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Disclaimer  

This document is issued by First Capital Namibia. While all reasonable care has been 

taken in preparing this document, no responsibility or liability is accepted for errors of 

fact or for any opinion expressed herein. Opinions, projections, and estimates are 

subject to change without notice. This document is for information purposes only. It does 

not constitute any offer, recommendation, or solicitation to any person to enter any 

transaction or adopt any hedging, trading, or investment strategy, nor does it constitute 

any prediction of likely future movements in rates or prices or any representation that 

any such future movements will not exceed those shown in any illustration. The contents 

of this document are not made about the specific investment objectives, financial 

situation, or the needs of any person.   
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About Us 

First Capital Namibia is a financial services company specializing in 

providing mortgage financing solutions and asset (investment) 

management services. Established in August 2009, First Capital Namibia 

has in-depth, personal knowledge of the Namibian capital markets and 

the resulting insight enables us to manage Namibian assets across 

different spectrum including cash management, equity, fixed income, and 

property mandates. We are licensed to manage money for private 

investors, pension funds, insurance groups, the public (government) 

sector, and charities.  

Our credibility as an asset manager is tightly governed by the Namibia 

Financial Institutions Supervisory Authority (NAMFISA). We are a 

Namibian-based investment team and focus exclusively on the Namibian 

market and we add value to portfolios by offering specialized Namibian 

mandates. 
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FOREWORD 

Welcome to our 13th economic profile report focusing on the Bukalo Village council. First 

Capital Namibia through rigorous economic analysis aims to produce insights into the 

functioning and performance of Namibia’s national, regional, and local authority economies. 

Through these research publications, we hope to provide inputs and guidance to policy makers 

and those holding the political instruments of power on strategic priorities and the most 

pressing economic development issues facing Namibia’s towns and regional economies. 

Economic history teaches us that unless a country has a well-connected and integrated 

national, regional, and local authority economies, sustainable economic growth and economic 

prosperity cannot be realized and sustained irrespective of how much mineral resources the 

country is endowed with.  

The Namibian economy is a sum of its fourteen regional economies. Every town and region 

therefore have a critical role to play in contributing to Namibia’s economic growth and 

prosperity. The key to lifting Namibia’s overall economic performance requires an 

understanding of the resource endowment, the comparative advantage, strengths, and 

challenges in each town and region. To build that understanding and inform policy makers at 

local, regional and central government level, First Capital Namibia launched the first of a series 

of Town Economic Profile Reports in 2018. These reports provide high-quality, consistent data 

that allows policy makers to make well-informed decisions. They also help analysts and the 

public to compare each town and region economic performance and better understand the 

roles that different towns and regions play in contributing to the Namibian economy.  

The Bukalo village council is the 131h economic report in the series. The previous reports 

include Omaruru, Outapi, Rundu, Mariental, Keetmanshoop, Opuwo, Khorixas, Ruacana, 

Tsandi village economic Profiles, and the Henties Bay economic profile. These reports cover 

a wide range of topics including the town’s population, economic structure and performance, 

education, health, standard of living, businesses, and tourism.  

The report will enable the reader and policy makers to answer questions about their town and 

region with confidence, and showcase their town and region to the world by giving insights 

into: 

● The village council and the region population and demographic trends. 

● The performance of the primary, secondary, and tertiary sectors in the constituency. 

● The economic performance of the council. 

● Progress on future developments in and around the council.  

● The housing situation in the council. 
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At First Capital Namibia, we believe that a carefully designed Regional/Local Authority 

Economic Growth Strategy, which acknowledges and targets each region's and town's growth 

centres, resource endowments, and comparative advantages, will unlock Namibia's economic 

potential and lead to sustainable prosperity.   

 

 

Laina Amutenya  

Chief Executive Officer 
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600 Land waiting List 
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1 INTRODUCTION 

Bukalo, the headquarters of the Masubia Traditional Authority (MTA) serves as the gateway 

to Chobe National Park and Victoria Falls. Its geographical and cultural significance positions 

it as a key transit point for tourism, trade, and regional connectivity, offering opportunities for 

economic growth and cultural exchange. Bukalo Village Council (BVC) spans 803,600 square 

meters and is situated within the Katima Mulilo Rural Constituency of the Zambezi Region, 

approximately 42 Km from Katima Mulilo and 31 Km from Ngoma. Established to oversee 

local governance and development initiatives, BVC plays a crucial role in implementing 

policies and projects that aim to enhance the quality of life for its residents. With a strong focus 

on sustainable development, the council addresses various aspects of community welfare, 

including infrastructure development, education, and healthcare. 

Bukalo, known for its rich cultural heritage and vibrant community life, is home to a diverse 

population that relies significantly on retail trade, agriculture and small-scale trade. The BVC 

works diligently to support these economic activities by improving access to essential services 

such as water, sanitation, and transportation. Additionally, the council collaborates with 

regional and national governments, as well as non-governmental organizations, to attract 

investment and development projects that can drive economic growth and create employment 

opportunities for the residents. 

Education and healthcare are also top priorities for BVC. The council is dedicated to enhancing 

educational facilities and resources, to ensure that children in the community have access to 

quality education. In the healthcare sector, the council seeks to improve medical facilities and 

services, aiming to provide residents with better access to healthcare and reduce the 

prevalence of diseases. Through these initiatives, Bukalo strives to create a well-rounded, 

sustainable, and prosperous community for all its residents. 

The rest of this report is organised das follows: 

• Section 1 Presents the Introduction of Bukalo village council. 

• Section 2 Outlines the population and geographic situation.  

• Section 3 Offers insights on the services sector.  

• Section 4 Examines the housing situation. 

• Section 5 Provides insights on goods-producing sector activities.  

• Section 6 Offers insights on the tertiary sector activities.  

• Section 7 Provides the tourism and hospitality.  

• Section 8 Presents the investment opportunities.  

1 
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2 POPULATION AND DEMOGRAPHIC SITUATION  

2.1. Zambezi Region 2011 and 2023 Population Trends 

From 2011 to 2023, the populations of the constituencies in the Zambezi region experienced 

significant growth overall. Katima Mulilo Rural had the highest growth rate, with its population 

increasing from 28,362 to 46,401, a dramatic increase of 63.7%, likely driven by urban 

expansion and economic opportunities. Katima Mulilo Urban also grew significantly, from 

13,285 to 24,016, reflecting an 80.9% increase, likely due to urbanization trends. Meanwhile, 

Kongola's population increased from 7,366 to 12,069, marking a rise of 64.0%, which suggests 

robust development or migration. Similarly, Judea Lyaboloma also experienced population 

growth, increasing from 5,511 to 8,738, reflecting a 58.9% increase, likely due to comparable 

factors. In addition, Linyanti's population grew from 7,328 to 10,425, an increase of 42.3%, 

indicating significant yet somewhat moderate growth. Sibbinda recorded a notable rise from 

11,112 to 17,126, which represents a 54.3% population increase, pointing to considerable local 

development. In contrast, Kabbe North and Kabbe South experienced more modest but still 

notable growth, with Kabbe North rising from 9,559 to 12,253 (28.5%) and Kabbe South from 

8,073 to 11,345 (40.8%), which may reflect localized development or improvements in living 

conditions.  

Figure 1: Zambezi Region population trend 

Source: Namibia Statistics Agency (NSA) 
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2.2. Bukalo Population Growth 

The population of Bukalo has experienced remarkable growth, increasing from 800 people in 

2011 to 1,937 people in 2023, a rise of 58.7%. This growth, averaging over 10% annually, 

reflects Bukalo’s rapid transformation into a vibrant and thriving community. Several factors 

likely contributed to this population surge. Bukalo’s economic opportunities, particularly in 

retail, construction, small businesses, and infrastructure projects, have made it an attractive 

destination for individuals and families seeking better livelihoods. Its transition from a 

settlement to a village council brought increased government investment, improved service 

delivery, and administrative support, further boosting its appeal. Enhanced access to 

healthcare, education, clean water, and sanitation has improved the quality of life for residents, 

while upgraded transportation networks and proximity to Katima Mulilo town have made the 

village more accessible. Additionally, affordable housing, access to residential and agricultural 

land, and community development initiatives have likely drawn migrants to the area. Cultural 

significance, natural population growth, and internal migration trends have also played a role. 

With Bukalo now in the process of being proclaimed a town, these developments have 

positioned it as a centre of opportunity and progress, attracting a growing number of people 

who see a promising future in the village. 

 

Figure 2: Bukalo village Council population and population growth 

 

Source: NSA 
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2.3. Bukalo Population by Gender 

The population of Bukalo stands at 1,935 individuals, with females comprising a larger 

proportion than males. Specifically, females make up 1,074 of the population, representing 

approximately 55.5%, while males make up 861 individuals, representing 44.5% of the total 

population. This demographic distribution highlights a notable gender imbalance, with females 

being the majority. Such gender dynamics have important implications for community planning 

and development. The higher number of females may reflect migration patterns, where men 

may leave in search of employment opportunities elsewhere, or it could indicate cultural or 

social factors influencing gender distribution. Understanding this breakdown is crucial for 

designing and implementing community programs and infrastructure projects that address the 

specific needs of both genders. 

For example, increased investment in maternal and child healthcare, women’s empowerment 

initiatives, and gender-sensitive education programs could be prioritized to meet the needs of 

the majority female population. At the same time, targeted efforts to create job opportunities 

for men within the village/town could help balance migration trends and promote family 

cohesion. Inclusive development requires a comprehensive approach that takes into account 

the contributions and challenges faced by both genders.  

Figure 3: Bukalo population by gender 

Source: NSA 

2.4. Bukalo Village Council Population Density  

Figure 4 below illustrates the population density and land area of Bukalo, offering insights into 

the spatial distribution of its residents. The Bukalo Village Council spans an area of 8.73 

square kilometers (km²) and has a population density of 221.6 persons per km². This density 
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indicates a moderately concentrated population, with residential areas likely interspersed with 

open spaces, agricultural land, or undeveloped plots. The relatively compact area and 

moderate population density present both opportunities and challenges for urban planning. 

On the one hand, the manageable size allows for more focused infrastructure development, 

enabling efficient delivery of essential services such as water, electricity, healthcare, and 

education. On the other hand, the increasing population density emphasizes the need for 

strategic urban planning to prevent overcrowding and ensure balanced land use. 

This data is critical for informed decision-making regarding housing developments, road 

networks, and zoning regulations to accommodate future growth sustainably. Additionally, it 

highlights the importance of integrating green spaces and agricultural areas into the village's 

urban framework to preserve the community's rural character while promoting economic 

activity. A detailed understanding of population density can guide Bukalo Village Council in 

prioritizing investments, optimizing resource allocation, and ensuring that the needs of its 

growing population are met effectively, paving the way for sustainable development and an 

enhanced quality of life for its residents. 

Figure 4: Bukalo Village Council population density 

Source: NSA 
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At Bukalo Village Council, the monthly water charges reveal a tiered pricing structure that 
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water consumption and the need for higher service levels. Government institutions have the 

highest monthly charge at N$206, which may reflect the extensive water use and additional 

infrastructure, or service requirements associated with public facilities. This pricing structure 

effectively differentiates between the varying demands of residential, commercial, and 

institutional users, ensuring that the costs of water supply are distributed according to usage 

and service needs. 

Figure 5: Water Charges Per Month 

 
Source: Government gazette 2023/2024  

 

3.2. Garden Refuse Removal 

At Bukalo Village Council, the monthly garden refuse removal charges are structured to reflect 

the different needs and waste management requirements of various types of users. Churches 

and charities are charged N$69 per month, which is relatively low, recognizing their non-profit 

status and likely lower waste volumes. Residential customers pay N$93 per month, a 

moderate fee that balances affordability with the cost of service. Businesses face a 

significantly higher charge of N$206 per month, which likely corresponds to their greater waste 

output and more intensive service needs. Government institutions have the highest monthly 

charge at N$249, reflecting their substantial waste production and possibly the additional 

resources required for managing their refuse. This tiered pricing structure ensures that the 

costs of garden refuse removal are proportionate to the volume and type of waste generated, 

while also accommodating the varying financial capacities of different user groups. 

58

187

206

0

50

100

150

200

250

Residential Businesses Government Institutions



 
Bukalo Economic Profile       Page | 14 

Figure 6: Garden Refuse Removal 

 
Source: Government Gazette 2023/2024  

 

3.3. Registration & Renewal of Business Registration 

The registration and renewal fees for different types of businesses within the clothing retail 

and financial sectors reveal a significant variation in costs, reflecting the nature and scale of 

operations. Retail clothing shops are charged N$800, while wholesale clothing businesses 

face nearly double the cost at N$1,500, likely due to the larger scope and higher volume of 

goods handled. Boutiques, with their more specialized and often smaller operations, have the 

lowest fee at N$300, highlighting their niche market positioning. 

In the financial sector, cash loan businesses are charged N$750, which may reflect regulatory 

concerns over microfinance operations. Banks, given their larger operational scale and 

regulatory requirements, face the highest fee of N$1,500. Insurance companies, which 

operate with considerable financial assets and regulatory oversight, are charged N$1,000. 

These fees have economic implications for market entry and competitiveness. Higher 

registration costs for larger or wholesale businesses may serve as a barrier to entry, potentially 

limiting market competition. Conversely, lower fees for boutiques and cash loan businesses 

could encourage smaller or specialized market players. This pricing structure also influences 

business sustainability, with higher costs impacting profitability, particularly for new entrants. 

Understanding these cost dynamics is essential for businesses planning to enter these 

sectors, as it affects their initial capital requirements and long-term financial planning. 
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Figure 7: Registration & Renewal of Business Registration 

 
Source: Government gazette 2023/2024  

 

3.4. Grocery/Food Stores 

The pricing structure for grocery and food stores reveals a wide range of costs across different 

types of businesses. General dealers and food manufacturing businesses face the highest 

costs at N$2,000.00, reflecting their broader range of products and larger operations. 

Supermarkets, at N$1,000.00, and combined supermarket and restaurant businesses at 

N$1,500.00, have lower costs, possibly due to economies of scale. Smaller operations like 

mini markets (N$800.00) and bakeries (N$500.00) have moderate costs, while specialized 

businesses such as restaurants, butcheries, and catering services have the lowest costs, 

ranging from N$250.00 to N$300.00.  

These varying costs reflect differences in business size, complexity, and the range of services 

provided. Economically, this cost structure influences the profitability and pricing strategies of 

these businesses, impacting their competitiveness and market positioning. Lower costs for 

smaller and specialized businesses may enable them to offer competitive pricing, while higher 

costs for general dealers and food manufacturers could be passed on to consumers, affecting 

overall food prices in the market. This analysis is crucial for understanding the financial 

landscape and operational dynamics within the grocery and food retail sector. 
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Figure 8: Grocery/Food Stores 

 

Source: Government gazette 2023/2024  

 

3.5. Fitness Certificate for Businesses 

The cost of fitness certificates for businesses in various sectors shows uniformity, with most 

certificates priced at N$350, regardless of the business type. This flat rate applies to liquor 

shops, clothing shops, financial institutions, and grocery/food stores, indicating a standardized 

approach to business certification. However, a few exceptions exist, such as boutique and 

caravan businesses, which have a slightly lower cost of N$300. Economically, this uniform 

pricing could reduce administrative complexity and ensure fairness across different business 

types, but it may also overlook the varying revenue capacities and risks associated with 

different sectors. For smaller businesses or those in less lucrative sectors, the flat fee could 

represent a relatively higher cost burden, potentially impacting their profitability and 

sustainability. 

 

 

 

 

 

 

2,000.00 

1,000.00 

2,000.00 

1,500.00 

300.00 

300.00 

250.00 

800.00 

300.00 

500.00 

 -  500.00  1,000.00  1,500.00  2,000.00  2,500.00

General dealer

Supermarket

Food Manufacturing

Combined supermarket and restaurant

Restaurant/eating house/take away

Butchery/Fish sales

Caravans

Mini Market

Catering

Bakery



 
Bukalo Economic Profile       Page | 17 

Figure 9: Cost of Fitness Certificate for Businesses 

 
Source: Government gazette 2023/2024  

 

3.6. Cost of Inspecting Businesses 

The cost of inspections for businesses is largely standardized, with most types of businesses 

incurring a fee of N$40. This rate applies to liquor shops, clothing shops, financial institutions, 

and various types of food-related businesses, indicating a streamlined and uniform approach 

to inspection fees. However, businesses in the grocery/food stores category, such as general 

dealers, food manufacturing/processing, supermarkets, and combined supermarket and 

restaurant establishments, face a slightly higher inspection fee of N$50. The modest difference 

suggests a recognition of the additional complexity or risk associated with these types of 

businesses. Economically, the uniform inspection fees promote consistency and predictability 

in regulatory costs across sectors, potentially simplifying compliance for businesses. 

Nonetheless, the small variation in fees could reflect differing levels of inspection rigor, which 

might correlate with the varying health, safety, or operational standards required in different 

industries. 
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Figure 10: Cost of Inspecting Businesses 

 
Source: Government Gazette 2023/2024  
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suggests a recognition of the additional complexity or risk associated with these types of 

businesses. Ultimately, the uniform inspection fees promote consistency and predictability in 

regulatory costs across sectors, potentially simplifying compliance for businesses. 

Nonetheless, the small variation in fees could reflect differing levels of inspection rigor, which 

might correlate with the varying health, safety, or operational standards required in different 
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Figure 11: Cost of Building Plans 

 
Source: Government gazette 2023/2024  
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and the importance of these documents in property transactions and urban planning.  
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Figure 12: Town Maps 

 
Source: Government gazette 2023/2024  

 

3.9. Cost of Land in Bukalo Village Council  

The cost of land per square meter between 2022/23 and 2023/24 shows significant increases 

across all categories. Specifically, high-density areas experienced the largest increase, with 

an 87.5% rise, from N$32 to N$60 per square meter. Additionally, unserviced land followed 

with a 75.0% increase, from N$20 to N$35 per square meter. Similarly, business plots and 

low-density areas both saw substantial but slightly lower increases, with the cost of business 

plots rising by 60.4% (from N$53 to N$85 per square meter) and low-density areas increasing 

by 60.0% (from N$25 to N$40 per square meter) 

Figure 13: Cost of land in Bukalo Village Council 

 

Source: Government gazette 2023/2024  
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3.10. Sand and Gravel Mining 

The cost analysis for sand mining, gravel, clay, and stones in the sand and gravel mining 

sector reveals a significant difference based on transportation arrangements. A load with own 

transport costs N$140.00, while the cost doubles to N$280.00 when using Council-provided 

transport. This substantial price increase reflects the added value of transportation services, 

highlighting the logistical expenses involved in moving heavy materials. From an economic 

perspective, these costs directly impact the construction and infrastructure sectors, where 

sand and gravel are essential inputs. The higher cost for Council transport could affect project 

budgets, particularly for smaller construction firms or individual builders who rely on these 

materials. Additionally, this pricing structure underscores the importance of efficient supply 

chain management in minimizing construction costs, which is crucial for maintaining 

affordability in housing and infrastructure projects.  

 
Figure 14: Sand and Gravel Mining 

 
Source: Government gazette 2023/2024  

 

4 HOUSING SITUATION IN BUKALO  

4.1. The Bukalo Property Market 

Bukalo’s expansion has resulted in the creation of six extensions. While most of these 

extensions feature mixed developments, Bukalo Proper and Extension 1 primarily 

accommodate institutional plots owned by the Bukalo Village Council. On the other hand, 

Extensions 2 and 5 are predominantly residential, housing the majority of the town's residential 

properties. Although much of the land remains un-serviced, serviced plots for residential use 

are still available, particularly in Bukalo Proper, Extension 1, and Extension 2. While the 
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availability of readily serviced land is limited, un-serviced plots are accessible to developers 

who are willing to undertake the necessary servicing of these areas. 

Bukalo’s rapid population growth and transition towards town status have created increased 

demand for housing. The housing initiatives by National Housing Enterprise (NHE), First 

Capital Namibia, and community-based organizations align with this need to accommodate 

the rising population. In addition, programs like NHE, Build Together and the Shack Dwellers 

Federation of Namibia are part of government efforts to address housing shortages in rural 

and semi-urban areas, ensuring access to affordable housing for low- and middle-income 

groups. 

Figure 15: First Capital Namibia Houses 

 

Source: First Capital Namibia 

First Capital Namibia is playing a key role in Bukalo’s infrastructure growth and housing 

development since its housing project commencement in 2019. Commercial banks have 

traditionally been reluctant to finance new housing developments in newly proclaimed village 

councils, and Bukalo was no exception. To address this market gap, First Capital Namibia 

strategically partnered with Bukalo and has financed 72 housing units to date. This initiative 

has not only accelerated housing development but has also encouraged commercial banks to 

start entering the housing sector in Bukalo. Through its investments, First Capital Namibia has 

contributed to job creation, economic expansion, and the provision of quality residential 

properties, reinforcing its commitment to sustainable urban development. 
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Figure 16: NHE Houses 

Source: First Capital Namibia 

Similarly, the NHE plays a dominant role in the housing market, having constructed 95 houses 

in Bukalo Village Council since 2012. This highlights the organization's significant contribution 

to providing affordable housing solutions for low- to middle-income earners. Additionally, 

housing initiatives by the Build Together Program and the Shack Dwellers Federation of 

Namibia have further diversified the housing stock, delivering a combined total of 89 homes 

in Bukalo. 

The Build Together Program, which began constructing houses in 2017, has built 39 homes 

to date, demonstrating its commitment to empowering low-income individuals through 

accessible financing for homeownership. Likewise, the Shack Dwellers Federation of Namibia 

has made a notable impact, completing 50 houses since 2023. This reflects a community-

driven approach to addressing housing needs. A total of these 50 houses, 23 are fully serviced, 

while 27 remain unelectrified, highlighting the federation’s ongoing efforts to improve 

infrastructure and enhance the quality of life for residents. 
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Figure 17: The Bukalo Housing Supply 

 

 Source: Bukalo Village Council 

4.2. Demand for Housing in Bukalo (Applicants on the Waiting List) 

The demand for housing in Bukalo is rapidly increasing, reflecting the growing need for 

residential developments in the area. Currently, 1,700 individuals are on the Council’s housing 

waiting list, seeking access to affordable housing. In addition, there are 600 applicants on a 

separate waiting list specifically requesting land from the Council to develop their own homes. 

This substantial demand for both houses and land emphasizes the urgent need for expanded 

housing and land allocation efforts to meet the community's needs and accommodate its 

growth. 

 

Figure 18: Applicants on the Waiting List 

 

Source: Bukalo Village Council 
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4.3. Informal Settlement 

Bukalo, like many other towns, faces significant housing challenges, where the demand for 

housing far exceeds the supply. This issue is further highlighted by the high number of 

individuals on waiting lists for housing. Additionally, the town has two informal settlements 

Mudaniko and Muleneni each operating under different dynamics. Mudaniko Informal 

Settlement is governed by the local authority, which also provides essential services to the 

area. In contrast, Muleneni Informal Settlement falls under the governance of the traditional 

authority, although the local authority still supplies services to the settlement. These informal 

settlements reflect the broader housing challenges in Bukalo, underscoring the need for 

increased housing development and improved service delivery to meet the growing demands 

of the community. 

Figure 19: Informal Settlement and services 

 
Source: Bukalo Village Council 

 

4.4. Upcoming Housing Construction in Bukalo Village Council 

The recent approved housing projects in Bukalo, sanctioned by the Council, are set to deliver 

251 new houses, demonstrating a proactive approach to addressing the rising housing 

demand and supporting the village’s transition into a future town. This reflects a proactive effort 

to meet the growing demand for housing and support the council and future rapid 

development. These projects, as highlighted below, are distributed across several key 

initiatives, showcasing a mix of large-scale developments and smaller, targeted contributions.  

Oasis Learning and Trading in a joint venture with Haamco Investments will be leading the 

housing expansion through a development called the Oasis Park. The development is 

projected to construct 162 houses, making it the largest single contributor, the development 
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will happen in Bukalo Extension 5. This significant undertaking will address a substantial 

portion of the housing demand, catering to a broad spectrum of residents, including low- and 

middle-income earners.  

OVK Investment is another developer allocated 62 residential plots for property construction. 

Algo Trading is set to construct 16 residential properties, which will be built in Bukalo Proper 

respectively. These projects will provide a diverse mix of housing options and demonstrate the 

vital role of smaller developers in supporting Bukalo's housing needs. 

 

Figure 20: Upcoming housing construction in Bukalo Village Council 

 

Source: Bukalo Village Council  

5 GOODS-PRODUCING SECTOR ACTVITIES  

The Bukalo Village Council Open Market is a crucial economic and social hub in Bukalo, 

strategically located along the route from Katima Mulilo to Botswana via the Ngoma Border 

Post. It plays a vital role in driving local economic development, supporting small businesses, 

and serving as a central gathering place for the community. The market provides a platform 

for primary sector producers to showcase their products, including textiles, agricultural 

produce from local suppliers, and goods cultivated through local irrigation initiatives. 

The existing traditional market infrastructure, governed by the traditional authority, consists of 

two phases: one for selling vegetables and fish, and the other for selling meat. While the facility 

has been beneficial to the community over the years, it faces several challenges. Some 

residents have raised concerns about the lack of proper ablution facilities, the market's limited 

size, and poor ventilation. As a result, many vendors prefer to display their goods outside the 

market. 
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The primary goods traded in Bukalo include agricultural produce such as maize, millet, 

vegetables, and fruits from local farmers, as well as livestock products like meat and dairy. 

Additionally, fish from the Zambezi River, traditional crafts, textiles, and household goods are 

commonly traded, making the market a diverse and vibrant center of commerce and 

community life. 

Figure 21: Current Open Market 

 
Source: First Capital Namibia 

To address these concerns, a new modernized market facility is at an advance construction 

phase, which is expected to be completed during the first half of the year 2025. Designed to 

meet contemporary standards, the new market aims to provide a more conducive and efficient 

environment for both traders and visitors. It features a larger space with over 30 designated 

areas for vendors to exhibit their products, addressing the issue of overcrowding and limited 

space in the traditional market. Unlike the previous facility, which is governed by the traditional 

authority, the modern market will be managed by the Bukalo Village Council, ensuring 

improved organization and maintenance. This upgrade reflects the council’s commitment to 

enhancing local trade, supporting small businesses, and improving the overall market 

experience for the community. 
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Figure 22: Morden Open Market 

 

Source: First Capital Namibia 

 

6 TERTIARY SECTOR ACTIVITIES  

6.1. Central Government Offices in Bukalo 

The central government offices present in Bukalo serve a diverse range of essential functions 

that address the well-being, safety, and development of the community. These include the 

Ministry of Agriculture, Water & Forestry, which plays a critical role in managing and promoting 

sustainable agricultural practices and resource management. The Ministry of Health and 

Social Services is key in providing healthcare and ensuring social welfare. The Ministry of 

Gender works towards promoting gender equality and protecting the rights of vulnerable 

groups. The Ministry of Safety and Security focuses on maintaining public safety and enforcing 

the law. The Ministry of Sport, Youth, and National Service provides programs aimed at 

empowering young people and promoting sports and community service. Lastly, the Ministry 

of Urban and Rural Development oversees the planning and implementation of development 

projects to improve infrastructure and living conditions in both urban and rural areas. Together, 

these ministries contribute significantly to the holistic development and governance of Bukalo. 

 

6 
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Figure 23: Central government offices in Bukalo 

 
Source: Central Government offices in Bukalo 

 

6.2. Educational Services in Bukalo 

The education sector in Bukalo plays a pivotal role in driving education, local economic 

development and fostering community growth. The village is home to Sanjo Secondary 

School, recognized as the best-performing school in the Zambezi Region. In the 2024 national 

examination results released in January 2025, Sanjo Secondary School was ranked 6th 

among the top 10 performing schools in Namibia, a testament to its academic excellence and 

dedication to nurturing future leaders. In addition to the secondary school, Bukalo has a 

primary school, vocational school and has an upcoming education hub as highlight below. 

These institutions provide foundational education to the community’s youth, preparing them 

for higher education and technical training.  

Figure 24: Educational Services 

 

Source: First Capital Namibia, Nsundano Vocational, Sanjo Secondary & Bukalo Primary School 
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6.2.1. Bukalo Primary School 

Beyond its role in traditional education, Bukalo Primary School is crucial in fostering the growth 

of young learners, acting as a feeder school for high schools in the area. The school has a 

staff of 27 teachers and 827 learners, comprising 406 boys and 421 girls. This integrated 

system ensures the ongoing development of students, providing them with the skills and 

knowledge necessary to excel in their academic and vocational endeavors. 

6.2.2. Nsundano Vocational School 

Bukalo is home to a technical and vocational school offering a wide range of practical and 

industry-relevant courses (figure 25). The vocational school provides training up to Level 2 

qualifications, equipping learners with skills that are directly applicable in the job market. After 

completing Level 2, students can seamlessly transition to Vocational Training Centres (VTCs) 

to pursue Level 3 and Level 4 certifications, further enhancing their employability and technical 

expertise. 

Figure 25: Trades available at Nsundano Vocational School 

  

Source: First Capital Namibia, Nsundano Vocational 
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Figure 26: Capentry at Nsundano Vocational School 

 

Source: First Capital Namibia 

Nsundano Vocational School in Bukalo is making remarkable progress with its construction 

practicals showcasing the skills and capabilities of its students. The school has taken a hands-

on approach, with trainees actively participating in building structures and welding essential 

components themselves. This initiative not only reduces construction costs but also provides 

students with practical experience, reinforcing their technical expertise. The establishment of 

the vocational school was necessary to address the skills gap in the region, equipping young 

people with trade skills in construction, welding, and other fields. Nsundano Vocational school 

mainstream go through 2 phases of trades. Learners enter the prevocational phase from grade 

8 to grade 11, before they can pursue the pro Vocational phase in grade 12. 
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Source: First Capital Namibia 

6.2.3. Sanjo Senior Secondary School 

Sanjo Senior Secondary School, catering to learners from Grade 10 to Grade 12, focuses on 

academic education rather than technical studies, unlike Nsundano Vocational School. The 

school offers three fields of study: Natural Science, Commerce, and Social Science. In 2024, 

it had a total enrollment of 439 learners, comprising 221 boys and 218 girls. Sanjo 

demonstrated outstanding academic performance in the 2024 examinations, emerging as the 

top-performing Grade 12 school in the Zambezi region, highlighting its commitment to 

excellence in education. According to figure 28 Sanjo senior secondary school, majority of the 

learnrs purse the field Natural resources, followed by the field of Social science, while the field 

of Commerce is the least popular of the three fields being offered by Sanjo senior secondary 

 

Figure 27: Nsundano Vocational' s Metal Work & Welding and Bricklaying & Plastering 
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school as shown by figure 28. Grade 12 comprises of learners doing subjects from different 

field. 

Figure 28: Sanjo Senior Secondary School 

  

Source: First Capital Namibia 

Figure 29: Sanjo Senior Secondary School 

Source: First Capital Namibia 

6.2.4. Bukalo Educational Hub: The Home to a Future University  

Bukalo’s educational landscape is on the verge of transformation, positioning the village as a 

center of learning, research, and intellectual growth. Bukalo has committed itself to 
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establishing an education hub, attracting students from across Namibia and the broader region 

and laying the foundation for a future private and community owned university in Bukalo to 

serve the Zambezi Region, Namibia and the SADC region. The Bukalo education hub situated 

along Bukalo and Ngoma Road, aspires to become a beacon of academic excellence, offering 

everything from preschool to postgraduate and state-of-the-art facilities, diverse learning 

environments, and a dynamic educational culture. Students from across Namibia and the 

SADC region will be drawn to its growing reputation for nurturing intellectual growth, research, 

and innovation. The Bukalo Education Hub ecosystem will encompass a broad range of 

disciplines, from science, commerce, and humanities to emerging fields such as technology, 

research, and entrepreneurship. It will foster an inclusive and collaborative spirit, encouraging 

students to explore their passions, develop critical thinking skills, and realize their full potential. 

To drive this vision forward, BVC has allocated 25 hectares of land to entrepreneur Martin 

Mwinga to spearhead the development of an integrated education hub that will host both 

primary, secondary and tertiary institutions. This initiative includes: 

• Bukalo Academy (BA), offering pre-primary, primary and secondary education, 

ensuring a strong academic foundation for learners. 

• Zambezi College of Science and Agriculture (ZACOSA), envisioned as a future 

university in the making, specializing in science, agriculture, health, commerce, 

vocational and technology, with the long-term goal of becoming a leading institution of 

higher learning. 

To support the growing student population and academic workforce, the Bukalo Education 

Hub will also include residential accommodations, student hostels, academic and community 

libraries, conference centers, medical and health facilities, hospitality facilities, and other 

essential amenities, creating a self-sustaining academic ecosystem. With this visionary 

initiative, Bukalo is set to redefine education in the region, creating opportunities for 

knowledge-driven economic growth and solidifying its place as a premier center for learning 

and innovation in Namibia and beyond. 

The Bukalo Education Hub is more than just an academic center, it is set to become a catalyst 

for economic transformation for Bukalo and the Zambezi Region. With ZACOSA as a future 

university in the making, this initiative will reshape the town’s economic and social landscape, 

positioning Bukalo as a premier center for education, research, and innovation in Namibia and 

beyond. This forward-thinking strategy will not only elevate the quality of education but also 

drive economic growth, attract investment, and create lasting opportunities for generations to 

come. 
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Figure 30: Under Construction: Zambezi College of Science and Agriculture (ZACOSA) 

 

Source: First Capital Namibia 

 

6.3 Financial Services in Bukalo 

Access to financial institutions is essential for enabling economic growth. Banks and 

microfinance institutions provide loans, savings options, and other financial products that 

empower individuals and businesses to invest in new opportunities, expand operations, and 

increase productivity. Bukalo faces a critical gap in financial services, with only one Nampost 

with limited services, as it does not offer all the services that are offered by banks, and one 

Bank Windhoek automated teller machine (ATM) serving the entire village council. The 

absence of financial institutions, such as banks or microfinance providers, and the limited 

access to ATMs significantly impacts the financial well-being of Bukalo’s residents. The 

situation forces many residents to travel 42.6 kilometers to Katima Mulilo to access essential 

banking services, leading to additional costs, time constraints, and inconvenience.  

The reliance on a single ATM creates vulnerabilities for the community. Any disruption or 

inefficiency at the Bank Windhoek ATM whether due to technical issues, cash shortages, or 

maintenance, leaves residents without immediate access to their money. This lack of reliable 

financial infrastructure can have cascading effects on individuals and businesses, disrupting 

daily transactions and financial planning. 

BVC believes a diversified and reliable financial infrastructure will ensure that residents can 

access their money during emergencies, reducing financial stress and improving community 

stability. Having local banking services and additional ATMs would save residents the time and 

money required to travel to Katima Mulilo. This would increase disposable income and improve 

overall financial efficiency. Local entrepreneurs and small businesses in Bukalo need access 

to financial services to secure credit, manage cash flow, and sustain their operations. A 
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stronger financial sector would foster entrepreneurship and create employment opportunities 

within the community.  

6.4 Health Services in Bukalo 

Figure 32 illustrates how Bukalo Village Council’s health services are integrated into the 

broader Katima Mulilo health system, creating a network that supports both local and regional 

healthcare needs. Bukalo is home to a health centre that serves as the administrative hub for 

a number of clinics in the surrounding areas, including Muyako Clinic, Ibbu Clinic, Ngoma 

Clinic, Kabbe Clinic, Lusese Clinic, Itomba Clinic, Mbalasinte Clinic, Ipalila Clinic, and 

Schuckmansburg Clinic. This integration ensures that residents of Bukalo and nearby 

communities have access to essential healthcare services, though challenges remain in 

expanding and enhancing these services to meet growing demand. 

Figure 31: Bukalo Health Centre 

 

Source: Bukalo health centre 

 

While the current integration with Katima Mulilo’s health system provides valuable support, 

there is room for enhancing Bukalo’s health services. Expanding the capacity of the Bukalo 

health centre, improving infrastructure at the affiliated clinics, and increasing the availability of 

medical professionals and specialized services can elevate healthcare standards in the 

region. Investing in the health sector will not only improve the well-being of Bukalo’s residents 

but also unlock economic opportunities, fostering a resilient, thriving community equipped to 

sustain growth and development. 
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Figure 32: Bukalo health system 

 

Source: Bukalo health centre 

 

The health centre has a dedicated team of 6 healthcare professionals, including 4 registered 

nurses and 2 enrolled nurses. The facility provides 24-hour observation services to ensure 

continuous care for patients. The health centre is equipped to accommodate patients for up to 

3 patients, offering both routine and emergency care. With a strong commitment to community 

health, the centre plays a crucial role in providing accessible medical support and services to 

the residents of Bukalo and surrounding areas. 

Figure 33: Health Staff at Bukalo Health Centre 

Health Centre 
 

Observation  24 hours 

Bedding capacity 3 Beds 

Enrolled nurses 2 

Registered nurses 4 

Source: Bukalo Health Centre 

 

6.5 Security Services   

Bukalo’s police station currently operates from temporary tents due to funding constraints, yet 

the dedicated officers continue to perform all essential law enforcement duties expected of 

them. Despite the challenging conditions, they remain committed to maintaining security, 

ensuring public safety, and upholding the law. Plans are in the pipeline to construct a modern, 

fully equipped police station that will enhance operational efficiency and improve service 

delivery to the community. In addition, there are few security companies that is complementing 

the police services in terms of upholding the law. 
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6.6 Retail Sector in Bukalo  

The retail sector is a cornerstone of any thriving local economy, providing essential goods, 

creating jobs, and stimulating economic activity. A strong retail sector ensures that residents 

have access to essential products such as food, clothing, household items, and farming 

supplies. This reduces the need for residents to travel long distances to neighbouring towns, 

saving time and money while supporting local convenience. In Bukalo Village Council (BVC), 

however, the retail sector is significantly underrepresented, with only small local shops, on top 

of Shell Service Station and its retail shop this is an indication of a need of retail establishment 

in the area. This lack of diversity in retail options presents both a challenge and an opportunity 

for economic growth and development in the area.  

By prioritizing the development of its retail sector, Bukalo Village Council can unlock significant 

economic potential, empower its residents, and create a thriving, self-sustaining local 

economy. Strategic investments, partnerships, and incentives will encourage entrepreneurs to 

capitalize on this opportunity, transforming Bukalo into a dynamic economic hub. 

Figure 34: Service station in Bukalo 

 
Source: First Capital Namibia 

Bukalo's only fuel station was constructed to meet the growing demand for fuel and related 

services in the town and surrounding areas. Previously, residents and other travellers had to 

drive long distances to Katima Mulilo for refuelling, which was inconvenient and costly. The 

fuel station now provides a reliable supply of fuel for local motorists, businesses, and tourists 

passing through Bukalo along the Ngoma highway. 
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6.6.1 Upcoming Construction of Three Shopping Centres in Bukalo Village Council 

 

Bukalo is set to witness a significant transformation in its commercial landscape with the 

construction of three shopping centres. BVC believes the new shopping centres will attract 

investments and drive local economic activity by providing space for businesses, retail stores, 

and service providers to operate. This influx of commercial activity will contribute to increased 

revenue and economic diversification in Bukalo. The construction and operation of these 

centres will generate numerous jobs, from construction workers during the development phase 

to retail and service staff once the centres are operational. This will help reduce unemployment 

and enhance the livelihoods of local residents. These developments aim to enhance the local 

commercial infrastructure, boost economic activity, and improve residents' access to essential 

goods and services. These developments of a shopping centres will be built in Bukalo 

Extension 2, and each shopping centre will be developed by a different company.  

 

Namsunga Properties will develop one of the shopping centres, focusing on increasing retail 

opportunities and providing a convenient hub for consumer goods and services. This initiative 

is expected to cater to the rising population's needs and stimulate local commerce. 

 

Gage Bandex Estate Developers will construct another centre, prioritizing the availability of 

essential goods and creating job opportunities for the local community. By offering a platform 

for small businesses and retailers, this project will contribute to economic empowerment and 

diversification. 

 

Majita Developers is the third shopping centre which will be developed through a 

collaborative effort with PK Chizabulyo, delivering a modern facility designed to meet the 

evolving needs of residents and businesses in Bukalo. This partnership underscores the 

importance of strategic collaboration in delivering high-quality commercial infrastructure.  

 

The construction of these shopping centres is a strategic step in Bukalo’s development 

journey, ensuring that the local economy thrives and that residents have improved access to 

the amenities needed for a better quality of life. These projects will position Bukalo as a 

growing economic hub, enhancing its appeal to both investors and residents. 
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Figure 35: Construction of three shopping centres 

 
Source: Bukalo Village Council 
 
 

6.7 Transport Service 

 

Road transport is the most widely used mode of transportation in Namibia, and Bukalo is no 

exception. Residents of Bukalo traveling to nearby towns primarily rely on private small cars. 

Given the town's size and location, many people commute to access services in other towns 

or use Bukalo as a transit point to reach Botswana via the Ngoma Border Post. Due to the 

town's small size, there is only one hiking point serving as a transportation hub to various 

destinations. Katima Mulilo, located 42.4 km from Bukalo, has an associated transport fare of 

N$50, while traveling to the Ngoma Border Post, approximately 31km away, costs around 

N$40, as shown in Figure 36. Within the town itself, there are no taxi services operating, likely 

due to insufficient demand for such services. This highlights the reliance on private vehicles 

and footing. 

  

Figure 36:Transport Fare 

Location from Bukalo Km Fee 

Katima Mulilo 42 N$50 

Ngoma Border Post 31 N$40 

Source: Bukalo Village Council 
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7 TOURISM AND HOSPITALITY  

7.1. MaSubiya (Subiya) Traditional Authority 

Figure 37:Subiya Traditional Authority Community Meeting Place 

 

Source: First Capital Namibia  

The Subiya Traditional Authority is situated in the Zambezi Region of Namibia. It is based in 

Bukalo, a village council located approximately 40 kilometers southeast of Katima Mulilo, the 

regional capital. The authority oversees and represents the Subiya people, one of the major 

ethnic groups in the region. The Subiya Traditional Authority governs traditional affairs, cultural 

practices, and local matters within the communities of the maSubiya people. This includes 

land allocation, dispute resolution, and preservation of cultural heritage. The Subiya 

Traditional Authority works in collaboration with the Namibian government and other traditional 

authorities in the region to address community development and socio-economic issues. 

Figure 38: Subiya Traditional Authority Community Gathering Centers 

 
Source: First Capital Namibia  

 

7 

 



 
Bukalo Economic Profile       Page | 42 

7.2. Ngoma Recreation Centre 

Situated about 30 Km from BVC, Ngoma Recreation Centre is a facility in Ngoma, a village in 

the Zambezi Region of Namibia, near the Ngoma border post with Botswana. This area is 

significant as it lies close to the entrance of the Chobe National Park and the Chobe River, 

making it an important stop for both locals and tourists. Due to its proximity to the Ngoma 

Bridge Border Post (connecting Namibia to Botswana), the centre is strategically located for 

tourists traveling between Namibia and Botswana. It’s a convenient stopover for visitors 

exploring the Zambezi Region or heading to Botswana’s national parks. The centre is 

surrounded by the natural beauty of the region, with views of the Chobe River and lush 

vegetation, providing a serene environment for relaxation and leisure. 

Figure 39: Ngoma Bridge 

  
Source: First Capital Namibia  

 

7.3. Upcoming Tourism and Hospitality in Bukalo Village Council 

Bukalo is undergoing significant growth, leading to the construction of a new Guesthouse and 

Conference facility to meet the increasing demand for hospitality services. Previously, 

residents and visitors had to travel to Katima Mulilo for accommodation, dining, and 

conference facilities, underscoring the need for such infrastructure within the town. 

Strategically located in the heart of Bukalo village in Extension 2, the new facility will enhance 

the town’s appeal as a stopover for travelers along the Trans-Zambezi Highway, stimulate 

local economic activity, and create job opportunities. Furthermore, it aligns with Bukalo’s long-

term vision of becoming a vibrant commercial and tourism hub, reducing reliance on external 

hospitality. 
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Figure 40: Upcoming Guesthouse and Conference in Bukalo 

 
Source: First Capital Namibia  
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8 INVESTMENT OPPORTUNITIES  

 

Sector Opportunity Description Potential Benefits 

Agriculture Irrigation Projects Implementing advanced 

irrigation systems for 

improved crop yields. 

Increased agricultural 

productivity and food 

security. 

Tourism Eco-Tourism 

Development 

Developing eco-friendly 

lodges and guided tours 

to attract visitors. 

Economic growth, job 

creation, and cultural 

exchange. 

Infrastructure Road Improvement 

and Expansion 

Upgrading and 

expanding road networks 

to improve connectivity. 

Enhanced 

transportation, 

increased trade, and 

mobility. 

Energy Solar Power 

Installations 

Investing in solar energy 

systems for sustainable 

power supply. 

Reduced energy costs 

and increased 

sustainability. 

Education Vocational Training 

Centres 

Establishing canters to 

provide skill development 

and training. 

Improved local skills 

and employment 

opportunities. 

Healthcare Health Clinic 

Development 

Building and equipping 

healthcare facilities to 

improve access to 

medical services. 

Better healthcare 

access and improved 

community health. 

Water 

Management 

Clean Water 

Supply Systems 

Developing infrastructure 

for reliable and clean 

water supply. 

Improved public health 

and living standards. 

Real Estate Residential and 

Commercial 

Property 

Development 

Investing in residential 

and commercial property 

to meet growing 

demands. 

Economic growth and 

increased property 

values. 

Retail Local Markets and 

Shops 

Establishing markets and 

retail outlets to serve 

local needs. 

Boosted local economy 

and improved access 

to goods. 

Technology Digital Connectivity 

Projects 

Expanding internet and 

communication 

infrastructure. 

Enhanced 

communication, 

education, and 

business opportunities. 
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9 CONCLUSION 

The economic profile of Bukalo reflects a developing area with significant potential for growth. 

The Council's economy is primarily centered on agriculture, trade, and small-scale enterprises, 

which form the backbone of local livelihoods. Efforts to diversify the economic are evident 

through planned developments, including housing projects and shopping centres, which aim 

to stimulate business activity and improve living standards. These initiatives highlight the 

Council’s focus on creating a more vibrant local economy while addressing the community's 

pressing needs, such as housing and access to essential goods and services. 

However, challenges remain in fully realizing Bukalo’s economic potential. The growing 

population and high demand for land and housing indicate increasing pressure on existing 

resources and infrastructure. Addressing these demands will require targeted investments in 

urban planning, service delivery, and job creation to ensure sustainable development. 

Furthermore, the development of key sectors, such as education, health, and transport, will 

be critical in supporting economic activities and attracting further investment into the area. 

In conclusion, the economic profile of Bukalo Village showcases both opportunities and 

challenges. With its strategic initiatives and ongoing infrastructure projects, the Council is 

positioning itself for growth. However, to fully harness its potential, collaborative efforts 

between government, private investors, and the community will be essential. By addressing 

current gaps and leveraging its strengths, Bukalo can achieve sustainable economic growth 

and improve the quality of life for its residents. 
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