus deemed suitable to use a mixed method in order to empha ize Windhoek 

people's access to land and to explore the obstacles, and tl1e implication of shortage of 

land to housing prices and affordability. 

3.3 Population 

Based on Worldometer elaboration of tl1e latest United Nation data, a of March 2020 

Namibian Population stands at 2 527 262 (World odometer, 2020). Windhoek had a 

population of more than 400 000 re idents ( ity ofWindho k, 2020). Windhoek ha be n 

chosen as the field of study. Over 250 key informants/ participant from Mini tty f Land 

Reform and Urban and rmal development a well a ity of Windhoek were part of the 

population. Those who were part of the study and form part of the population con tituted 

part of Affmnative Repo itioning (AR) Movement and Landle People Movement 
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(LPM), 100 and 60 participants, respectively. Low- income earners and landl e s people 

from Katutura (Hakahana) informa l settlement formed part of 1200 peop le. The 

population where the research was cond ucted is shown is Figure l below. 
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Figure 1: The City of Windhoek 
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Fig J; Windhoek City, Source: Google Map , (2020). 
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3.4 Sample 

Convenience sampling technique was used to select respondents for this study, extracted 

from the population in 3.2. Convenience sampling is explained as the most attractive type 

of probability sampling. However, in the simplest case of convenience sampling is the 

basic sampling technique where a sample for study from a larger population is selected. 

Each individual is chosen entirely by chance and each member of the population has an 

equal chance of being included in the sample. The research sample consisted of 40 

respondents . At least, comprising of 5 senior staff members from the City of Windhoek, 

5 seniors from the two Ministries (Land Reform & Urban and rural Development), 3 

leaders from local political/activist parties and 24 respondents from landless people and 

low-income earners in Katutura. These units will form part of the ba is analysis for the 

study. 

3.5 Research Instruments 

Research instruments that were utilized by the researcher included, structured 

Questionnaires, interviews, document reviews and ob ervation methods of collecting data 

from the eatmarked respondents. The researcher deemed the structured questionnaire fit 

as it allows participants ample opportunity to provide a much information a po ible for 

data collection. Structm·ed questions is also con idered an effective mcth d t get an 

opinion from a large number of people. Questionnaire a lso have the advantag that 

respondents work independently, usually in i elation from others and thi 111 an 

individuals are not influenced by others . The ab ence of the researcher make the 

respondents ta k oriented. The re earcher ' s facial expressions, voice proj ction and 
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intonation or probing may help the respondent predict what the researcher is looking for. 

Despite the various strengths of the questionnaire, it still has its own disadvantages. After 

receiving the questionnaire some respondents sit on them and not bother to return to the 

researcher. The researcher had to do a follow up on all respondents who did not respond 

and ask them to do a favor by completing and returning the questionnaires, which at times 

helped. There were also interviews contacted since they are regarded to have high rate of 

response. The presence of the interviewer ensmes that, nobody else contributes to 

answering of the questionnaire other than the particular respondent. Nonverbal responses 

can be observed and noted. Some questions were rephrased or asked in vernacular to 

enable the interviewer to get a clearer understanding. Documents were reviewed from 

archives and different offices to gain an in-depth understanding of land delivery model , 

policy documents, housing and municipal finances. Kwesu et al (2005) stated that "direct 

observation is whereby data is collected by way of observing the number of respondent 

in action. The observations are an effective instruments when analyzing the living 

conditions of people and captw·ing their daily struggles in the informal settlements. 

3.6 Procedure 

Primary data was collected from the re pendent directly ba ed on low-income earner 

and middle income of Katutma (Hakahana, Ombili and Havana). Manager and eni r 

leaders from land institutions were con ciou ly cbo en with over 40 que tionnaire 

administered. Including respondents in the informal ettlement of Katutma (Hakahana 

Havana and Ombili), Windhoek. Data wa depicted by mean of table graph and chart . 

This had the advantage of presenting the data in a clear, readable manner and allowed the 
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reader to see clearly the relationships and patterns of responses. Tables provide a way of 

coding data according to types. 

The tables showed the numbers and percentages, reflecting respondents' opinions and 

attitudes. The tittles of the tables reflected the demands of the research questions (sub­

problems). The analysis of data put value to the data. The researcher's concem was to 

classifY data according to type, sources, functions , characteristics, and quality and more 

importantly according to sub-problems. The classification made it possible for the 

researcher to analyses and interpret data. This has enabled the researcher to determine the 

data reliability and validity in ensuring the quality of the research. 

3. 7 Data analysis 

To analyze the data, the researcher used coding, Transcription and Thematic analy is. The 

researcher ensured coding guidelines and training were in place to keep coding reliable, 

consistent, and accurate. The researcher also kept a close eye for definitional drift in 

qualitative data analysis. Whilst creating codes, the researcher ensw·ed that all code cover 

several responses, contrast one another, and strike a balance between too much and too 

little infom1ation. Data collected was analyzed u ing pie chart , table and bar graph . A 

narrative format was applied when interpreting the data. Face to face interview were 

recorded and then transcribed. A cross tabulation analysi wa utilized in quantitative data 

and Trend analysis was used to analyze data. 

3.8 Resear·ch Ethic 

The researcher upheld the highest tandards of confidentiality, anonymity and hone ty in 

conducting this research and assured the respondents that all information ' will be kept 
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confidential, this was substantiated by a non-disclosure form that was signed by both 

parties. All participants in the study could partake willingly and not by force . The 

researcher, at all times identified himself with his student card and the letter from the 

Namibia Business School, University of Namibia as proof of him being a student. The 

purpose of the study was explained to the participants in details, and data collection only 

went ahead after consent was granted. 

No names were allowed on the questionnaire to avoid participants being intimidated by 

fear of victimization, they all appeared anonymously. Since the issue of land is overly 

sensitive and has been politicized, the researcher wa faced with a big challenge by some 

participants who thought the information provided would be used for political reasons and 

distributed to local media. To mitigate this challenge, the researcher explained thoroughly 

to all participants on the impmtance of the study, its contributions to the communi tie and 

the impact its so1t to bring about. 

3.9 Conclusion 

The researcher presented the research design, population, the sample used and instrument 

utilized for the study. The chapter also presented the procedure employed for the tudy 

to explain how primary and econdary data was c las ified and depicted. The data that wa 

gathered has also been pre ented here in details on how it wa ana lyzed. The re earch 

ethics has also been explained in detail on how to en ure participant confidentiality and 

data disposal. The chosen sample set and size, ample preparation external condition and 

measuring techniques has been thorough ly explained to en ure appropriate methods of 

measurement and appropriate san1pling method are clearly defined to en ure Validity and 
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the application of methods are consistent and the conditions of the research are 

Standardized to ensure Reliability. 
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CHAPTER FOUR 

RESEARCH FINDINGS AND DATA ANALYSIS 

4.1 Introduction 

This chapter focuses on the findings of the responses made to the questionnaire schedules 

administered to the sampled groups in Windhoek and the interviews oversaw by the 

researcher. The response rate of the administered questionnaires among all respondents 

have also been analyzed in this chapter. The main objective of the study was to examine 

the factors that contribute to the shortage of mban land in Windhoek and its implication 

on housing prices and affordability. 

Data was analyzed from different responses from the sampled groups and the re earcher 

illustrated the findings that revealed the percentage of the participants who re ponded 

from the population sampled in Windhoek. Urban land shortage in Windhoek, as the focal 

point of this study, must be evaluated against critical elements, such as Age, Gender, 

Employment status, Dw·ation of stay in Windhoek, Type of accommodation and Income. 

Main Question 

• What is the State of land allocation in Windhoek currently? 

Sub question I 

• What are the factors that contributed to land hortage in Windhoek? 

Primary and econdary data was analyzed. The primary re earch que tion in the tudy wa 

to investigate the factors contributing to urban land hortage in Windhoek and how it 
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impacts the housing prices and affordability. The data analyses in this chapter are 

organized in two parts; Part one, which is based on the results of the questionnaire, deals 

with quantitative analysis of data. Part two, which is based on the results of the interview 
' 

deals with the interpretation of qualitative analysis. The study is also organized in such a 

way that it responds to the research questions and objectives of the study. 

4.2 Part One: Quantitative Interpretation of results 

The Rate of Responses to the Questionnaire 

A total number of 40 questionnaires were distributed in the process of data collection from 

the members of interest groups, Ministry ofUrban and Rural Development, Land reform, 

Cow, landless people and low-income earners. Out of 40 questionnaires, only 34 

questionnaires were returned while 5 were not returned. Of the 34 total retumed 

questionnaires, only 29 were answered. To gain the perceptions and attitudes towards land 

shortage in Windhoek, the researcher designed a questionnaire that is direct and ea ily 

understandable to gain an insight on the mban land problem in Windhoek. The overall 

questionnaire contained 12 close ended and open-ended questions to elicit the 

participant's views. 

While the researcher was administering the que ti nnaire to the respond nt a large 

unoccupied land was discovered in Windhoek. There were al o illegal settler ( hack 

dwelling) in an unserviced land observed during the tudy. Table 2 below how a 

percentage of the response rate of tbe admini tered que tionnaires which indicate that 

over 70% questionnaire of the 40 admini tered que tionnaire were returned which 

indicates majority of the sample size. 
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Table 2: Questionnaire Administration 

Number of Questionnaires Percentage 

Returned Questionnaire 29 72.5% 

Unreturned Ques tionnaire 6 15% 

Unanswered Ques tionnaire 5 12. 5% 

Total 
40 LOO % 

Table 2: Que tzonnatre admuustratzon 

Summary 

Tab le 2 summari zes the response to the que tion na irc. Out of lhc 40 ad mini tcrcd 

questionnaires, 72.5% of the ques tionna ires were r turned . Five (5) wer non -respon es 

and Six (6) were not returned, this means Nine (9) ques ti onna ires were subtracted fro m 

the total sample size. Thi s means that nine (9) questionna ire , out of 40 questionnaires 

distributed, were completed discarded from th analy is. The r st (29 questionna ires) 

were used to interpret the results . The total rc ponse rate achieved is 72.5% which , 

according to (Lindemann, 20 19) is viewed a an important indicator of the urv y quality , 

and he furth er emphasi zed that, low response rates a ivc ri . c to sampling bia cs. The 

response rate was good because during the adminis tration of t he qu ·ti onnai r sat Lh end 

of 2020 and early 202 1, Namibia and the world in g ncra l and Windhoek in parti cul ar, 

were faced with a dead ly vi ru ca lled Coronav irus ( OVlD- 19), which prevent ·d peopl , 

to come in close conduct with each other a it i · by law to mainta in ·ocia l di tancinn f 

at- leas t 1 meter. ome respondents feared con tracting Lh e virus, hence they onl y threw the 

questionna ires from a d istance and ome op t not to participate. Some rc pondent d id no t 
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have internet connections nor airtime to carry out a virtua l interview, but nonethe less, a 

massive 72.5% was achieved . 

Looking at tbe demographics in Windhoek, findjngs shows that an association ex ists 

between age, gender, employment status, accommodation in Windhoek, duration of stay 

in Windhoek, and income of respondents. 

4.2.1 Age 

The demand for accommodation is higher in WindJ1oek and most respondents between the 

ages of 26-35. Those betw en tJ1e ages of J 8-25 make up 21%. The les representation 

came from the ages of 56 and above that made up only 9%, 36-45 made up 15% and 46-

55 made up 11 % as shown in Figw·e 2 be low. 

Age 

Fig 2; Age 

4.2.2 Gender· 

lil 18-25 

llil 26-35 

loi 36-45 

llii 46-SS 

a 56 and above 

Figure 3 below show the gender or re pondent w hich indi ·1tes that mor ma le 

re pond nls parti c ipa t din the study with 54% wherea. fl·ma les only 111adc up 46% of the 

administered que tionnairc . 
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Fig 3; Gender 

4.2.3 E mployment status 

Gender 

Iii Ma le 

li Female 

To ga in a balanced view of the respondents , the researcher a ked the participants their 

employment status. Tho e in Corporate Employees (Officer , Bankers, J2ducat r , etc.) 

made up 28% of the 40 participant . onslruction workers made up I 0%, s nior staff fro m 

different institutions were 2 1% whi le unemp loyed respondents were 17%. leane r, were 

13%, wh ile those employees within unsp cifted fields were I l %. A detai led percentage 

rcprc entation is shown in Figure 4 bel ow. 

Employment Status 

30% 
28% 

25% 

20% -21% 
17% 

15% -13% -10% 10% 11% 

5 ~,;) 

---------., 
0% 

Senior Staff Cleaners Unemployed Construction Corporate Others 

Fig 4; Employment ta lus 
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4.2.4 Accommodation in Windhoek 

Determining the cost and affordab ility of urban land in Windhoek is crucia l and can be 

achieved by finding out the type of accommodation resid nts have access to. There uJts 

showed that those li v ing in rented houses were 58%, whi le those w ith own hou es on ly 

made up 22% of the study. Those who own land for B usines were 9%, while tb se who 

a re unab le to own land or afford to rent were II % . Fig ure 5 below s how the results in 

percentages . 

Accornodation in Windhoek 

• Own Hou 

• llented House 

• Business La nd Owner 

• None 

Fig 5; Accommodation in Windhoek 

4.2.S Duration of stay in Windhoek. 

h oure 6 shows the dura tion o f the respoJJdent 's ·t·ty in Windhoek. The s tudy revea l 'd 
1::> 

that majority of the rc pondents who s tayed in Windh oek I 1- 15 yea rs were 4%. T ho 

who tayed 6- 10 yea rs were 26%, fo ll owed by those who ·t·tyed 16 yea rs and abov 

w ith 19% . Those who , tayed fo r les, th an a yea r, mos tl y casua l worker were 9%, and 

those who stayed less than 5 yea rs ( 1-5 yea rs) were 12%. The res ults a rc showed in 
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fig ure 6 be low. 

Dura ti on of stay (Yea rs) 

• Less than a Year 

• 1-5 Years 

• 6-10 Years 

• 11-15 Years 

• 16 and Above 

Fia 6; Duration of stay in Windhoek in years 

4.2.6 Income 

T he University of Cambridge's Center for Hous ing & Planning Re carch ta te tha t, in 

measuring housing affordab ili ty, it is cruc ia l toe ta b! ish !"he income req ui red to purcha c 

a house (Whitehead, Monk, Cla rke, Holmans & Mar kl<anen, 2008) . Looking at a 

household ' ' res idua l income' or the income that remains once housing ·o t have been 

met and w hether an individua l or househo ld has acces to fi nance to rlllrcha a hou c. 

T he re ·ponden ts were asked the ir income to determ ine how mucb they earned in th. ity 

of Wi_ndho k. T he resul t. revea l that 36% of t he res pondents ea rned b tw ·en 7000- 1 100. 

T hose ea rni ng between 2000-6000 were 26%, whi le 12000- 16000 income ca lc 'Ory wcr. 

18%. Those highl y pa id, 111 0 tl y sen io r staff and tho, c in co rp ra te who earn d _ 000 and 

above only made up 9% and tho ·c ea rn ing 17000-2 1000 were 1 1%. T he fu ll res ults in 

percentage arc shown in f iaurc 7 be low. 
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lncom (N$) 

• 2000-6000 

• 7000-11000 

• 12000-16000 

• 17000-21000 

• 22000 and above 

Fio- 7 · Income eam ed in Namibian Dollars (N$) 
0 ' 

4.2.7 La nd availabili ty at the city of Win dhoek 

The researcher wanted to determine the avai lability of urban land in Windhoek a it 

p erta ins to the research question in investiga ting fac tor t.hat contribute to the hortage 

of urban land in Windhoek and how they impact hou e price a11d affordabi lity. The 

research findings revealed that 8 1% of the responden ts a id yes. Th y agreed that there i 

abundant land in WindJwek that could be serviced and turned into plo ts for buildino 
0 

house·, the same ca n be agreed by observing the la rge unserviced land in Windhoek as 

s hown in Picture 1. While 19% sa id no to the quest ion a sh w n in Fig ure below. 
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Ava ilab l Land at Co W 

• Yes 

• No 

Fig 8; A vailab!e Land at City of Windhoek 

4.2.8 La nd Cost in Windhoek 

In determining the affordab ility of land in Windhoek, the researcher asked the rc ·pondents 

if the ]and was expensive in Windhoek. 94% said yes, th land was indeed very ex pensive 

and therefore not affo rdab le. 6% said no to th question. 

These results confirm what, Tbe Numb o living expen es index reported in (20 14), that 

Windhoek is the 2 1st most expensive city out of 4 462 c ities in the wor ld. Renta ls in 

Windhoek are 28% higher than Cape Town South Africa. lt was a lso report d Ulat 

Windhoek is the 7111 most expensive city in the world . 

The affordability i determined by three measures reflecting upon the affordabl e housing 

which inc lude; J) Price - Income Ratios - Na llathig (2010) narrat , that , in the nitccl 

States and Canada, a commonl y accep ted guide line fo r measuring hou.·in o a tTordab ility is 

wheth er hou ing unit costs exceed. 0% of a hou · hold' · ro:s inco me. 2) Poverty li ne 

Measures_ the number of poor people or those 'Below Poverty Line (B P ) ', who in their 

s truggle for basic Jiving, might not be ab le to li ve in proper and affordabl , housing. And 
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finally, 3) Housing Property and Tts Values - As the cost of land and hou ing unit arc both 

included in the property value, it is often used as the gauge for the availabili ty ofaffordabl 

housing. The average property value when combined with the minimum required livin <r 
b 

space can becom another measme of affordab le housing availability. The re ults are 

shown in Figure 9 below. 

Land affordability in CoW 

• Yes 

• No 

Fig 9: Land Affordability in the City of Windhoek 

4.2.9 Windhoek's urban land delivery fo•· housi ng to its residents 

The study shows that 90% of the respondents aid there is in uf1ie ient ervicc deli very in 

WindJ1oek. While 10% sa id ye, to presence of uffi cien t urban land de li ve ry fo r h u, ing 

to the res idents of WindJ1oek. Saeed (2009), idenl i fied thCit, the delay or pr ~ee l s (such as 

land alloca ti on) may be non-excusa bl (contractor ca used) which the cl icnt and the 

consultant need to have projec t managem nt too ls to eflecti ve ly lll 'tna c th . de lay ' or 

compensable (c li ent ca used) delay. which arc due to th c li ent. The c1 ·lay, may be by 

either parti es and can be concurrent. 
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Land a llocation processes are highly bw·caucrati zed and inacccss ibl , they a re too 

complex and requires technica l knowledge and most of the people do not have acces to 

land or have difficulties to afford it (Dowall , 1996). The results are how in F igurc 10 

be low. 

Land Deli v ry in CoW 

• No 

• Yes 

Fig I O; Land De!ivety in the City of Windhoek 

4.3 Shortage of serviced land in Windhoek 

T he obj ect ive of this tudy wa to inve tigatc the factor that ca uses urban land hortagc 

in Windhoek and how they impac t prices of hous ing and affo rdability. Re pondent 

s trong ly agreed with 9 1% that there i · a ho rt age of ·crv iccd land in Windhoek and 9% 

sa id there is 11 0 hortage of serviced land in Windhoek. The rc ul ts a rc pre en ted in a pic 

chart, F ig ure IJ below. 
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Shortage of Serviced land in CoW 

• Yes 

• No 

Fig II: Shortage ofServiced land in the City of Windhoek 

4 .3. 1 Factor·s that have contr·ibut"ed to the s hor·taae of urba n la nd in Windhoek 

The researcher captured the views and op inions as expressed by the re pondent durino 
"' 

the interviews and they answered ques tions perta ining the factors that cause urban land 

shortaae in Windhoek. To quote one rc pondent: 
"' 

"Land is available but the high cost of maintaining the land is the problem. The city of 

Windhoek priority on making land available to the inhabitant is problr:. m the real reason 

why there eem to be shortage thereof" 

Some of the concerns brought forward by the rc pondcnt · is the i ·sue of finan ' C a it ha 

been alluded above, that ll1e c st of maintai ning th e land for hou ·ing j high and there ar 

no proper funding opportunities for the city of Winclho k. Out or 40 r spondcnt , _ - % 

stated finance as number one cata ly t to urbau land shortage in Windhoek. Another major 

facto r identi fied by the respondents caus ing de lays in land a lloca ti on and thu , 1 ad i ng t 

urban land shortage in Wi ndhoek which made up 7%. Bu r aucra tic pro c c. made up 
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17% of the study. Respondents no ted that the land a lloca tion process i very long and 

regui1·es a lot of processes, the applications are delayed a11d take up to a y a r to be 

processed. This is supported by Nandago (20 1 5), who de c ribed the urban land a llocation 

process at the city of Windhoek as leng thy and very exhau ting . Recipients of the land 

have to at times, wa it up to a period of one yea r to be a llocated land as land servic ing 

process takes a very long time to comp le te. A ppending (2006), furthe r argued that, Acce 

to land through prescribed systems (fo rmal app lication) in many deve loping countries is 

incompetent, and coping with the demand of urbanization remain a cha llenge, beca use 

the maj ority of low income earners cannot affo rd land price, and the s tate ha limi ted 

capacity that leads to in fo rmality. 

H i o-h cos t of land have a lso identifi ed as a major conb·ibutin ()' facto r to urban land ho rtaoe 
b . b 

in Windhoek with 24%. It was noted that it is very cxpcn ivc to service land for urba n 

purpose in WindJwek. Poor Governance F rameworks or po lic ies have be n id ntifi d as 

a key contr ibutor to ur ban land shortage in WindJ1oek making up 6% of th study. 

R espondents stressed that The City of Windhoek does not have policie in p lace to respond 

to the growing demands. Tbis is the same senti ment l1ared by (Llihl & De lgado 20 1 8), 

a t tbe 2018 Land onferencc in Windhoek, Na mi bia, that; in the nex t 0 year , Winclho k 

city should prepare for a fu rther 2 million popu latio n and lhus shou ld have poli ·ies and 

frameworks in p lace to coun te r the oclcndaa l pl an (a report of the Olllllli ssio n r Enqu iry 

into South West Africa n (Namibia befo re inc! pcnclence) A mtirs , COlll lllO!l ly known as the 

Odcnclaal Report, which was com missioned in 196 by outh Africa 10 assc" th 

developmenta l state of Nam ibia) which vvas anti-development. 
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The UN-Habitat (2009), stated, with regard to po licies and framework , U1at poor 

management of urban land and poor governance frameworks, lack of appropriat land 

admin istration systems to deal w ith increasing shortages ofservic d land and well - located 

land, widespread informal land de li very ystems highly centra li zed land agenc ies, 

incompl ete land records and poor publi c land management has been grea t cha llenges in 

land management in many Africa n Countries. Delays in Land a llocation were 7%, wh il e 

Lack of Serviceable land made a stun11ing 14% . The re is a serious backlog of , erviced 

land at th city of Windhoek. The fuJI res ults are pre ented in percentage in fi gure l2 

below. 

35 

Factors contributing to Urban land shortage in 
32% 

wind hoek 

24% 

30 17% 

Fig 1 2; factors contributing to urban land shortage in Wind hod 
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4.4 Pa rt Two: Quali tative Interpretation of The r·esults 

How is the Land allocation Process in Windhoek ? 

T his p a rt of the res ult interpretation presents a qua lita ti ve part of the s tudy. Participan ts 

were asked to g iv consent in order to pa rticipate in the s tud y which was do ne vo lu nta ri ly. 

In terviews were ca rri ed out most ly via e lectronic mean uch a te lephonic a nd zoom 

in terviews, thi s was due to ov id- 19 o utbreak wh ich prevented peopl e fro m com ing in 

c lose conduct. N inety p ercent (90%) of the in terview of the se lected sa m ple groups were 

do ne v irtua lly and o nly Ten percent ( J 0%) of the interviews were carri ed o ut in person. 

In ana lyz ing the r sui t · fro m the pa rtici pants w ho were purpose ly se lected, coding proce , 

was used . Fo ur semi s tructured que tio ns were a ked to the partic ipa nts. T he a im of the 

s tudy was to investiga te the shortage o f urba n la nd in Wi ndhoek and its imp lica tion 00 tll c 

hous ing prices and affordabi lity . 

Most partic ipants arg ued that the ta te of la nd a llocat ion at the c ity of W inc!Jwck i very 

s lo w and takes up to a period of o ne yea r to get a response. T hi · i d ue to bureaucratic 

p roccsse . NA MPAB onl y meet fo ur times a year to contemp late on the application 

rece ived, w hich s low down the proc 'S and create a long back loo- a the popu lation in 

W ind hoek cont inue ri ing every yea r. T he o th er i s ue raised was the hig h demand for la nd 

wh ich was no t promptl y enacted by the ri . ing number of urba ni zation in Wind ho 'k. Th, 

market pecul ato r contin ues to contri bute to thi ala rm ing rise in the demand lo r housin 

w he n they set the prices hi o-h for th ho u ing unit. l lcrc is o ne of the p· trt ic ipan t ' s icw: 
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"The demandfor land is ve1y high compared to the upply therefo re only the rich .011 

afford to buy houses in Windhoek, since City of Windhoek is auction ina off mo t of the 

available plots". 

This confirms the Vice Pres id ent of ami bia Dr. Nango lo Mbumba ' an notat ions in 20 19 

when he described the land shortage in Windhoek a a National risis with a back log 

estimated at 110 000 housing unit and grows at an an nual rate of nearly 3 700 Llllit 

(Tji tem isa, 20 19). There is a growing demand for land, which i assumed that WindJlOek's 

urbanizat ion rate stands at four p rcent (4%) an nually and it i · expected that by the year 

2030 the city w ill have a popul ation of645 355. 

Participants fe lt that the city of Windhoek is not a ll ocating the land timeou ly. There is a 

lot ofunserviced land in Windhoek and r sidents continue being exploited by rental agents 

with exorb itant renta l fees . The national Housing Po licy recogn ized that thcr is a need 

for land use regulations to enable fast track of land allocation. 

The shortage of land and its implication on housing prices and ajf'ordability 

The resea rch findings hows that majority of the partici1 ants from the interviews aid that 

the shortag of servic d urban land in Windh oek wi ll lead to high housing price and 

therefore mo t residents wi ll not be able to afford land . This is vvh at ne had to a : 

''T'lze f act that ther i, so rnuch demand .for land and nwnicipality cannot llleet this 

demand, the price 1vill obviously go up and 1ve ('an not afford this •· 

Th is confirms Hilber and Vermeul en (20 14) ascrtati on that, the , ca rcity of dcv lopabl 

land and uneven topography ( teep slopes) may both limit the long- ru n respons o f' 
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housing supply to demand induced price cha nge and thus contributing to hig h hou c 

prices and in the process leading to unafforda bility. 

Participants from the interviews ra ised concerns with high urbaojzation rate tha t prompt 

the need for shelter in Windhoek. As thi ra te increases, tllc demand fo r hou ing inc reases 

as well which lead to U11affordability . One of the partic ipants aid : 

"People are moving to Windhoek on an alarming rate fo r a better living condition. Thi 

is increasina the demand for land because evetyone want a house but there is nothin a 
0 O• 

people are a lot " 

This notion is supported by Muscmwa (20 I 0) tha t, th s hortage ofho u ing due to car c ity 

of serviced land led to an increa e of s lums and urba n arriva ls to con ·truct illega l hc lte r 

leading to increas ing shanty dwe llings in the city . This has increa e the dema nd fo r 

housi11a ru1d in the end leading up to price going up . 
b 

FNB house index reported in 201 5 th at, house prices increa es by 29% year o n year 

bring ing u1e i.11dex to 234, 7 index po ints. amib ia was a l o reported to have r corded the 

second hig hes t house price increa e in the world in June that year afler Du ba i. The 

pa rti c ipants a ttr ibuted these incrca c. to the low ho us ing de livery by th c ity oi W indh o k. 

They felt tha t, if thcrc is a s low pace of deli very th en the dc rnanl will ,0 up and thi s w ill 

obviou ly contribute to pric incrca ·e a nd in U1 e end lead ing to una t'fo rdabil ity. 

Challenges faced by low-income eamers in acquirino land in Windhoek 

[n ana lyz ing the cost & a ffo rdability fac tor and cha ll c nac, faced by 1 w incom 
arncrs 

in Windhoek, the resea rcher conducted int erv ie w w ith low income earner . o f'tl lC !Ia ana, 
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Hakahana and Ombi li informal settlement in Katutura in Windho k as well a fi nance 

inst itutions leaders, to establish th contribu ting facto rs to urban laud shortage and uggest 

amicable solutions in order to address the issue of land shortage in Windhoek. Low 

income earners, according to the Cambridge dictionary, arc those people whose household 

disposable income is lower than sixty percent (60%) of the equ iva lent med ian money 

income of a ll households. These peop le arc regarded to be at a ri sk of poverty. 

Most of the participants cited Affordab il ity as number one i sue hindering the low income 

earner from acqu iring land fo r hou ing of busine s in Windhoek. One participant sa id; 

"Ajfordability - they cannot 11:/Jord the p lots being sold l y City of Windhoek " 

People earning low income can not affo rd land in Windhoek. Thi · is ·upported by Lhe most 

recent data conta ined in the Fifth National Development Plan (N DP5) relca cd in 20 17 

(NationaJ Planning Commiss ion, 20 17), which show Uutt only 14 percent of the 

popu lation earned more than a domestic worker's minimum wage of N$ 1 353. Thi mean 

low income earners are unable to affo rd. Another respondent f1.1 riou ly stated: 

"Land is ve1y expensive fo r low income eam ers, it 's as [/ it 's deliberately e.>..p nsive to 

1c ep low incmne eam ers jimn acquiring land. Also 1 believ ' that il!/"onnation is not 'asily 

available to educate people on how they can go about buy ing and o111ning land '" 

Mwilima, Fill ipus and l"iccrmuys (20 11 ), noted that, the Nil • loa ns that was m ·ant to 

benefit the poor, va ry within a ceili ng of' N 50,000 and 'tre xp ndcd a · various (inane . 

prod ucts. This mean low income ea rn er from the info rmal · ltlcmcnts such as th at of 

I-:la kaJ1ana, Havana and Omb ili , info rmal settlements fi nd it dif(i cult to a quire fi.lll ding 

due to their low income latus. 
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Parti cipants also cited lack of co llat ra l as another major is uc prcv nting low income 

earners from acquiring land in Windho k. Participants noted that most commercial banks 

refuse to offer loans for buying houses to low income earner due to high risk ofdefa ultin o 
b 

on the loans. One respondents furiously sighted: 

"Banks don't care, all they want is their money paid back and !ltlze gov rn111 ?nf cannot 

come up with plans to cater .for low income earners to get.fi·ee collateral loans or buy 

houses without deposits then acquiring land in Windhoek will remain a dream .for low 

income earners 

The commercial bank req uirement for a Joan (mortgage or bu inc ) requires that a lieut 

should b ab le to have a minimum income per mon th , urety in ca e of non -individuals 
' 

life cover, a collateral and a deposit. Many respo ndeuts sa id U1at most income ea rner do 

not meet these requirements and in the end do not acquire land in Windho k. This is 

supported by a study carri d out by akwe nda (20 14), on four commerc ia l ban k in 

Namibia (F B, Bank Windhoek, Standa rd Bank and Nedbank), confirmed that out of four 

co mmercial banks, on ly Nedbank ind icated thei r cu tamer m et housing finan ·c 

requirement , despite it many requirements, they provided other a lternati ve to ensure 

their cu tamers me t the (inan ·ing requirements. 

Those who participated in the int crvicvvs blamed Lh c novcrnm nt and pa rti ·ularl til, 

Mini try of Urba n land and I lousing for not implementing til e hou ·ing initiati ves that w r, 

earmarked to help the urban poor or low income ea rners as defined in this contex t. Th 'Y 

referred to Build Together program (BTP) as being a non-e istent program d ·pit its 

initial aim to provide shelter to low and very-low ineom ea rners W ber and Mendel ' Ohn 
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(20 !7). T be escalations of costs fo r building houses, increased in build ing materia ls a nd 

the high cost of serv ing land fo r hous ing alienates tb low income earn r a they ca rmot 

afford a nd this leads to the programme not servi ng its in tended purpose. 

Furthe r cha ll enges faced by low income ea rners that were ra i ed du ring the in terv iews 

inc ludes; high price for pu rchasing the land to bu ild a dwe lling . Th mortgages o ffe red by 

commerc ia l banks have hig h interest ra tes that make it ha rd for low inco me ea rners to pay 

the ir bonds. Lack of serv iced land in Windhoek make it only possib le fo r the !ug h income 

ea rners to affo rd and in the end they a li enate the low income ea rner . 

A lternatives to address the issue of/and shortage in N amibia 

Participants in the inter-vi ws wer asked to view the ir opinions on what could be do n to 

address the issue of land shortage in Windhoek a nd Nam ibia as a who le. An ove rwh e lm ing 

maj ority of the partic ipants proposed an limina tion of la nd auction by lb c ity o f 

Windhoek to avo id price hi king . They fe lt that land should not be auc ti ned as it doe no t 

serve the p oor but ra ther makes the ri c h richer. One pa rti c ipant remarked : 

"Th e City of Windhoek should stop the process a./Land Allctioning and ·tart allocating 

the land to those who ar real~y in need. this pro es. · is a slap in tlw poor 'sja . " 

T hese sentiments arc ·upportcd by (/\mu kugo, 20 15) who ·tdmittcd tb·tt la nd a uction wa . 

not benefit ing a ll the mas cs in Windhoek as nl y th sc witJr hi h inc me l c ncfi ts fi ·o m 

the proce s. No twith tanding the fac t that city of Windhoek docs tTtak pro li t fro m 

p rovis ion o f csscntia l servi ce · uch a water, c l c tric ity, sewage and re fu se remova l. T he 

only mean s o f pro fit fo r the CoW i sa le o r land . T he ity of Wi ndhoek howcv r d k ndcd 
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its dec is ion that the process indeed does profit the poor by a ll ocat ing the proceeds 

generated fro m the sales to service the land for th e poor. Ano ther one said: 

"City of Windhoek should stop auctioning plot ' and giving mo t plot to developers who 

wilL build small.flat for rental just to pro.fitfrom the tenants '' 

Participants alternative ly sugges ted that land auctions ho uld be exclus ive ly limi ted lo 

high income res identia l a reas such as Klein K uppe, Eros, and A us B lick etc. The ci ty 

sb o uld rather fo llow the recently adopted offer-to-pw·cha e for first buyer ·. Fo r low 

income ea rners to rea li ze their dream of owning la nd in Windhoek, the cen tra l government 

s ho uld a llocate more fu nd · to housi ng initiative . 

Partic ipants in the study fi.uth er ugge ted tha t T il e ily of Windhoek sho uld pre-al locate 

land to the res idents before its serviced. This way it w ill enab le tile re ident. to a ffo rd and 

p ay as the proces goe . One participant said: 

"A/locale Land as per affordahility rate of the buyer in a chosen area, fo r in tan . say 

the city agrees to develop a certain area in IIi informal sector and only allo l\1 tho. with 

a minimum wage to hl~J ' as p er the rates 'el. Then move to another to ·ation and do the 

same 

The concept of La nd Pre-a llocation has worked lo r Kad Jlllcr town in Z imbabw '. Wh ·rc 

res idents were a ll ocated land befo re it is serviced a nd they : ta rl ed payin ) b •fo re til , ne tu nl 

ho u e are build. This is equally the same a pre- ·a ! u ed by marl e t ag ' Ill , 111 nuing the 

plot i ju t ready on paper but there i no phys ica l lructur e t up d · p it e the owner pa in o 

for it. While eonducling the res arch, the rc ca rchcr came ae ro ·sa re ·o lutio n docum nl 

of the ity of Windhoek 's Minutes th a t indi a les the approva l for the p r -a llo a t io n o f 
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land in Windhoek. The Mayor of Windhoek His Worship Dr. Job Amupanda confirmed 

these during the interview in February 2021 (Amupanda, 202 !). 

Participants aJso suggested that the govemment should subsidize the land a many 

residents of the City of WindJ10ck arc unabl to afford the land . One participant aid in 

an interview: 

"The government can intervene and allocate land forfree to the communities where they 

can even service land at own co ·t. The government can also look into startin o- housino­
o 

project which can be allocated to the residents at an affordable pri e" 

This call for subsidizing land and housing i also contained in the National Hou ing policy 

were the government of the republic of Namibia promised to make land available (or all 

the residents as a basic need (Republic of amibia, 20 18). Price red uction have a lso been 

highly condemn d by most participants in the study. Participants furU1er argu d that a 

moratorium should be placed on all land sa le by foreign r to enab le fi r t priority for a ll 

the res idents of the city unti I such a time that !11 I 10 000 housing back log has been 

c leared . Government have a l o been urged to ensure implementation of a ll hou ing 

injtiativcs and formul ate po licy 'tdju tmcnts nee s ary to rrect land d v IOplllcnt and 

crv icing in Windhoek. 

Observing the land matters within the city of Windboel< 

The resea rcher undertook lhc s tudy in the c ity o r Windh oek to determine if there is a 

shortage urban land in Windhoek and how doc it illlp 'lCl hou inn price and a no rdab ilit 

to the res idents li ving in the c ity o f' Windhoek. While adm inistcrin th . 'tlli-stru lured 
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questionnaire to the respondents, a large chunk of unscrviccd land wa potted a t the 

outskirts of Otjomuise. It is presented in the picture be low marked; Picture 1. 

Picture J; Unserviced land at the outskirt ofOijonwise, Windhoek 

T he researcher furth rob erved an a larming number of shacks in the info rma l 

settl ement of Windhoek a· previou, ly menti oned in bapter 2. The ob crva tion is 

presented be low a Pic ture 2. 

98 



Picture 2; Shacks in Windhoek' Ha vana informal settlement 

4.5 Conclusion 

The objective of the study wa to investigate the shortage of urban land in Windhoek and 

it impli cation on hou pr ice" and affordabi lity. The empiri ca l ev idence from thi . tudy 

indica tes that there is indeed no avaihblc urban land in Windhocl and the pri 
· arc 

inflated due to hiuh demand. hort com in g:-> in tenns or <kla s in land allocation ca n be 

traced from the ana lys is of the c hapl r. The ity or Windhoek hav f~tilcd t addr ·ss tltc 

land cri sis pre entcd in th is study and the demand for land continu ri sino. 

T he fol lowi ng determinants ha been idcntifi ·d fr Ill th e crit i ·al ana lysis; delay ' in land 

allocat ion, land policy and regu lat ions, land supp ly. T he invc ·ti ga ti on focus 'd on th , 

99 



d terminants to effect land service delivery in Windhoek and it ha proven the objective 

of the study. A further valuation of land models and has b en done in thi chapt r and the 

processes of land a llocations. 
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CHAPTER FIVE 

FINDINGS, CONCLUSIONS AND RECOMMENDATIONS 

5.1 Introduction 

The objective of this study was to investigate the factors that contributes to the shortage 

of urban land in WindJwek, and the implication these factors have on housing prices and 

affordability. This chapter presents a ummary of the findings of the empirical 

investigation and the conclusions from those findings . The chapter also contain 

recommendations that policy makers, developers, town planners, municipalitie and 

central government can use to improve their practice to achieve effective and efficient 

land delivery to residents. 

5.2 Findings 

Since Namibia's independence in 1990, a shortage of affordable urban land for low­

income earners have become a political issue, and one of the key challenge for the 

Namibian Government and various local authoritie . It is centered on unequal di tribution 

of land which is widely regarded a the main cau e of poverty and economic inequality. 

The study reviewed pa t and present land program , po licies, and the land delivety 

sys tems to find an amicable olution to this persi tent problem. 

The investigations revealed that a combination of factor contribute to urban land 

hortage in the City ofWindJwek. The e factor i.nclude in ufficient finan ial re urc 

bureaucratic proce e , mLuJicipal rigid proce e , lack ofun erviceable land, and delay 

in land allocation, poor governance, and high co t of land. The tudy identified that 
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finances is one major problem identified my majority of the participants. Financing and 

funding are separate issues. Financing is concerned with the provi ion of financial capital. 

Funding is concerned with servicing the capital. However, financing can influence the 

efficient delivery of infrastructure services when the two are effectively joined. Given 

appropriate arrangements, efficient frnancing instruments can assist in the provision of an 

efficient roll out of infrastructure. 

The research questions focused on determining the problems that faced the land delivery 

system, the implication that the unavailability of urban land has on the housing prices and 

how the City of Windhoek can deal with the problem related to urban land management, 

availability, and affordability. Interviews were carried out by the re earcher with the 

affected stakeholders, to determine how extensive the effect of the d lay in ervice 

delivery by giving out questionnaires and ob ervation of municipality employee . Also 

input from focus groups and the NGOs was u ed to chaJt a way forward . 

The study focused on various alternatives to counter the challenge at hand. The proce s 

of land allocation, land governance, policie and land delivery y tern were reviewed to 

find effective and efficient land management practice that eliminate the land hortage 

in Windhoek. The study identified that unavailability of erviccabl c land i a fa t that i 

integrated and interrelated to all factor . The urban land shortage in the city fWindh k 

have been identified in thi study as being related to all other factor . 
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5.3 Conclusions 

The obj ective of thi s study was to investigate the facto rs that contribute to the ho rtage 

of mban land in Winclboek and its implication on th house prices and affordabiJ ity. Th e 

s tudy proved serviced land fo r hous ing is in a ho rt upply as dema nd outwe ig hs the 

suppl y. The CoW faces probl em of shortage o f servic d land and the cos t invo lved in 

servicing th la nd is expensive, and the la nd a ll oca ti on proccs is ve ry c umbersome. Thi 

limits the provision of affordable land for hou ing, espec ia lly to th low-incom segm e nt .. 

It is evide nt that the chall enge is not only lack of land for hou cs, bu t equa lly the acute 

s hortage of serviced pl ots for housing and comme rc ia l de ve lopment. 

T he study identified tha t mos t o f the responses g iven by the r sponde nts po inted to th e 

fac tors as the major fac to rs tha t promote de lays in laud development in Windhoek . The e 

factors includes insufficient fina ncia l re ource , bureauc rati c proccs c , mun ic ipa l rig id 

processes, lack of unserv iceable land , and de lays in land a ll ocation, poor governanc , and 

high cos t of land . F inance in particula r i one maj o r problem identifi ed by the maj rity of 

the parti c ipa nts. F inanc ing and Cunding ares para tc issue . F ina nc ing is concerned w ith 

the provi s ion of fi nanc ia l capita l. Funding is co ncerned with serv ic ing the capita l. 

However, fi nancing ca n influence th e e ffi c ient de li very of in frastructure sc r i c. w he n 

the two are ffectivcly coupl ed. ivcn ap1 ropria te arranoclll ·nts, ·ffi c i nt fi na n in 

ins trum nts can a ·i t in the prov i ion of a n e Clic icnt ro ll out o l' in f'n s tru turc, w ith 

a ppropria te prioriti e met, an I w ith ne ither leads n r lags in the pro ·css. 

T he s tudy identified that the re i · a di proporti on in the mark t fo r ·c · whe n it come . to 

urba n la nd de mand and uppl y in the o W. A n adequa te suppl y of urb'ln land aero ·s the 
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broad land use categories is important for social, economic, and environmental reasons. 

By determining the amount of land and location of land available for different land uses 
' 

planning policies influence the location, size, and scale of business activities, and the type 

and cost of residential and dwellings. All jW"isdictions use urban footprints or boundaries 

to define the overall quantity of land that is available for urban use. In ide the footprint or 

boundary, the jurisdictions employ zones and other development controls to regulate the 

use and development of land on a spatially defined basis. 

The municipal rigid delays in land allocation have been identified as a contributing factor 

to land shortage and thus lead to fwiher delays of land development in the city of 

Windhoek. 

5.4 Recommendations 

Considering the observation mentioned prior, the study propose the following policy 

recommendations to avert house price e calation to improve hou ing provi ion and 

alleviate the prevailing hou ing shortage. 

• The central government should boo t their financial support to local authoritie 

(CoW included) to en hance capaci ty to ervice and purcha e more land. NH .. 

should play a central role and abide by their mandate in delivering land. The land 

registration process hould be expedited to avert an influx of urbanization and 

ach ieve land delivery. The NAMPAB and T wn hip Board hould be int gra t d 

into a ingle entity and their meeting hould be held monthly a compared t the 

current setting of 4 time a year. 
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• Since financial constraints is the main factor hindering the NHE from accelerating 

housing supply, a portion of the pension funds and contractual savings, that the 

country has in excess, can be channelled into housing investment through NHE. 

However, to minimise possib le risks such an exercise must be accompanied by 

appropriate mitigating procedures such as good governance at NHE. 

• To achieve a long-term solution, and realising that land is auctioned off at artificia l 

prices by the local authorities, auctioning of land for extraordinruy gain should 

be prohibited as they lead to inflated prices. Instead, it should be exclusively 

limited to high income residential area . The offer-to-purchase procedure recently 

adopted for fir t-time buyers is a step in the right direction for city of Windhoek 

and other local authorities. 

• Non-Namibians should not be permitted to buy land until such a time that the 

housing backlog that currently stand at an estimated number of I 10 000 is cleared 

• 

• 

off. 

On the legal instruments and policy adjustments, the Deeds Office Act of 1937 

should be revised to give an option to prospective property buyers and seller to 

tran act without requiring the ervice of an attorney. Thi can be achieved by 

recruiting lega l per onnel that will be re pon iblc for the rcgi tration and tran fer 

of property without requiring a purcha er to have a lawy r. 

Considering the high property price , the current thre hold property value am unt 

of N$400,000 that qualifies a buyer from transfer duty exemption by the 

government should be increa ed by the government. 
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• Low-income earners are faced with high interest rates on mortgages and meeting 

income and collateral challenges; therefore, the housing finance institutions should 

relax the rate of interest and eliminate the deposits as income requirements. 

• It is also recommended that employed persons may be allowed to acces their 

pension funds to buy houses for their household's needs, rather than waiting until 

they retire. 

Recommendations for futur·e studies 

The researcher recommend the following for future studies 

• 

• 

• 

The cunent study was only carried out in Windhoek, thi limits the chance of 

finding out the cha llenges and shotiages of land other cities and towns in Namibia 

experience. A study should be done on more town . 

The researcher recommends that a study be carried out to inve tigate the 

relationship between demand and upply toward housing provision. 

It is fu.riher recommended that a study be can·ied on NHE a government 

institution why is it unsuccessful in delivering housing units a per it mandate 
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APPENDICES 

APPENDIX A: Resear·cb Questionnaire used in collecting Data from the field. 

UNIVERSITY OF NAMIBIA 

Faculty of Economic and Management Sciences 

Topic: An investigation into the shortage of urban land in Namibia and its implication on 

the house prices & affordability: A case study ofWind110ek 

My name is Tuhafeni Shanyengange DaSilva Hishitelwa, A Master of Science in 

Business Administration Student at the University of Namibia, Windhoek Campus. I am 

conducting a study on the shortage ofUrban Land in Namibia and its implication on Hou e 

prices and affordability, using Wind110ek as a case study as part my thesis. The purpose 

of this study is to gather data, test perceptions, in-depth infonua6on, and recommend 

solutions based on research to effectively solve the shortage of urban land shortage in 

Windhoek to enable low and middle income earners in Namibia to build shelters. Your 

participation is voluntary in this survey. Information gathered here wi ll be treated with 

utmost confidentiality and will only be used for the pw-pose of this tudy. 

I would therefore ask you to please complete the que tionnaire the be t of yow· honest 

ability. 

Thank you! 

Yoms 

Tuhafeni Shanyengange DaSilva Hisl1itelwa 

121 



A Research Questionnaire 

Instr·uction: 

Please indicate your choice by ticki ng ( ,r) the appropriate box and exp la in where 

requ ired. 
D 

1. Gender Male Female D 

2. Age 18-25 0 26-35 D 36-45 D 46-55 D 6 and above D 

3. What is your Employment status, kindly explain? 

·· · ··· ············· · ······· ·· · ··· ··· · · ······· ···· · ·········· ·· ··· ··········· ·· ······ · · ·· · · ······ 

·· ··· ····· · ··· ·· ·· ··· ··· · ···· · ··· ············ · ········· · · ············ ······ · ·· · ···· · · · ·········· 

···· · ·· ·· ·· · ········· · ·· · · ······· ·· ·· ····· · · ··· · · · ··· ····· · · · ·· ················· · ··· · · ··· ·· · ···· 

········ ····· · · · ······· · · · ·· · ············ · ······ ····· ····· · ·· ·· · ···· ······ ······ ··· · ··· · ·· · ··· ·· 

··· ·· ···· ·· ·········· ·· ····· · ··· · ············ · ·· 

4. What is your residential status in Windhoek? Please indicate by ticking wber·e 

necessa ry 

Ren ted house 0 Own house 0 Busine s land owner c=J None D 

5. Income range in Namibian Dollars (N$) 

2000-6000 D 7000-1 J 000 0 12000- I 6000 D 17000-2 1000 0 

22000 and above 0 

6. What is your· duration in Windhoek? 

Less tban a yea r O 1-5 year 0 6- 10 year D 11 - 15year D 
16 yean and above 0 
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7. By Ticking Yes or No, please answer the followin g ques tions 

No 
Que tjon Yes 

As a residen t of 

Windhoek, would you ay 

there is ava il ab le land at 

th city of Windhoek? 

Do you think land is 

expensive in Windhoek? 

Does city of Windl1oek 

deliver suffic ient w-ban 

land fo r hou ing to its 

rc idcnt ? 

Would you say there is a 

shortage of land tr1 

Windhoek? 

8. Please share what you believe are facto rs that have contributed to the 

shortage of urban land in Windhoek? 

. .. ........ .. ........ .. .. .. . .. ..... ... ....... .. ... ........ ... . .. . .. . ...... . . .... ... .. ....... . ... 

.. .. ... .. .. .. . .. .. .. . .. . .. ........ . .. ......... . . .. ....... ... .. .. . .. . .. ... . .... . .. .. ......... .. .. 

.... .. ........ ... .... ... ....... ..... ... .... .. . . .. .. ........ .............. . . . . .. ... .... ... . .. .. . 

.. . . .. . .. .. ... ..... . .. . .. . .. ..... . . ...... . . . . .... . . .. . . . ... .... . . . .. ..... .. . .. .... ... ...... .. ... 

.... .. .. .. ... .. ........ .... ... .. ... ..... .... .. ......... .... ...... ... ... ........ ....... ...... .. .. 

.. .. .. .. .... ..... .... ..... .......... .. ..... .. .. ....... .. ... ... ... ..... ...... .... ....... ..... ... . 

· · · ········ · · · · · ··· · ·· ·· · · ···· · · · · ···· · · · ······· · · · ·· · ·· · · · ·· ·· ·· · ·· · · ·· 

9. Wh at do yo u think of th e tal c of land allocation in Windhocli curTcntl y? 

·· · · · · ·· · · · · · · · ······ · ·· · · · · · · · ·· · ·· ······· · · · · · ··· ··· · ··· · · · · ···· · ··· · ····· ·· · · · ·· ·· · · ·· ·· ···· · 

··· ·· ···· ···· ·· ··· ···· ······· ··········· ···· ···· ······ ········· ····· ··· ··· ··· ·· ········ ····· ···· 

· · · ···· · · ·· · · ·· ·· ······ ·· · · ·· ··· · · ···· · ··· · · ·· · ··· ·· ·· ··· · ··· · · · · ·· · ·· ·· · · ·· ·· · ···· · · · ········ ·· 

· · · · ········· ·· ···· · · · ··· · ············· ··· ·· ······ · · · · · · · · · ·· ·· · ···· · · · ·· · · · ··· ···· · · ·· · ·· · · · ·· · 

· · ··· · ·· · ·· ·· · · · ······ · ·· · ·· · ··· · · · · · · · · ····· · · · 
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10. What is your opinion about th e implicat·ion of land shortaac on house prices 

and affot·dability? 

· · ··· ··· · · ··· · ·· · ··· · ······ · ·· · ··· · ··· ····· · · · · · · · · · · · ··· ····· · · ······ · · · ··· · · · · · ····· ··· ·· · · · · · 

· ·· · · ··· ····· · ·· ··· · ·· · · · · ······· ·· · ·· ······ ···· · ··· ·· ·· · ·· ··· ······ · · · ·· · · · ·· · ·· · ·· · ·· · · · · · ·· ·· 

···· · · · · ····· · · ··· · ·· · · · · ··· · · · · · · · ··· · · · · ······ · · · ··· ··· ·· ··· · · ·· ··· · · ··· · · · ·· ······ · · · · · · ·· · · · 

·· ····· ·· ····· · · · · ·· ·· · ······················ · · · ··· ···· · · · · · ·· · ··· · ··· ···· · · ·· · · · · · ·· · · · ·· · · ·· · · 

· ··········· · · ······ ··· · · ··· ·· · · · ········· · · · · ·· · · ·· · ··· · · ······ ······· · ·· · ·· · · · · · · · ···· · ·· · · ··· 

11. What challenges do you think low-income canters fa ce in acquidna land ? 

· · · ······· · ·· ···· · · ······· ····· · · · ·· ·· · ·· · · · · · · ········ · · · ·· ··· ·· · · · · · ·· · · ····· · ·· · · · · · ··· · · · ··· 

··· · · · ·· · ····· · · ···· ··· · · · ··· · · · ·· ·· · ·· · ·· · · ·· ·· · · · ·· ·· ··· · · ··· ·· · · · ··· · · · · ·· · ·· · · ·· · ·· · · · · ··· ·· 

···· · · ·· ·· · ·· ·· · ·· ··· · · · · · · · · · ·· · ·········· · ·· · ·· ···· ·· ··· · ·· · · · ·· · · · ·· ···· ··· ·· ·· ··· · ······ · ·· · 

· ··· · · ·· · ·· · ·· · · · · · ···· · ·· · · · · ·· ·· · · · ··· · · · · ··· · · · ···· · · ·· ·· ·· · · ··· ······· · ··· · · · · ·· ··· ·· · ··· · ·· 

· ·· ··········· · · ·· · · ·· ·· · ·· · · · · ··· · · · · ······ · · · · · · · · · · ·· · ·· · · · · ··· ·· ··· · ··· · · ·· · · · ·· · · · · · · · · · · ·· 

12. What do yo u think can be douc to address the is uc of la nd shortage in 

Namibia? 

· · ····· · · · ·· · · ·· ····· · ·· · · · · ··· ··· · · · · · ········ ··· · ··· ···· · ·· ·· ··· · · · · ·· · ····· ·· · · ·· ······· 

··· · ··· · ·· · ··· · ··· · · · · · · · ·· ·· · ·· ··· ·· · · ·· ·· ·· ·· ··· ··· · · · · · ·· · · · ····· · · · ··· ·· · ···· · · ·· ···· ·· ·· ··· 

··· ·· ···· · · ····· · · · · · ·· ·· · · ·· ··· · · ······ · · ·· · · · · ········ ·· · · · · · ·· · ··········· · · · · ·· · ····· ·· · ·· ·· 

. . ....... . . .. .. . . ..... .. .. . .. . . . . .... . . ... . .. ..... ... . ...... .. . . . ............... . .... . . ....... . . 

· ···· · · · · · · · · · · · · · · · ·· · · · ··· · · ·· ··· ·· · · · · ······ ·· · · ····· ····· ·· · · ·········· · · ····· ··· · · · ···· ··· · 

··· · · · · · ···· · ··· · · ·· ······ ·· ········ · · · ···· · ·· · · · · ·· ··· ·· · ··· · · ·· · · · · ···· · ·· · · ·· · ·· · ·· ······· · ·· 

······· ·· · ·· ··· · · · · ·· ·· · · · ······ ··· ······ · · ················· · ·· ····· · · ·· ·· ·· · · · ·········· ·· · · · · · 

····· ····· ···· ·· ······ ···· ···· ··· ·· ···· ···· ··· ······ ········· ······ ······ ········ ····· ······ ···· 

······ · · ···· ····· · · ·· ·· ····· ·· ·· · ·· · ·· · · · · · ······· ········ ···· ·· · ······ · · · · ······ · · ·· · · ······ · ·· 
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APPENDIX B: Consent Fo1·m 

RESEARCH COND UCTED by: Tuhafeni Shanyenoange DaSilva Hishitclwa 

I.. ... .. . . . . .. . .. . . . ... .... .. . . . ..... . .. . . . . .. . . . . . .. . . ... . . . . . . . .. .. . . .. . . . . .. Agre to pa rti c ipate in 

the que tionna iJ·e of thi s tudy on the bas is that I vo lunteer d lor th e s tudy and that 1 

ha v the ri ght to fre ly withdraw from this ·tudy at any tim a11d hav the right no t to 

a nswer questions about which I fee l uncomfor ta ble without pena lty ri, k and Jo . 

The researcher has xpl a in d to me in comprehen iv te rms the nature and purpose of 

the 

Study and how the data results) will be used. Tw ill rema in a nonymou in the tudy and 

the raw da ta fl·om interv.iews will rema in confidentiaL The res archer prom i edt u e 

" pseudonyms" in the report o r the i . There carch or informat ion obta ined w ill no t b 

used to di adva ntage me. T here arc no o the r per on o ther tha n the rc carch rand 

myself who will have acce s to the raw data . 

· ·· ····· · · ······ · ·· · · · ··· ·· · · ·· ··· · · · ······ ·· · ··· · · · · ····· ·· · · · 

Pa rtic ipan t s ignatw-e 

· · ·· · · ·· · · · · · · · · · · · ·· · · · · · · · · ·· · · ··· · · ··· ···· 

D at of completion: Con ent fo rm 

( Resea rcher's offi ce us o nl y) Wi tne. s .... . .... ... . .. . . ... .. . . .. . ... .. . Date ... . .... . ... . . . 

ig naturc . . . . . . . .. . . .. . . .. . . . . . . . . .. . . . . . ... Da te . . . . .. . . . . ... . . .... . .. . .. . . .. . ..... . . ... . . 
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