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SECTION 6 PHYSICAL ENVIRONMENT ASSESSMENT 

 

 

6.1 INTRODUCTION 

CHAPTER 7:  INDUSTRIAL ANALYSI 
This section of the report focuses on the Spatial and Infrastructural Analysis of the Saldanha 

Bay Municipal area especially in terms of the proposed Industrial Development Zone. 

Subsequent sections provide a concise overview of the physical environment in terms of the 

following aspects: 

 

� Spatial Analysis and implications 

� Infrastructural analysis and implications 

� Development Constraints 

� Future growth 

� Environmental Issues 

 

Note: This chapter was undertaken as a preliminary assessment in terms of the 

abovementioned steps for the whole study area. The assessment was done at a pre-

feasibility level and various assumptions were made during the assessment, due to the level 

of information available at that stage. More detailed investigations (including detailed 

development plans, internal service planning, cost estimates and design) will be required 

during possible further stages of the project. 

 

Additional information was received at a later stage from the Saldanha Bay Municipality 

which provided their perspective on the bulk infrastructure capacity and requirements in the 

municipal area.  It was based on the five cluster developments as proposed by the Saldanha 

Bay Municipality (refer to Section 6.4 – this section should, however, be read in conjunction 

with Section 6.3). 

 

This chapter will thus be divided into two scenarios with different cost implications for the 

Saldanha Bay Municipality (refer to Section 6.3 and Section 6.4). 

 

6.2 SPATIAL ANALYSIS AND IMPLICATIONS 

 
6.2.1   Regional Context 

 

The West Coast District Municipality is situated along the west coast of the Western Cape 

Province and includes five local municipalities, namely Matzikama, Cederberg, Bergriver, 

Saldanha Bay and Swartland, as well as the four District Management Areas (refer to 

Annexure C - Figure 6.1.1). The dominant land uses within the District are agriculture and 

vast areas of natural vegetation. Expansive conservation areas such as the West Coast 

National Park and the Cederberg Wilderness Area are also found. Grains, grazing, and 

mixed livestock farming dominates the agricultural activities, with isolated patches of fruit 

farming found within the southern parts of the District. Urban activities are concentrated at 

Saldanha-Vredenburg, along the coast at prominent holiday destinations, and around 

prominent towns along the N7 e.g. Malmesbury, Piketberg, Citrusdal, Clanwilliam, Klawer 

and Vanrhynsdorp. 
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Apart from playing host to the naval, commercial and fishing port of Saldanha Bay – the 

centre of the South African fishing industry and a major portal for the export of commodities 

– the area also features a strong international tourist industry. Tourists are attracted to this 

district due to its natural beauty consisting of a mosaic of white beaches, beautiful 

mountains, wine lands, and fynbos. 

 

Transport plays a crucial role in the social and economic development of the region, yet the 

majority of public transport services are concentrated in the large towns. The port of 

Saldanha is multi-functional and acts as a naval, commercial, and fishing port, with its most 

prominent function being the export of iron ore transported via the Sishen-Saldanha railway 

line (Orex rail line) which terminates at the port.  

 
6.2.2   Local Context 

 

The Spatial Management Concept of the draft Saldanha Bay Spatial Development 

Framework (2009) as illustrated in Figure 6.1.2 (refer to Annexure C) proposes residential 

infill development between the towns of Vredenburg and Saldanha along route R399, with 

the long term objective being to link the two towns to one another. 

 

The residential development will be accompanied by service industries, business and 

professional office uses as illustrated in Figures 6.1.3 and 6.1.4 (refer to Annexure C) 

respectively. 

 

To the east of this residential area is the proposed industrial development zone which is the 

subject matter of this investigation (see Figure 6.1.2). It extends from the Port area in the 

south up to route R45 in the north, and includes land both to the east and west of the 

Sishen-Saldanha railway line which runs through the central part of the area in a north-south 

direction. The Cape Town-Saldanha railway line runs through the northern part of the 

industrial development zone in an east-west direction. 

 

As indicated in Figure 6.1.2 the industrial development zone is generally divided into two 

broad precincts: the “Port” area, and the “Back of Port” area. 

 

The Port itself (refer to Annexure C - Figure 6.1.5) falls under the jurisdiction of the National 

Ports Authority, which takes responsibility for planning and management. Major provision 

has been made for the expansion of the port and in this regard, an extensive draft Port 

Development Framework (refer to Annexure C - Figure 6.1.6) has been prepared.  

 

As an economic spin-off from the proposed upgrading and expansion at the Saldanha Bay 

Port, major industrial development is envisaged to occur within the ‘Back of Port’ area (the 

Saldanha Bay Municipality propose an industrial development initiative that makes provision 

for five economic development “clusters” namely Renewable Energy Production and 

Manufacturing, Dry Dock – Oil and Gas, Maritime – Ship Building and Repair, Steel 

Production and Manufacturing and Minerals Production and Manufacturing).  The Spatial 

Development Concept anticipates that the ‘Back of Port’ industrial expansion will be a 

turnkey project driving the growth of a major industrial development zone which, in the long 

term, is envisaged to link the eastern part of Saldanha with the Port and the Port with the 

south-eastern section of Vredenburg as reflected in Figure 6.1.2. It is anticipated that this 

industrial development zone will grow from the Port and that it will be located on both sides 
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of the railway line.  Saldanha Bay Municipality is considering a first phase of the proposed 

IDZ (namely the Renewable Energy cluster) to be developed on a 350 ha piece of land in the 

Northern back of Port region. 

 

The availability of sufficient service infrastructure can be a major obstacle in realising the 

development potential of the ‘Back of Port’ industrial development area. According to the 

Saldanha Bay Municipality, they anticipate that the existing bulk infrastructure capacity is 

sufficient to accommodate the first phase Renewable Energy cluster (as proposed by 

Saldanha Bay Municipality).  Service infrastructure is regarded as a key investment which is 

of utmost importance as the availability and provision thereof can be the mechanism to 

unlock the development potential of the ‘Back of Port’ area.  The availability and provision of 

bulk service infrastructure is regarded by the Saldanha Bay Municipality as a mechanism to 

unlock the first phase Renewable Energy cluster. 

 

Figure 6.1.7 (refer to Annexure C) is an aerial photograph of the study area with the 

cadastral structure of the proposed industrial development area superimposed over it. The 

area is next discussed in terms of the “Port” and “Back of Port” area: 

 

a)  Port of Saldanha 

 

The port of Saldanha is the deepest and largest natural port in Southern Africa, which is 

partly protected by an artificial breakwater. Originally constructed during the early 1970’s to 

facilitate the export of iron ore, it is home to the largest iron ore exporting facility in Africa and 

the only iron ore handling port in South Africa. 

 

Also within the port area are the SA Navy Base, SAS Saldanha, and a fishing harbour, which 

is administered by the Department of the Environment. The port is situated on the West 

Coast of Africa, 60 nautical miles northwest of Cape Town.  The land and sea area covered, 

by the National Port Authority (NPA) jurisdiction, totals 500 hectares and 18 300 hectares 

respectively. Proper management of a synergy between National Ports Authority, SA Ports 

Operations and Spoornet (Orex) has ensured reliable connection between the port and the 

iron ore mines at Sishen, 860 km northeast of Saldanha. 

 

Based on the functionality of the port, the Port Master Plan has been delineated into various 

functional areas, each of which is briefly discussed in the section below: (refer to Annexure 

C - Figure 6.1.8) 

 

Mossgas Precinct(1) 

This precinct or zone is located between the Port Terminals and the residential area of 

Saldanha town. The Blouwaterbaai holiday resort and a mid-high income residential area lie 

to the immediate west.  

 

The activities and land uses found in this precinct include: 

 

o The administration offices of the NPA; 

o The newly built MAN – Ferrostaal ship yard facility located at the old Mossgas Quay 

site; 
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o Old structures, overhead services, roads and the remains of the Mossgas camp 

include the temporary office buildings, foundations, services and remnants of the sea 

jetty structures. Presently the old Mossgas Quay is not in use.  

 

Land adjacent to this quay has been acquired to accommodate future port developments in 

the medium to long term. Emphasis has also been given to a strip of coastal land which 

forms part of Farm 196, which extends for approximately 900 m to the east of the precinct as 

part of the Vredenburg-Saldanha Structure Plan for future port-related use.  

 

According to the Port Master Plan, any commercial lease in the Mossgas Precinct should be 

short term and must in the future have a port planning clause that allows the Port Authority 

to develop infrastructure when and as required. This strategic approach ensures that conflict 

between the NPA and the leaseholders is at a minimum when port land and water is 

required for future development needs. 

 

Iron Ore-Multi-Multi Purpose-Oil- General Maintenance Terminal Precinct 

The precinct consists of four independent activities; iron-ore, multi-purpose, oil and general 

maintenance terminals. 

 

� Terminals: 

 

Iron Ore Terminal (Dry Port)(2)
  

Since the first iron ore consignment was 

exported in September 1976, about 500 

million tonnes of iron ore has been exported 

through the Saldanha iron ore bulk terminal. 

Iron ore is transported approximately 860 

kilometres from Sishen on Spoornet’s Orex 

line to Saldanha Bay. The port also serves 

the base metal mines and the adjacent 

heavy metal smelter (Saldanha Steel). 

Transnet Port Terminals has the responsibility of managing the iron ore terminal within the 

port of Saldanha.  

 

The port was initially designed as an iron ore export harbour for the handling of bulk ore 

carriers of up to 150,000 DWT (deadweight tonnes), with a length of 291 meters and a laden 

draft of 17 meters. The relaxation of vessel size restriction due to subsequent studies during 

the 1980’s accommodated vessels of 250,000 DWT, with lengths of 340 meters and 

maximum drafts of 20.5m. 

 

The existing port facility consists of a 990 meter long jetty with two iron ore berths (and one 

crude oil berth) joined at the northern shore of the bay by a 3,100 meter causeway. The port 

handled over the last 4 years on average approximately 27 million tonnes per annum. 

Presently, the design capacity of the port is estimated at 32 million tonnes and after the 

upgrade it will have the capability to handle 45 million tonnes by the 2009/2010. 

 

Multi-Purpose Terminal(3) 

The Multi-purpose Terminal (MPT) handles predominantly all cargoes that are not 

containerised, however, this does not preclude the handling of low scale containerised 
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cargoes from being exported or imported through this terminal.  This terminal traditionally 

handled metal concentrates for Namakwa Sands and Black Mountain. The recent extension 

of the MPT quay to 874m resulted in two additional berths, and increased the operational 

capacity from 1 to 4 million tonnes per annum. This was done to accommodate the export of 

products from Saldanha Steel and Duferco that went into production in 1998 and 1999 

respectively. 

 

Currently the commodities that are handled at this terminal include lead, copper, steel coils, 

iron pellets, coal, zircon, rutile, pig iron, sulphate and titanium slag, chloride slag, anthracite, 

granite and cold rolled steel coils. These cargoes are not containerised. The terminal 

provides a warehouse facility of 5 544m², which is used to store galvanized steel for Duferco 

Steel Processing prior to export. It also houses two gantry cranes of 35 tonnes each, which 

are equipped with 25 ton magnet attachments. The terminal also offers open storage on the 

quayside where steel and granite is pre-assembled before shipping.  Ships gear is 

extensively used for cargo handling. 

 

Mariculture operations exist in the inner and outer bays of the port, resulting in short term 

lease agreements. 

 

SFF (Strategic Fuel Fund) Oil Terminal(4) 

Commissioned in 1979, the oil terminal was initially operated by the Strategic Fuel Fund 

(SFF), but it is now operated and controlled by PetroSA. The oil terminal is situated at the 

end of the ore jetty. Similar to that of the bulk ore carriers, the initial policy was to 

accommodate tankers with a DWT of 150 000. However, limitations on vessel sizes of      

250 000 DWT and lengths of 340 meters and maximum drafts of 20.5m were relaxed in the 

1980’s. The NPA in practice has applied the maximum draft limitation to Very Large Crude 

Carriers (VLCC) traffic, but has been less restrictive on ship length.  

 

Portnet Offices(5) 

The area immediately adjacent to the north of the Oil and Gas Module is accommodating the 

newer offices of Portnet from which the entire Port area will be managed. 

 

Heritage Site(6) 

The site adjacent to the north of the Dry Bulk and Liquid Bulk Areas is earmarked as a 

Heritage Site on the Saldanha Port Master Plan. This area can functionally link with the 

environmentally sensitive areas located to the north and east thereof. 

 

� Landside infrastructure and operations 

 

Both the road and rail networks serve the port of Saldanha. Due to the predominance of the 

bulk ore product that is handled by the port, rail is the predominant carrier of goods. Road 

traffic is restricted to staff traffic and nominal traffic to the multi-purpose terminal. Other 

forms of transport are the conveyor belt system linking to neighbouring industries and the oil 

pipeline link for the transportation of liquid bulk. 

 

b)  Back of Port Area 

 

The Back of Port area is a fairly large precinct comprising a number of prominent land uses 

(Figure 6.1.8). It can be broadly described as the area between the Port Area to the south 
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and route R45 to the north. To the east it extends up to route R27 while the western border 

is defined by the Saldanha-Vredenburg railway line. The following is a brief summary of the 

most prominent land uses located in this area: 

 

� The Eensaamheid Agricultural Holdings(7) which is classified as an Industrial 

Management Zone by the municipality and on which a mixture of service industries 

are allowed. At this stage the area is still predominantly used for rural residential 

purposes. 

� The Parklands IDZ(8) which is an industrial township application recently submitted. 

� The Orex shunting yard and workshop area(9) which is part of the Sishen-Saldanha 

railway line. 

� A new proposed industrial area (Langeberg)(10) which is intended to be developed 

according to six distinct phases and comprising a variety of industrial activities 

ranging from warehouses and assembly plants to light and heavier industries. 

� The Namakwa Sands plant(11) which processes ore from the Sishen-Saldanha 

railway line for export purposes. 

� The Saldanha Steel plant(12) further towards the south which processes iron ore for 

the export market. 

� Duferco and Trident(13) which are smaller steel processing industries located to the 

west of Saldanha Steel. 

� The Oil Storage facility(14) of PetroSA which is located to the east of the Liquid Bulk 

facility at the Port. 

� The IDC industrial Area(15) located to the south of Duferco and Trident Steel of which 

only a small number of erven have been developed to date. (refer to Annexure C - 

Figures 6.1.9 and 6.1.10 for a more detailed image of this area). 

� The proposed site for a future Alpha Cement plant(16) is located immediately adjacent 

to the east of the IDC Industrial area, opposite the Saldanha Steel plant. 

� The 2009 Draft Spatial Development Framework for Saldanha classified the two land 

parcels(17) to the south of Saldanha Steel as a “Restricted Development Area” (refer 

to Annexure C- Figure 6.1.11). 

� The last two prominent features to the area include the hilly terrain at Besaansklip(18) 

which covers the north-western quadrant of the study area, and the local civilian 

airfield(19) to the south-east thereof. 

� The remainder part of the study area is vacant at this stage. 

 

Figure 6.1.12 (refer to Annexure C) depicts the current zoning of the study area. The bulk 

of the area is zoned for Agriculture use with the Orex rail reserve and the port area being 

zoned for Transport. Namakwa Sands, Saldanha Steel, the Mossgas precinct and the IDC 

area are all zoned for Industrial use, while the airport site, the reservoir area, electrical 

substation area and PetroSA area are all zoned as Authority uses. 

 

From the above analysis it is clear that the spatial extent of development in the corridor area 

is still very limited. At this stage only Namakwa Sands and Saldanha Steel are functionally 

linked to the Orex railway line while the IDC industrial area, Duferco and Trident plants rely 

predominantly on road based transport. The VDM industrial site directly adjacent to Duferco 

is also linked to the national railway grid.  The Parklands and Langeberg industrial areas are 

also predominantly road based. 
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Figure 6.1.13 (refer to Annexure C) highlights all land parcels in and around the study area 

owned by government and parastatal institutions. From this it is evident that there is virtually 

no vacant, developable land within the study area which belongs to any of the three spheres 

of government. The major parcels of government / parastatal owned land include the Orex 

precinct, the Port area, and the site on which the municipal reservoir is located (in the 

Besaansklip area). 

 

To the north-west around Vredenburg there are also several sites belonging to the 

municipality, but these are all located outside the functional area of the industrial 

development zone. 

 

Table 6.1 comprises a comprehensive inventory of land ownership in and around the study 

area and should be read in conjunction with Figure 6.1.13. 

 
Table 6.1:  Saldanha Industrial Development Zone Land Ownership 

FARM NAME OWNERSHIP LPI CODE 
FARM 

NUMBER PORTION 
REMAINDER 
EXTENSION 

WITTEKLIP Prov. Housing Dev. Board-WE C04600000000012300069 123 69 X 

  Geen Data gevind C04600000000005700009       

  ML Steenkamp Familie Trust C04600000000008900000       

NIEUWE RUST Oliver Bester Familie Trust C04600000000008900001 89 1   

  
Rietfontein Sheep Farm (PTY) 
Ltd C04600000000009400000       

  Dalenkor Twintig (PTY) Ltd C04600000000009400002       

  Transnet LTD C04600000000009400006       

  Select Stone CC C04600000000010100003       

  Heuningklip Trust C04600000000010100019       

  Van Dyk Trust C04600000000012200001       

WITTEKLIP K R R C TRUST C04600000000012300000 123 0 X 

  Schaaf SMA Robert C04600000000012300006       

  Witteklip Boerdery CC C04600000000012300007       

  Pienaar Nicolaas Everhardus C04600000000012300019       

  Prov. Gov. - WC C04600000000012300031       

  Transnet LTD C04600000000012300035       

  Transnet LTD C04600000000012300040       

  Van Dyk Mario C04600000000012300047       

WITTEKLIP Terra Nominees PTY LTD C04600000000012300061 123 61   

  Prov. Housing Dev. Board-WE C04600000000012300069       

  
Oorgangsraad-Weskus 
Skiereiland C04600000000012300071       

  Geen Data gevind C04600000000012300073       

  
Levin Sybil + Siltha Inv. Holdings 
(PTY) Ltd C04600000000012400001       

  Transnet LTD C04600000000012400003       

  Transnet LTD C04600000000012400007       

  
Levin Sybil + Siltha Inv. Holdings 
(PTY) Ltd C04600000000012600000       

  Transnet LTD C04600000000012600001       
YZERVARKENS
-RUG 

Samancor LTD (endorsments) 
geen Eienaar C04600000000012700000 127 0 x 

YZERVARKENS
-RUG Seawind Inv. 15 PTY LTD C04600000000012700001 127 1 x 

YZERVARKENS Levin Sybil C04600000000012700002 127 2 x 
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FARM NAME OWNERSHIP LPI CODE 
FARM 

NUMBER PORTION 
REMAINDER 
EXTENSION 

-RUG 

YZERVARKENS
-RUG Witteklip Boerdery CC C04600000000012700003 127 3 x 
YZERVARKENS
-RUG 

Parklands Township Developers 
PTY LTD C04600000000012700004 127 4 x 

  Transnet LTD C04600000000012700005       

  Iscor LTD C04600000000012700009       

  Transnet LTD C04600000000012700011       

  Iscor LTD C04600000000012700013       

  Geen Data gevind C04600000000012700021       
YZERVARKENS
-RUG Saldok PTY LTD C04600000000012700023 127 23 x 
YZERVARKENS
-RUG West Coast Development Trust C04600000000012700036 127 36   
YZERVARKENS
-RUG Transnet LTD C04600000000012700040 127 40   
YZERVARKENS
-RUG Iscor LTD C04600000000012900000 129 0 x 
YZERVARKENS
-RUG Republiek van Suid-Afrika C04600000000012900001 129 1 x 
YZERVARKENS
-RUG Iscor LTD C04600000000012900002 129 2 x 
YZERVARKENS
-RUG Transnet LTD C04600000000012900003 129 3 x 
  Transnet LTD C04600000000012900005       

  Transnet LTD C04600000000012900007       
YZERVARKENS
-RUG Anglo Operations LTD C04600000000012900009 129 9   
ONGEGUND 
Annex Iscor LTD C04600000000013000000 130 0   

ONGEGUND Witteklip Boerdery CC C04600000000013200000 132 0 X 

  Lafarge Mining SA (PTY) Ltd C04600000000013200001       

ONGEGUND 
Parklands Township Developers 
PTY LTD C04600000000013200002 132 2   

  Transnet LTD C04600000000013200003       

  
Oorgangsraad-Weskus 
Skiereiland C04600000000013200004       

ONGEGUND Iscor LTD C04600000000013200005 132 5 X 

ONGEGUND 
Oorgangsraad-Weskus 
Skiereiland C04600000000013200010 132 10   

FARM 133 
Parklands Township Developers 
PTY LTD C04600000000013300000 133 0 X 

  Transnet LTD C04600000000013300001       

  Geen Data gevind C04600000000013500000       

EENZAAMHEID 
Oorgangsraad-Weskus 
Skiereiland C04600000000013500002 135 2 x 

  Waterwyk (PTY) Ltd C04600000000013500003       

  Transnet LTD C04600000000013500006       

  Transnet LTD C04600000000013500007       

EENZAAMHEID Transnet LTD C04600000000013500014 135 14   

EENZAAMHEID Plasto Prop 5 PTY LTD C04600000000013500017 135 17   

  Jordaan Frans Hermanus C04600000000013500018       

  Coetzee Andrew Matin C04600000000013500020       

  
Transquila Vida Eiendoms 
Belegging CC C04600000000013500021       

  Eriksen Neville Graham C04600000000013500022       

  Baynes Godfreyn John Stuart C04600000000013500024       
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FARM NAME OWNERSHIP LPI CODE 
FARM 

NUMBER PORTION 
REMAINDER 
EXTENSION 

  Unitrade 1332 (PTY)Ltd C04600000000013500025       

EENZAAMHEID Lambrechts Gerhard C04600000000013500027 135 27   

  Malam Jan Robert C04600000000013500029       

  Marais Abraham Johannes C04600000000013500030       

  Turbojet Inv. (PTY) Ltd C04600000000013500032       

  Turbojet Inv. (PTY) Ltd C04600000000013500033       

  R van Wyk Vervoer CC C04600000000013500034       

  
Du Preez Frederik Jacobus Van 
Zyl C04600000000013500035       

EENZAAMHEID Cape of Good Hope Bank LTD C04600000000013500036 135 36 x 

EENZAAMHEID Camacho Jose Maria Fernandes C04600000000013500037 135 37   

  Geen Data gevind C04600000000013500038       

EENZAAMHEID Thom Julian Arthur C04600000000013500039 135 39 x 

  
Corries Construction Services 
CC C04600000000013500040       

EENZAAMHEID Mouton Geriona Johanna C04600000000013500042 135 42 x 

  Geen Data gevind C04600000000013600039       

KONINGS VLEI Oliver Bester Familie Trust C04600000000013800002 138 2   

  
Pieterse Barend Johannes 
Trustees C04600000000018700000       

LANGEBERG 
All Billboars Solutions Cape PTY 
LTD C04600000000018700004 187 4   

LANGEBERG Trans Africa Murals PTY LTD C04600000000018800000 188 0 x 

  Tolken Frederik Gideon Hendrik C04600000000018900001       

  Eskom Holdings Ltd C04600000000018900002       

  Blanckenberg Nicolaas Andries C04600000000019100000       

  Iscor LTD C04600000000019100002       

  Iscor LTD C04600000000019100004       
    C04600000000019100005       

FARM 195 
Suid-Afrikaanse Spoorwee en 
Hawens C04600000000019500000 195 0 x 

FARM 195 Iscor LTD C04600000000019500002 195 2 x 

  Transnet LTD C04600000000019500007       
YZERVARKENS
-RUG Transnet LTD C04600000000019600000 196 0 x 

  Saldanha Diesel (PTY) Ltd C04600000000019700001       

  Mun. van Saldanha Baai C04600000000019700003       
PIENAARS 
POORT Saldok PTY LTD C04600000000019700004 197 4 x 

  Conlands Prop. (PTY) Ltd C04600000000019700005       

  Transnet LTD C04600000000019700007       

  Transnet LTD C04600000000019700008       

  Transnet LTD C04600000000019700009       

  Transnet LTD C04600000000019700012       

  
Blouwaterbaai Vakansie Oord 
(PTY) Ltd C04600000000019700013       

  Transnet LTD C04600000000019700015       
PIENAARS 
POORT Transnet LTD C04600000000019700016 197 16   
  Geen Data gevind C04600000000019800009       
  Iscor LTD C04600000000094900000       

  Geen Data gevind C04600000000094900002       

  Geen Data gevind C04600000000094900003       
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FARM NAME OWNERSHIP LPI CODE 
FARM 

NUMBER PORTION 
REMAINDER 
EXTENSION 

  Bill Pienaar Trust C04600000000095700000       

  Geen Data gevind C04600000000095700002       

  
Mun. van Vredenburg-Saldanha 
Baai C04600000000095700004       

  Du  Toit en Farells Raceway CC C04600000000095700008       

  

Munn Charles, Munn 
Charles,Walton James,Miller 
James,Mellville 
Thomas,Chapman John C04600000000101000000       

FARM 1026 Oliver Bester Familie Trust C04600000000102600000 1026 0 x 

  Republic of South Africa C04600000000103800000       

  Geen Data gevind C04600000000104300000       

FARM 1043 Blomfontein Trust C04600000000104300000 1043 0   

  Geen Data gevind C04600000000107600000       

FARM 1095 
Reg Div Malmesbury Rd, Name, 
No 1185, PRTN 0 C04600000000109500000 1095 0   

FARM 1112 Anglo Operations LTD C04600000000111200000 1112 0 x 

FARM 1120 Tamtrade Tree PTY LTD C04600000000112000000 1120 0   

FARM 1132 Saldanha Steel PTY LTD C04600000000113200000 1132 0   

  Holcim South Africa PTY C04600000000113900000 1139 0 x 

FARM 957 Bill Pienaar Trust C04600000000095700000       

Source: Saldanha Bay Municipality, 2009 

 

� Possible Constraints 
 

The success of the proposed industrial development will to a great extent be subject to the 

ability to procure land for development purposes.  The first step in the development process 

should therefore be to secure the applicable land portions and it is proposed to develop a 

clear land acquisition strategy (including land valuation). 

 

To this effect the Saldanha Bay Municipality indicated that a Memorandum of Understanding 

(MOU) was recently signed between the Saldanha Bay Municipality and the private 

landowner (Parkland 285 hectare) to secure land for the Phase-I development (Renewable 

Energy Cluster as proposed by Saldanha Bay Municipality) of the proposed IDZ.  A second 

MOU was also signed with the owner of farm Langeberg (601 hectares) for phase II of the 

proposed IDZ. 

 

It is proposed that the entity (development agency) tasked with the development and 

implementation of the industrial development, develop a clear land acquisition strategy and 

secure the necessary funding to acquire the land (if applicable).  The Saldanha Bay 

Municipality is currently busy establishing a business model, including company structures 

for the entity (development agency) to be tasked with the development and implementation 

of the industrial development zone. 

 

There are two broad options available to acquire the land for development purposes: 

 

Option 1: Outright purchase of property from private land owners.  The land portions 

falling within the proposed industrial development functional area is currently 

zoned for agricultural use.  Even with the current zoning, a land purchase 

process will have a significant capital investment required.  Should the land 
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in question however be rezoned for industrial use, it will have an even higher 

impact on the capital required to purchase the property.  It is therefore 

essential that the land acquisition strategy be well thought out and 

developed. 

 

Option2: There may be land owners in the development area that are not interested in 

selling their property but rather to develop it themselves.  It will be possible 

to accommodate such a situation by entering into a land availability 

agreement (LAA) with such a land owner.  The LAA should, amongst 

others, clearly stipulate that the land owner will be allowed to develop his 

property within the framework and stipulations of the broader industrial 

development and that the development agency will have a right of first 

refusal to purchase the property should the land owner decide to sell the 

property in future.  Development should strictly comply with the development 

framework and a land owner should understand that no development will be 

allowed outside this framework. 

 

There are numerous advantages and disadvantages of the two options and one will have to 

be led by a specific case/property in question. The Saldanha Bay Municipality has already 

signed MOUs with two of the landowners (Mr Haasbroek and Mr Stigling) within the 

proposed IDZ area.  It is foreseen that the landowners will have shares in the holding 

company or entity (development agency) of the proposed IDZ.  The Saldanha Municipality is 

utilising option 2 with the understanding that no major capital investment will be required to 

make land available for the proposed IDZ based on the five cluster scenario proposed by 

Saldanha Bay Municipality. 

 

Assuming all private owned land will be purchased, the capital required can vary between 

R500 million to R2 billion (order of magnitude estimate).  This is based on an assumed 

average land cost ranging between R200 000/ha to R600 000/ha (assumed costs without a 

property valuation having been done).  One of the first steps should be to determine the 

market value of the properties (market value to be deemed the average of two independent 

valuations). 

 

The Saldanha Bay Municipality however indicated that they will take current land prices, 

which is assumed being between R10 000/ha to R200 000/ha (assumed costs based on 

current land prices in area of development and without a property valuation having been 

done), into consideration when private owners investment share in the holding company is 

determined and or negotiated. 

 

The willingness of property owners to sell their land will also have a significant impact on the 

proposed development process.  An unwilling seller situation can lead to the following: 

 

� Increased cost of the property – to the point where it will become unaffordable to the 

development; 

� A very expensive and prolonged legal process should an expropriation process be 

followed (only as a last resort);    

� Exclusion of a specific land portion from the larger area identified for industrial 

development. 

 



Saldanha Development Zone Pre-Feasibility Analysis - Final Report _OCTOBER 2009 

 

 121 

Land Ownership Constraints: Large scale industrial development in the area will be hampered by the 

following land ownership related constraints: 

� No developable public owned land in the identified industrial development functional area – 

land is all privately owned. However MOUs signed between Saldanha Bay Municipality and 

private land owners 

� Significant capital investment may be required to purchase land from private owners (should 

this option be followed) 

� Willingness of private owners to sell land (should this option be followed) 

Land Ownership Opportunities: The phase-I IDZ development, based on the Renewable Energy 

cluster as proposed by Saldanha Bay Municipality, in the Northern Back of the port area can continue 

without any land ownership related constraints: 

� Private owners willing to co-operate to sell or rent land 

� MOU’s signed between Municipality and private landowners for Parklands (285 hectares) and 

Langeberg Areas (601 hectares) in Northern Back of Port area. 

� No major capital investment will be required to make these portions of land available for 

industrial development. 

Other pertinent aspects to be included in the land acquisition strategy: 

 

� A clearly developed negotiation strategy – to govern negotiation with affected land 

owners; 

� Consider an incentive scheme to entice property owners to sell their property. 

 

From the above, it is clear that it is essential to establish at a very early stage in the project 

development process which properties can be secured for development purposes. 

 

 

 

 

 

 

 

 

 

 

 

 

Should Option1 be followed to purchase land, a major capital investment would be needed 

to establish an Industrial Development Zone. The Saldanha Bay Municipality indicated that 

they do not foresee this option to be followed, to eliminate potential constraints or hindrances 

for the proposed IDZ development. 

 

 

 

 

 

 

 

 

 

 

 

6.3 INFRASTRUCTURE 

 

Following is a preliminary assessment of the bulk infrastructure in and around the study 

area.  It should be noted that the assessment was done at a pre-feasibility level and that 

various assumptions were made during the assessment due to the level of information 

available at this stage.  More detailed investigations (including detailed development plans, 

internal service planning, cost estimates and design) will be required during possible further 

stages of the project. 

 

Also refer to section 6.4 for the Saldanha Bay Municipality’s assessment on the bulk 

infrastructure availability. 
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� Extent of the Development 

 

The scope of this investigation is to determine what the cost implication would be to water 

and sewer services in order to serve the possible new industrial development in the 

Saldanha Bay and Vredenburg area. 

 

The investigation was conducted within the scope of the Water Master Plan (WMP) and 

Sewer Master Plan (SMP) of the West Coast District Municipality, conducted by GLS 

Consulting in July 2006. 

 

The study area is situated between Saldanha Bay and Vredenburg. The area consists of an 

estimated gross area of approximately 3 310 ha. No indication towards the proposed land 

use composition is available at this stage, and following previous proposals within the study 

area, the following assumptions were made: 

 

� General Industrial – 50% of the gross area 

� Mixed use (including light industrial and business) – 20% of gross area. 

� Open Spaces (including roads and parks) – 30% gross area 

 

The study area was not previously part of the potential future development areas used in the 

WMP and SWP. This will therefore be treated as an addition to the water demands 

estimated at the time of the master plan studies. 

 
6.3.1 Water Supply 

 

The Saldanha Bay Municipality is the Water Service Authority (“WSA”) and West Coast 

District Municipality (“WCDM”) is the Water Service Provider (“WSP”) for the bulk water in 

the Saldanha area. 

 

� Water Demand 

 

Table 6.2 below contains information on the guideline standards for unit water demands for 

various industrial and commercial/business land uses used elsewhere in South Africa.  This 

information was used as a guide in deciding on the unit water demand for the proposed 

industrial development (refer to Table 6.3). 

 
Table 6.2: Guideline standards for unit water demand 

Land use 

AADD (kℓ/ha/d) 

City of 
Tshwane MM 

Johannesburg 
Water 

Buffalo City 
Municipality 

 
Richards Bay 

Business 32 20 to 40
A
 4 to 10 - 

Commercial 32 6 to 30
B
 - - 

Industrial 24 10 to 25
C
 5 to 125 (avg of 40) 5 to 30

C
 

Source: Various sources as indicated 
Notes: A – per gross floor area and dependant on the floor area ratio 

B – per gross floor area and dependant on the floor area ratio 
 C – per gross site area and dependant on the floor area ratio 

 

The estimated future water demand for the fully developed industrial area is ±38 400 kℓ/d. As 

explained, this water demand would be considered as an addition to the future water 

demand estimated in the WMP. Table 6.3 summarises the calculations that were done. 
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Table 6.3: Water demand analysis 

Land use % Area Area (ha) UWD (kℓ/ha/d) AADD (kℓ/d) 

Industrial 50% 1 655 20 33 100 
Mixed Use 20% 662 8 5 300 
Open Space 30% 993 0 0 

TOTAL   3 310   38 400 
Source: Bigen Africa Calculations, 2009 
Note: UWD similar to that used by GLS Consulting (19 Des 2007) in assessment of Parkland and Langeberg developments 

 

� Current Bulk Supply 

 

Currently, the Saldanha, Vredenburg and Langebaan bulk water supply system is part of the 

larger Withoogte bulk supply system. Water is pumped from the Misverstand dam via a 

1 100 mm diameter rising main to the Withoogte Water Treatment Works (WTW). The 

Misverstand pump station has a capacity of 1 424 l/s @ 190 m head (or 123 Ml/d). 

 

The Withoogte WTW has a current capacity of 72 Mℓ/d, although it was identified for an 

upgrade in the WMP in 2005, to increase capacity to 92 Mℓ/d. According to the information 

available, the proposed upgrade has not yet taken place. 

 

From Withoogte WTW, the municipalities are served by a 1 200 mm diameter gravity main 

(63 km long), supplying various reservoirs in the area. The 70 Ml Besaansklip reservoir is the 

main balancing reservoir for the three towns and is situated at Besaansklip between the 

three towns. 

 

Langebaan is supplied via two bulk supply lines. Firstly, a 400 mm diameter bulk pipeline 

feeds directly from the 1 200 mm diameter Withoogte main bulk line, serving the Country 

Club middle reservoir. From here water is supplied via a 300 mm diameter line to the 

Langebaan low reservoirs. Secondly, the Olifantskop reservoir is supplied via a 225 mm 

diameter bulk line that feeds from the Besaansklip reservoir. 

 

Saldanha is supplied from the Besaansklip reservoir through two direct connections. From 

Besaansklip reservoir, a bulk system, owned by Saldanha Bay Municipality, supplies a 

number of large users directly, whilst a 375 mm diameter pipeline continue to supply the 

Kalkrug and Saldanha Klein reservoirs. 

 

Vredenburg is supplied via two separate pipelines from the Besaansklip reservoir. One 

supplies directly to the Vredenburg Reservoir and the other supplies the Louwville reservoir. 

 

For the future scenario, two major concerns regarding the bulk supply system is evident: 

 

� The future total water demand of the larger Withoogte Bulk supply system is 

estimated at 125 Mℓ/d. This would require a WTW capacity at Withoogte of 250 Mℓ/d, 

which would be a major upgrade. Table 6.4 summarises the estimated total water 

demand (AADD) of the larger Withoogte Bulk supply system, with the industrial 

development as an addition. 

� The 1 200 mm diameter gravity main would require substantial upgrade to supply the 

future demand. This was also indicated in the WMP. 
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Table 6.4:  Withoogte Water Demand (kl/d) 

Year 
 

Master Plan 
AADD (kℓ/d) 

Industrial 
Development Zone 

TOTAL 
 

WCW Capacity 
(kℓ/d) 

Difference 
 

2005 32 140.80 32 140.80 72 000 8 000.00  

2010 53 084.16 9 600 62 684.16 72 000 -53 000.00  

2015 63 979.20 12 800 76 779.20 72 000 -82 000.00  

2020 75 133.44 19 200 94 333.44 72 000 -117 000.00  

2025 86 330.88 38 400 124 730.90 72 000 -177 000.00  
Source: Bigen Africa Calculations, 2009 

 

The costs involved in the major upgrades of the bulk supply system are summarised in 

Table 6.6.The cost towards bulk services for the industrial development was calculated as a 

portion of the water demand of the development relative to the total water demand of the 

Withoogte bulk system. 

 

� Bulk Water Resources 

 

Currently, the WCDM has a total allocation of 23 140 000 kℓ/year (or 63 397 kl/d) from 

DWAF. This water is abstracted at three different locations, namely Misverstand (Berg 

River), Swartland (Voëlvlei dam) and SOWG (Langebaan Road aquifer). The total annual 

future demand of the combined Withoogte and Swartland bulk supply systems is shown in 

Table 6.5.  

 

This shows that the current sources are insufficient and other alternatives are needed.  The 

WCDM recently commissioned a study to investigate alternative water sources for the 

West Coast district (including Saldanha Bay).  The study is amongst others investigating the 

following alternative water sources: 

 

� Basin transfer from the Breede River 

� Artificial recharge of ground water aquifers 

� Water demand management 

� Desalination 

 

The study is scheduled for completion by mid 2009.  The results of the study will be essential 

for the future bulk water supply of the proposed industrial development.  For purposes of this 

pre-feasibility study and order of magnitude cost estimate it is assumed that an increased 

allocation will be available and that the existing bulk water systems will be upgraded. 

 

A number of other studies (including DWAF’s reconciliation study and Saldanha’ re-use of 

treated effluent studies) are also underway and should be included in any future studies for 

the proposed industrial development. 
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Table 6.5:  Bulk Source Balance - Withoogte and Swartland 

Year 
 

Withoogte 
(kℓ/a) 

Swartland 
(kℓ/a) 

Industrial 
Development 

Zone (kℓ/a) 
TOTAL (kℓ/a) 

 
Allocation 

(kℓ/a) 
Difference 

(kℓ/a) 

2005 11 739 000 4 144 000 0.00 15 883 000 23 140 000 7 257 000 

2010 19 535 000 6 121 000 3 504 000 29 160 000 23 140 000 -6 020 000 

2015 24 152 000 7 306 000 4 672 000 36 130 000 23 140 000 -12 990 000 

2020 28 556 000 8 509 000 7 008 000 44 073 000 23 140 000 -20 933 000 

2025 33 256 000 9 734 000 14 016 000 57 006 000 23 140 000 -33 866 000 
Source: Bigen Africa Calculations, 2009 

 

� Reservoir Storage 

 

According to the WMP, additional water storage at Besaansklip reservoir is required for the 

future scenario at Saldanha Bay Municipality. Therefore any additional water demands 

would increase this capacity shortage proportionally. 

 

For the purpose of this report, the criteria suggested by the WMP were used to evaluate the 

additional water storage requirement, namely 48 hrs (2 X AADD). Therefore, an additional 

77 Ml storage is required at Besaansklip, distributed over the next 25 years. Associated 

costs are summarised in Table 6.6. 

 

� Bulk Distribution and Reticulation 

 

A schematic bulk distribution system for the development area was determined and the 

estimated costs summarised in Table 6.6. 

 

� Internal Services 

 

This pre-feasibility stage of the project as well as the level of information available at this 

stage does not allow a detailed cost estimate of the internal services required for the 

proposed development.  Only once a more detailed development plan, land use and layout 

is available will it be possible to plan and design internal services. 

 

All internal services will however be planned and designed according to the standards and 

criteria of the Saldanha Municipality as supply authority. 

 

� Order of Magnitude Cost Estimate – Water Supply 

 

Below is an order of magnitude cost estimate of the required bulk water infrastructure for 

the proposed industrial development.  It should be noted that the intention of the cost 

estimate is to provide an order of magnitude indication of the cost involved for this service.  

Because there was limited information available at the time of compiling this report the cost 

estimate is based on various assumptions.  More detailed work is required to increase the 

accuracy of the estimates provided below. 

 

The calculations for the estimated cost of water services are summarised in Table 6.6 

below. A total estimated R602 million (order of magnitude) is required to provide the required 

water infrastructure for the proposed industrial development. 
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The WCDM has a policy for the provision of bulk services where it is stipulated what the bulk 

service contribution is that developers are required to pay for the provision of bulk services.  

A pro-rata rate contribution of 31% of the cost of water treatment and bulk supply line was 

assigned to the industrial development. The total bulk service to be provided by WCDM is 

estimated at approximately R370 million.  According to the WCDM policy, the developer has 

to contribute R5 250/kl/d as a once off capital contribution to bulk services. This equates to a 

contribution of R202 mil which is only 55% of what is required. 

 
Table 6.6:  Order of Magnitude Cost Estimate – Bulk Water Supply 

GRAVITY PIPES 

Item Description Length (m) Cost/m TOTAL  

1 600 mm diameter pipe 9 000 R3 500 R 31 500 000 

2 355 mm diameter pipe 30 000 R 1 510 R 45 300 000 

3 200 mm diameter pipe 10 000 R 684 R 6 840 000 

4 160 mm diameter pipe 252 000 R 465 R 117 180 000 

    TOTAL PIPES   R 200 820 000 

RESERVOIRS 

Item Description Quantity Cost/Ml TOTAL  

5 25 Ml concrete reservoir 3  R 920 000.00   R 69 000 000.00  

  TOTAL RESERVOIRS  R 69 000 000.00  

BULK SUPPLY SYSTEM 

Item Description Cost % to developer TOTAL  

6 
1 100 mm diameter pipe 
(63 km)  R  472 500 000.00  31%  R  146 475 000.00  

7 
WTW upgrade to 250 
Ml/d  R  600 000 000.00  31%  R  186 000 000.00  

8 Source Allocation     Not included 

  TOTAL BULK    R 332 475 000.00 

    

    TOTAL COST    R 602 295 000.00 
Source: Bigen Africa Calculations, 2009 
Note: Order of magnitude construction estimate (excl. contingencies, escalation, fees and VAT) 

 

The above order of magnitude cost is based on various assumptions, including the following: 

 

• A land use distribution of: 

o General Industrial – 50% of the gross area 

o Mixed use (including light industrial and business) – 20% of gross area. 

o Open Spaces (including roads and parks) – 30% gross area 

• A unit water demand (AADD) of: 

o General Industrial – 20kl/ha/d 

o Mixed use (including light industrial and business) – 8kl/ha/d 

Note:  Industries with different (lower or higher) water demands will result in a 

reduced (or increased) capital cost requirement 

• That the total area will be developed immediately.  The project will however be 

phased and this should have a marked impact on the funding required for 

infrastructure 
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Water Supply Constraints: Large scale industrial development in the area will be hampered by the 

following bulk water supply related constraints: 

� Availability of water resources 

� Significant upgrade of the bulk water supply capacity to the area 

� Large capital investment (in the order of R600 million) will be required to provide the required 

bulk water supply infrastructure 

� Ability of the West Coast DM and Saldanha Bay Municipality to develop, finance, operate and 

maintain the infrastructure 

 

• That water will be provided from the Withoogte Bulk Water Supply Scheme.  Local 

water supply sources will have a marked reduction in the cost to supply water to the 

proposed IDZ. 

 

� Constraints (based on above assumptions) 
 
 

 
 
 
 
 
 
 
 
 
 
The provision of service infrastructure is regarded as a key public (risk) investment required 

to unlock the development potential of the industrial development.  The ability of the local 

authority to provide the required bulk infrastructure for a development of this nature is 

therefore critical.  It is however a “chicken and egg” situation namely that the bulk 

infrastructure should be in place before any investors will develop in the area. 

 

It is extremely important for the success of the development that the supply authorities can 

ensure the availability of bulk infrastructure.  To this effect it is proposed that the municipality 

develop a detailed plan to determine the exact extent of the infrastructure requirement (as 

part of a development framework for the industrial development) as well as the method of 

how they intend to structure and finance the bulk infrastructure requirement. 
 
6.3.2 Waste Water 

 

The Saldanha Bay Municipality is currently the waste water supply authority. 

 

� Sewer Flows 

 

The study area was divided into three drainage areas, given the topographical 

characteristics of the area.  The estimated sewer flows for each of the drainage areas are 

summarised in Table 6.7 below. 

 
Table 6.7:  Sewer Flows 

Drainage 
Area 

AADD 
(kl/d) 

% Sewer 
 

ADDWF 
(kl/d) 

ADDWF 
(l/s) 

Peak factor 
 

IPDDWF (l/s) 
 

WCW 11 136 65% 7 238 83.8 1.4 117.3 

PS1 21 504 65% 13 978 161.8 1.4 226.5 

IDA 5 760 65% 3 744 43.3 1.4 60.7 

TOTAL 38 400 
 

24 960 288.9 
 

404.4 
Source: Bigen Africa Calculations, 2009 
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� Existing Waste Water Infrastructure 

 

Langebaan, Saldanha and Vredenburg all have their own separate waste water treatment 

works (“WWTW”). The situation at each of them is as follows: 

 

Langebaan WWTW is situated east of the town. The sewer system consists of a large 

amount of sewer pumps that serve all the low lying areas, with a large pump station at 

Freeport that pumps all the sewerage to the Langebaan WWTW. 

 

Currently (Aug 2009) the WWTW has a capacity of 2 832 m3 per day, the latest utilization, 

based on the last 12 months average flow recordings, are 1 668 m3 per day. The Langebaan 

WWTW has spare treatment capacity of 1 164 m3 per day. 

 

Regarding the industrial development, the Langebaan WWTW seems to be inaccessible to 

utilize, and therefore would not be practical to consider for the industrial development 

planning. 

 

Saldanha WWTW is situated north-east of the town. The sewer system also consists of 

various sewer pumps, pumping sewerage to the higher sewer works from where it is able to 

gravitate to the WWTW. Saldanha WWTW has a current capacity of 5 000 kl/d. The average 

daily flow, based on the last 12 months flow figures, is 2 457 m3 per day. This WWTW has 

current spare capacity of 2 543 m3 per day.  According to the SMP of Saldanha, the capacity 

has to increase to 7 500 kl/d to accommodate the future scenario. There would therefore be 

no spare capacity to utilize in the planning of the new industrial development. However, 

additional upgrading and expansion of the Saldanha WWTW should be considered because 

the south western part of the proposed industrial development could easily be 

accommodated by this WWTW due to the topographical area and location. It would be 

recommended that the WWTW’s capacity be increased to 11 500 kl/d, to accommodate 15% 

of the estimated sewer flow from the industrial development. 

 

Vredenburg WWTW is situated west of Vredenburg. The sewer system consists of two 

pump stations, but mainly gravitates to the WWTW. The WWTW has a current capacity of 

5 000 kl/d.  The average daily flow, based on the last 12 months flow figures, is 3 970 m3 per 

day.  This WWTW has current spare capacity of 1 030 m3 per day.  According to the SMP, 

the capacity has to increase to 7 000 kl/d to accommodate the future scenario. There would 

therefore be no spare capacity to utilize in the planning of the new industrial development. 

 

To accommodate the proposed industrial development, a new regional WWTW should be 

considered - located south-east of the development area. The capacity of the new regional 

works is estimated at 21 Ml/d (85% of the total sewer flow generated by the development). 

The remaining 15% should be accommodated at the Saldanha WWTW as described above, 

by increasing the capacity by 4 Ml/d and providing for industrial effluent, over and above 

what is required by the other developments proposed for Saldanha. The associated costs 

are summarised in Table 6.8. 
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� Sewer System 

 

As mentioned before, the study area was divided into three drainage areas, where two would 

involve a pump station. A schematic sewer system was evaluated, and the associated costs 

of the pump stations, large outfall sewers and rising mains are summarised in Table 6.8. 

 

� Internal Services 

 

This pre-feasibility stage of the project as well as the level of information available at this 

stage does not allow a detailed cost estimate of the internal services required for the 

proposed development.  Only once a more detailed development plan, land use and layout 

is available will it be possible to plan and design internal services. 

 

All internal services will however be planned and designed according to the standards and 

criteria of the Saldanha Municipality as supply authority. 

 

� Order of Magnitude Cost Estimate – Waste Water 

 

Below is an order of magnitude cost estimate of the required waste water infrastructure for 

the proposed industrial development.  It should be noted that the intention of the cost 

estimate is to provide an order of magnitude indication of the cost involved for this service.  

Because there is no approved layout and conceptual planning available, the cost estimate is 

based on a number of assumptions.  More detailed work is required to increase the accuracy 

of the estimates provided below. 

 

The total estimated waste water infrastructure cost is R250 million. The costs are 

summarised in Table 6.8. 

 
Table 6.8:  Order of Magnitude Cost Estimate – Bulk Waste Water 

GRAVITY PIPES 

Item Description Length (m) Cost/m TOTAL  

1 400 mm dia gravity main 3 500 R 2 000 R 7 000 000 
2 500 mm dia gravity main 7 000 R 2 365 R 16 555 000 
3 700 mm dia gravity main 4 500 R 3 725 R 16 762 500 

    TOTAL PIPES R 40 317 500.00 

PUMP STATIONS 

Item Description TOTAL  

PS1 245 l/s @ 30 m pump station  R               1 926 000.00  

  
TOTAL PUMP 
STATIONS  R               1 926 000.00 

RISING MAINS 

Item Description Length (m) Cost/m TOTAL  

RM 1 600 mm dia rising main 3 500 R 3 500 R 12 250 000 
  TOTAL RISING MAIN  R            12 250 500.00 

TREATMENT 

Item Description TOTAL  

WWTW 1 New 25 Ml/d WWTW R 162 500 000 
WWTW 2 Upgrade Saldanha WWTW to 12 Ml/d R 32 500 000 
  TOTAL WWTW R 195 000 000.00 

    

    TOTAL COST    R          249 493 500.00  
Source: Bigen Africa Calculations, 2009 
Note: Order of magnitude construction estimate (excl. contingencies, escalation, fees and VAT) 



Saldanha Development Zone Pre-Feasibility Analysis - Final Report _OCTOBER 2009 

 

 130 

Waste Water Constraints: Large scale industrial development in the area will be hampered by the 

following bulk waste water infrastructure and capacity constraints: 

• Significant upgrade of the bulk waste water infrastructure and capacity to the area 

• Need for a new regional waste water treatment works 

• Large capital investment (in the order of R250 million) will be required to provide the required 

bulk waste water infrastructure 

• Ability of the Saldanha Bay Municipality to develop, finance, operate and maintain the 

infrastructure 

The above order of magnitude cost is based on various assumptions, including the following: 

 

• A land use distribution of: 

o General Industrial – 50% of the gross area 

o Mixed use (including light industrial and business) – 20% of gross area. 

o Open Spaces (including roads and parks) – 30% gross area 

• A unit water demand (AADD), with an associated sewerage flows of 65%: 

o General Industrial – 20kl/ha/d 

o Mixed use (including light industrial and business) – 8kl/ha/d 

Note:  Industries with different (lower or higher) water demands will result in a 

reduced (or increased) capital cost requirement 

• That the total area will be developed immediately.  The project will however be 

phased and this should have a marked impact on the funding required for 

infrastructure 

• Construction of a new regional WWTW. 

 

� Constraints 
 
 

 
 
 
 
 
 
 
 
 
 

The provision of service infrastructure is regarded as a key public (risk) investment required 

to unlock the development potential of the industrial development.  The ability of the local 

authority to provide the required bulk infrastructure for a development of this nature is 

therefore critical.  It is however a “chicken and egg” situation namely that the bulk 

infrastructure should be in place before any investors will develop in the area. 

 

It is extremely important for the success of the development that the supply authorities can 

ensure the availability of bulk infrastructure.  To this effect it is proposed that the municipality 

develop a detailed plan to determine the exact extent of the infrastructure requirement (as 

part of a development framework for the industrial development) as well as the method of 

how they intend to structure and finance the bulk infrastructure requirement. 

 
6.3.3 Transport 

 

The transport infrastructure network is generally well planned and developed in the 

Saldanha / Vredenburg area.  There is however a number of constraints that will have to be 

addressed to accommodate large scale industrial development in the area as described 

below. 
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� Roads 

 

The road network generally reflects the intended traffic function of each route. The functional 

hierarchy system, as reflected by the PAWC, is represented in Table 6.9 below: 

 
Table 6.9: Road Hierarchy Classification System 

Class Type Description 

1 National and Regional 

Distributors 

These are predominantly rural roads whose main function is to facilitate 
regional distribution of traffic (intercity movement) 

2 Primary Distributors This class road forms the primary network for the urban areas as a 
whole. All long distance traffic movements to, from, and within the city 
should be focused on such roads 

3 District Distributors These roads distribute traffic between the principal residential, industrial 
and business districts of the town and form the links between the 
primary network and the roads within the residential areas. 

4 Local Distributors These are residential through –roads that distribute traffic within 
communities and link district distributors and access roads. 

5 Residential Access roads These roads give people direct access to buildings and land within 
neighborhoods 

Source: PAWC, Road Access Policy 

 

Regional Distributors: 

Trunk Roads 

o Road number TR77/1 or R27 (Milnerton-Velddrift) also known as the West Coast 

Road 

Primary Distributors: 

Trunk Roads 

o TR 21/2 or R45 (Hopefield-Vredenburg) 

o TR21/3 or Main Road 399 (Vredenburg –Velddrift) 

o TR 85/1 or R79, past Saldanha Steel and Namakwa Sands 

District Distributors: 

Main Roads 

o Main Road 233 (Langebaan-Langebaan Road) 

o Main Road 559 (Saldanha Bay-Club Mykonos) 

o Main Road 238 (Vredenburg-Velddrift) 

o Main Road 240 (Vredenburg-Paternoster) 

o Main Road 533 (TR77/1-St Helena Bay) 

o Main Road 399 (Vredenburg-Velddrift) 

Divisional Roads 

o Divisional Road  2151 (Main Road 559-Bluewater Bay) 

o Divisional Road  2160 (Vredenburg –Stompneusbaai) 

o Divisional Road  2164 (Paternoster-Stompneusbaai) 

Local Distributors: 

Minor Roads 

o Minor Road number 45 (Langebaan-Klub Mykonos) 

o Minor Road number 44 (Main Road 233- Mykonos) 

o Minor Road number 536 (Klub Mykonos-Main Road 559) 

o Minor Road number 538 (Linking Main Road 559 with Trunk road 85/1 and giving 

access to Saldanha Steel) 

o Minor Road number 598 (TR85/1-TR 21/2) 
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o Minor Road number 599 (Main Road 559-TR85-1) 

 

The main arterial roads which are of strategic importance and that will serve the proposed 

industrial development includes the R27 (the West Coast) and the R45 between Vredenburg 

and Hopefield.  The R27 provides access from the south towards Milnerton and Cape Town.  

The R45 provides access in an east-west direction and eventually connects with the N7.  

Main Road 238 is one of the most prominent roads in terms of usage frequency, and 

connects Vredenburg with Saldanha. 

 

Secondary roads of importance includes Minor Road 559 linking Langebaan with Saldanha 

and Road T79 linking the R27 with Main Road 238.  The T79 runs in an east-west direction 

through the proposed industrial development. 

 

The authorities in the area include the WC Department of Transport and Public Works and 

the Saldanha Bay LM (secondary road network). 

 

There is a need for proper planning of future road infrastructure as there is currently no 

roads master plan available for the area.  The Western Cape Department of Transport and 

Public Work’s Roads Department is starting to look at the development of a strategic 

transport plan (at a regional level) for the area.  It is essential for such planning to be aligned 

with the Port and potential industrial development requirements. 

 

� Rail 

 

The Saldanha area is well serviced with rail infrastructure and upgrading of capacity can be 

provided with relative ease.  With regard to the rail infrastructure the following is noted: 

 

o The capacity of the railway line between Bellville and Saldanha (via Kalbaskraal) has 

recently been doubled; 

o Transnet Freight Rail (“TFR”) is currently busy with the upgrading of sections of the 

Sishen / Saldanha line including the doubling of capacity of the line between the 

Sishen / Saldanha yard and the Saldanha Port; 

o TFR completed conceptual designs of a dedicated general freight business (“GFB”) 

line from where the Bellville line joins the Sishen line to the existing IDC / Trident / 

Duferco area.  This will enable them to decommission the existing line serving the 

area that runs through Vredenburg; 

o TFR will consider building an additional dedicated GFB line between the yard and the 

port; 

o TFR will consider providing dedicated railway lines to the proposed Parklands and 

Langeberg development areas 

 

TFR is willing to upgrade its rail infrastructure and provide new infrastructure to service any 

industrial development that will take place in the area.  Their service provision is however 

reactive and dependant on sufficient demand to warrant expansion in rail infrastructure. 

 

The major constraint in terms of rail infrastructure is funding.  It is however not possible to 

quantify this amount without knowing the exact demand for general freight business.  It is 

recommended that this be done in a more detailed development planning phase of the 

project. 
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Transport Constraints: Large scale industrial development in the area will be hampered by the 

following transport related constraints: 

• The need for an regional integrated (roads, rail, port and air) transport development plan 

• Insufficient road infrastructure between the port and the industrial area and within the 

industrial precinct 

• Upgrading of the public transport infrastructure to and from the industrial development area 

• The existing airport is in close proximity to the area but not well developed 

• Need to accommodate heavy vehicles in structural design of roads 

• Large capital investment (not able to quantify at this stage) will be required to provide the 

required transport related infrastructure 

 

� Air 

 

There is a small, relatively undeveloped landing strip west of the proposed development 

between Vredenburg and Saldanha.  Proposals have been made to upgrade the airport and 

incorporate it into the envisaged corridor along Main Road 238 between Saldanha and 

Vredenburg. 

 

� Internal Services 

 

This pre-feasibility stage of the project as well as the level of information available at this 

stage does not allow a detailed cost estimate of the internal services required for the 

proposed development.  Only one a more detailed development plan, land use and layout is 

available will it be possible to plan and design internal services. 

 

All internal services will however be planned and designed according to the standards and 

criteria of the relevant supply authority. 

 

� Constraints 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

The scope of this study did not allow for the quantification of the capital requirement to 

provide the required transport infrastructure.  It is proposed that a comprehensive 

integrated transport plan be developed to determine, plan and develop the required 

infrastructure (including public transport).  A number of role players will be involved including 

the Western Cape Department of Transport and Public Works, the Saldanha Bay LM, the 

National Ports Authority and Transnet freight Rail.  Any Development Agency that may be 

formed for the development and implementation of the IDZ will also be involved. 

 
6.3.4 Storm water Management 

 

There is limited bulk storm water infrastructure existent in the proposed development area, 

with only the Bokriver running outside the western boundary of the site.  The lack of bulk 

storm water infrastructure is mainly due to the fact that large portions of the area are 

currently undeveloped. 

 

The traditional design of storm water drainage systems have been to collect and convey 

storm water runoff as rapidly as possible to a suitable location where it can be discharged. 

Experience has shown that as areas urbanise this type of design results in major drainage 
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and flooding problems downstream.  More importance should be shown to the quality of the 

environment and the impact that uncontrolled increases in runoff can have on land owners. 

 

A development of this size and nature will require significant storm water infrastructure.  It is 

proposed that a comprehensive stromwater management plan be developed as part of the 

development phase of the proposed project. 

 

The objective of a storm water management plan should be to manage the storm water 

resources of the collective watersheds to: 

 

� Prevent flood damage 

� Preserve the natural and beneficial functions of the natural drainage system 

� Preserve and enhance storm water quality 

 

Local on-site detention, grass-lined swales, storm water infiltration systems undulations, 

landscaping, etc. can all be utilised, individually or in combination to attenuate peak flood 

discharges to the required peak discharge rate and to improve storm water quality. 

 
6.3.5 Electricity Supply 

 

� Bulk Supply 

 

The northern Back of Port (3194ha) and southern Back of Port (1588ha) areas fall within two 

areas of supply, with Saldanha Bay Municipality and Eskom being the supply authorities 

respectively.  The railway line, that transverses through the sites, is the official boundary 

between the two aforementioned areas of supply. All the developments on the western side 

of the railway line are in the authority domain of Saldanha Municipality and those on the 

eastern side in Eskom’s area of supply. 

 

An application, as well as the details surrounding the bulk electrical supply point for the two 

developments, will have to be forwarded to – and negotiated with both the Municipality and 

Eskom respectively. It is strongly recommended that the applications be lodged with the two 

supply authorities as soon as possible, should the developments proceed, preferably once 

the approval for the rezoning and subdivision has been obtained. 

 

The combined estimated load for both areas is ±200 MVA, with the individual estimated 

loads of the northern Back of Port and southern Back of Port areas being ±120MVA and 

±80MVA respectively. It must be noted that these estimates do not include any energy 

saving methods or incorporations, nor the existing loads currently present in the 

development areas. Dynamic liaising has been conducted with the relevant supply 

authorities and their specific comments are listed below. 

 

� Eskom Area of Supply 

 

Eskom has recommended that the proposed development be supplied with 132kV (kilovolt) 

from their Blouwater substation, which at present has a voltage level of 132kV/66kV, by way 

of 3x80MVA transformers. Currently, the aforementioned substation is being fed from the 

Aurora 400kV/132kV, 4x250MVA transformer substation via 3x132kV lines with a thermal 

capacity of ±460MVA. 
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At present, the loading on the aforementioned feeder lines are ±180MVA. With 

contingencies taken into account, the current available spare capacity for the development is 

±50MVA. Therefore, appropriate strengthening on the aforesaid network will have to be 

provided in order to provide the 150MVA diffidence. 

 

Eskom has indicated that in order to achieve the appropriate strengthening of the network, 

the following two options must be considered: 

 

1. Another 132kV line must be constructed from the Aurora substation to the Blouwater 

substation. The development will then in turn be fed from the Blouwater substation’s 

132kV bus; 

2. Or extend the existing 400kV network from the Aurora substation to the Blouwater 

substation. The development will still be supplied from the Blouwater substation’s 

132kV bus. 

 

Eskom recommends the second option as the best solution and has also indicated that the 

lead time for such a strengthening project is ±4 years (2013/2014). 

 

Depending on the phasing of the development, only one substation would most likely be 

required for the provision of supply during the early stages (first few years) of the project. It is 

recommended that a 2x40MVA, 132kV/11kV step-down substation be installed initially, 

whereby the number, size and date required of additional substations (within the 

development) be determined once an accurate load forecast has been conducted. Eskom 

has also indicated that they require a formal load forecast for the proposed development, 

before they can furnish any indication of the number and size of substations required for the 

entire development. 

 

The initial load can be supplied from the Blouwater substation, however new 132kV feeder 

lines will be required from the aforementioned substation towards the development. The 

additional substations to be required within the development will also be of the 132kV/11kV 

step-down type. Standard transformer sizes to be considered for the substations within the 

development are: 20MVA, 40MVA and 80MVA respectively. Also indicated is that 

contingency on transformers will only be required when the load exceeds 40MVA, however, 

good practice dictates the addition of a spare transformer for emergency situations or 

upgrading of supply. 

 

� Saldanha Municipality Area of Supply 

 

Saldanha’s existing 66kV and 11kV electrical infrastructure in the vicinity of the proposed 

development lacks sufficient capacity to accommodate the estimated loads, for both the 

northern and southern Back of Port areas applicable to their authority domain. 

 

In order for Saldanha to maintain their firm supply and reside within their reserve margins, 

the following proposal has been made in order for the provision of the required supply: 

 

1. A new 132kV/66KV substation must be provided at a strategic position, in order to 

cater for the applicable areas to be supplied, for the interim and future; 

2. The notified maximum demand for the town will need to be increased; 
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3. Applications for new metering points will need to be submitted to Eskom in both the 

Municipality and Eskom’s areas of supply; 

4. Land must be made available for both the proposed 132kV/66KV substation and 

66kV overhead line infrastructure. 

 

Alternatively, Saldanha has recommended that Eskom be approached to supply the required 

electricity to the developments in their area of domain, with the approval of both respective 

parties. It is strongly suggested that this option be considered, as Eskom will have the 

necessary resources to cater for and maintain the entire bulk electrical infrastructure 

required for the development. 

 

An important fact to bear in mind, with regards to the abovementioned, is that some of the 

capacity that will be generated by Eskom for the development will probably be used to 

upgrade the supply capabilities of any existing and future Municipal substations in the 

respective areas. This will then conform to the stipulations set by the Municipality. This will 

only be applicable if the Municipality remains the supply authority in their respective area of 

supply for the development. 

 

Should both parties agree; an application will have to be submitted to NERSA (National 

Energy Regulator) for approval of changing supply authorities and furnishing the appropriate 

license for electrical supply provision in the required areas applicable to the development. 

 

� Medium Voltage Network - 11kV 

 

The medium voltage reticulation will most likely consist of an 11kV underground cable 

network feeding switch houses and/or miniature substations respectively. This design is the 

most ergonomically pleasant, however, inherently it is by far the most expensive to install. 

 

Another alternative design that can be considered is 11kV overhead line circuits feeding pole 

mounted transformers respectively. Although this design is visually very unpleasant, it is the 

most cost effective when compared with other types of installations. Combinations of 

overhead line circuits feeding switch houses and/or miniature substations can also be 

utilized to make the installation more feasible. 

 

There are many different design combinations that can be exploited to achieve preferable 

appearance and cost efficacy, however, for this development it is recommended to make 

use of the first stated design method, due to the advantages obtained from such an 

installation. More clarity on the medium voltage network will be provided once the project is 

at the detailed design stage. 

 

� Low Voltage Network 

 

The low voltage network will be a combination of underground cable networks feeding 

designated point of supply pillar boxes and/or main distribution boards respectively, from 

where the service connection will then be taken and provided at the required positions. 

These service connections will also be in the form of underground cables. 

 

Alternately, the low voltage networks and service connections can be of the fully overhead 

line design, or by means of a combination between overhead lines and underground cables. 
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The cost involved and visual factors will evidently be the deciding factor as to which design 

method to utilize for the low voltage networks and service connections. The development will 

be metered according to either Eskom’s or the Municipality’s standards & specifications, 

whichever are applicable, or unless otherwise indicated. 

 

� Street or Public Lighting 

 

Common practice for street lighting in these types of developments is to install luminaries on 

dedicated poles. The associated electrical network of the aforementioned would then 

generally consist of a separate underground & ducting cable network with control gear. This 

type of design is usually coupled with fully underground electrical reticulation infrastructure 

installations. 

 

Alternatively, should the aforementioned infrastructure be of the overhead line type designs, 

pole mounted luminaries will be installed on the same poles used for the low – and medium 

voltage circuits. For obvious reasons, this method is also the most feasible. A substitute to 

the two different types mentioned above, is the utilization of high mast lighting for the 

illumination of a wide area, however, due to practical, political and cost reasons, this option 

is not recommended. 

 

Depending on the design & layout of the actual buildings/units, as well as the road servitude, 

exterior lighting can be exploited for the provision of the required street or area illumination. 

This type of installation is very similar to that of the first mentioned design installation, except 

that instead of using street light poles, wall mounted luminaries are used and placed on the 

buildings for the provision of the required illumination. It must be emphasised that this type of 

installation only works if the units are especially close to the street front and the road 

servitude is relatively narrow. 

 

With respect to the abovementioned, when consideration is given to street – or public 

lighting, it is important to comply with the latest norms and standards regarding energy 

savings pertaining to them. In certain cases, public lighting can go up to 40% of total energy 

expenses for a local community. Therefore, the main focus is on increasing the reliability of 

public lighting operation in order to increase the comfort and safety of the public, whilst 

incorporating monitoring operations to maximize energy savings. 

 

The new ranges of LED (Light Emitting Diode) lamps are fast becoming viable alternative 

options to conventional lamps used in street light luminaries. They can be easily 

incorporated into existing or new standard type luminaries, provide more or less the same 

light output for a given lower wattage, last much longer and is much more maintenance 

friendly, resulting in tremendous cost savings. 

 

In addition to the abovementioned, consideration can also be given to the use of solar 

powered street lights.  They are however very costly to install and require frequent 

maintenance. Due to these reasons, they are not recommended. 

 

� Order of Magnitude Cost Estimate – Electricity 

 

Table 6.10 provides an order of magnitude cost estimate for the bulk supply of the proposed 

industrial development.  The bulk electricity supply infrastructure will amount to 



Saldanha Development Zone Pre-Feasibility Analysis - Final Report _OCTOBER 2009 

 

 138 

approximately R200 million.  The internal reticulation cost for the northern Back of Port area 

is estimated at around R400 million. 
 
Table 6.10:  Order of Magnitude Cost Estimate – Bulk Electricity Supply 

Description Unit Quantity Rate Amount 

400kV Substation Upgrade – Additional Bay: 

Gantries, switchgear, protection, yard, etc. 
No 1 R30 m R30.0 m 

400kV/132kV Substation Upgrade: 20 panels, 

transformer, building, protection, yard, etc. 
No 1 R40 m R40.0 m 

132kV/11kV New Substation: 2x40MVA 

transformers, 20 panels, gantries, switchgear, 

protection, yard, etc. 

No 1 R50 m R50.0 m 

Wolf – 400kV feeder line (double) Km 20 R4 m R80.0 m 

300mm
2
 Cu – 132kV feeder cable (double) Km 1 R11.1 m R11.1 m 

TOTAL R211.1 m 

Source: Bigen Africa, 2009 
Note: Order of magnitude construction estimate (excl. P&Gs, contingencies, escalation, fees and VAT) 

 

The bulk electricity demand calculations and cost estimates is based on the following 

assumptions and criteria: 

 

� The development will consist mostly of light industrial and warehousing complexes; 

� The developable area will be 70% of the total area indicated; 

� Loading calculated according to the latest development perspective and land use 

assumptions given above; 

� The northern Back of Port area will be developed first; 

� As per the recommendation from the Municipality, Eskom will ultimately be the supply 

authority for the entire industrial development; 

� As indicated above, the calculations that has been prepared to obtain the ± 200MVA 

required supply, does not include the existing loads on the site, nor any energy 

saving techniques; 

� No cost estimates has been calculated for the provision of any Telkom bulk or 

internal electrical infrastructures; 

� No cost estimates were calculated for the upgrading of any existing – or construction 

of new electrical infrastructure that may be required by the Municipality; 

� No cost estimates calculated for the provision of any internal low voltage networks or 

street light infrastructure; 

� Cost estimates are based on option 2 (refer to above) for providing the required 

supply, as recommended by Eskom. 

 

The Saldanha Bay Municipality recently stated that a possible 450MW hybrid power plant 

could be built that does not need any substantial water and electricity demands for the IDZ. 

The investment is a US$2 billion dollar or R16 billion investment, with an offset of R3 billion. 

The investment will be financed by European Banks and the Bank of Japan with respective 

interest rates of 3.5% and 1.2%. The lifetime is 25 years and the ROI 6-8 years based upon 

Nersa Refit tariffs and tariff proposals. This will also have a significant impact on the 
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Electricity Constraints: Large scale industrial development in the area will be hampered by the 

following electricity related constraints: 

� Availability of electricity supply 

� Significant upgrade of the bulk electricity infrastructure and capacity to the area 

� Large capital investment (in the order of R200 million) will be required to provide the required 

bulk electricity infrastructure 

� Ability of the Saldanha Bay Municipality and Eskom to develop, finance, operate and 

maintain the infrastructure 

electricity and water usage within the proposed IDZ and should be taken into account in 

further future analysis. 

 

� Constraints 
 
 

 
 
 
 
 
 
 
 
 
 

For a project of this scale, a complete detailed electricity master plan study will have to be 

undertaken with regard to the electrical network requirements for the development.  Included 

in this study should be the associated load forecasting, as will be required by Eskom and the 

Municipality. It is also strongly recommended that a separate detailed master plan study be 

undertaken with regards to energy savings, which will be a key factor of consideration of 

approval by any supply authority.  This will ensure proper planning of infrastructure and 

future demand in the area. 

 

On site power generation should be strongly considered.  There are a number of 

independent power producers that will be willing to develop within the area and generate 

power to serve the larger industrial development and surrounding areas (depending on 

supply and demand).  This will include power generation from the liquid fuel industry. 

 
6.3.6 Telecommunication 

 

The existing Telkom infrastructure, in and around the proposed development, is currently 

very limited and will not be able to cater for the proposed development. Telkom has 

indicated that in order for them to accommodate the development, they will have to design 

and build a complete new network. 

 

The new telecommunications network shall consist of Fiber Optic cable routes, which will 

transverse back to their main exchange situated in Vredenburg. The cables will in turn be 

connected to a Telkom Node Room (small exchange), which will be strategically located in 

the development. Included in these Node room/s must be air-conditioning and standard 

electrical power connections. 

 

Also highlighted is the fact that ideally Telkom would prefer to have one or two of the 

aforementioned Node rooms on site, however, the size of the development will determine 

the exact number. Generally, the Node/s (small exchange) is in the form of a room in a 

building, or a standalone structure. 

 

A lease/rent agreement, for the required space, will be negotiated with all the relevant 

parties concerned, with their Facilities Management Contractor usually undertaking the 
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pertinent proceedings and negotiations on behalf of Telkom. Should this not be achievable, 

Telkom will establish smaller nodes housed in outdoor cabinets throughout the development. 

 

Users will be served through standard copper telecommunication reticulation via 

underground ducting. All internal telecommunication reticulation infrastructure costs will be at 

the expense of the developer. Telkom has indicated that they still provide the ducts as well 

as the frames and covers of small manholes for high profile sites, however, it is 

recommended to include the these expenses in the construction costs, until formal notice 

has been provided by Telkom indicating otherwise. 

 

With regard to the previous statements, it is also strongly recommended that provision be 

made for removal/relocation of any additional redundant telecommunications services. The 

bulk telecommunication services will be installed at Telkom’s expense, however, at this 

stage it cannot be guaranteed due the rapidly changing communications landscape, which in 

future can lead to different policies being adopted by Telkom. 

 
6.3.7 Solid Waste Management 

 

The Saldanha Bay Municipal area produces 634 tons of solid waste per week (Entech 

Consultants, 2001), which is serviced from 16 611 service points.  The solid waste is 

transported to the Vredenburg, Langebaan and Velddrif municipal solid waste disposal sites.  

Of these, only the Vredenburg Landfill has medium to long term capacity. 

 

The Vredenburg landfill site has been identified as a possible district solid waste disposal 

site.  If this site is to be used as regional solid waste it will have to be upgraded to meet 

environmental requirements.  A site at Piketberg has also been identified as another 

possible regional land fill site for future development. 

 

Solid waste (especially industrial waste) needs to be disposed of in a manner that 

encourages reuse and recycling, thereby decreasing the amount of the leachates that enter 

the ground water zone.  The provision of the required solid waste facilities is not seen as a 

major constraint but will have to be provided should a development of this size and nature 

take place.  The development of a solid waste management plan is therefore considered an 

important issue that needs to be addressed.  Such a plan should also encourage and 

manage on-site solid waste handling by developers. 

 

6.3.8 Phasing of the Development 

 

From an infrastructure point of view, the following aspects need to be considered when 

assessing the phasing of the proposed industrial development.  Table 6.11 describes the 

implication and impact should the development not commence as proposed. 

 
Table 6.11: Phasing Implication with regard to Services Infrastructure 

Service 

Infrastructure 
Impact 

Proposed Phased Development Approach 

Phase I Phase II Phase III and later 

Water Medium 

Southern Back of Port 
Or 

Northern areas of 
northern Back of Port 

Southern Back of Port 
Or 

Northern areas of 
northern Back of Port 

Southern areas of 
northern Back of Port 
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Waste Water High Southern Back of Port 
Southern areas of 

northern Back of Port 
Northern areas of 

northern Back of Port 

Transport 

Roads 

Rail 

 

Medium 

Medium 

 

Southern Back of Port 

Southern Back of Port 

Northern areas of 

northern Back of Port 

Southern areas of 
northern Back of Port 

Storm water Medium Southern Back of Port 
Northern areas of 

northern Back of Port 

Southern areas of 
northern Back of Port 

Electricity High Northern Back of Port Northern Back of Port Southern Back of Port 

Telecommunication Medium 
Northern areas of 

northern Back of Port 
Southern Back of Port 

Southern areas of 
northern Back of Port 

Solid Waste Low 
No significant impact on 

where development 
commences 

No significant impact 
on where 

development 
commences 

No significant impact 
on where development 

commences 

 
6.3.9 Infrastructure Development 

 

As mentioned above, the ability of the respective supply authorities to provide the required 

bulk infrastructure is critical for the success of the proposed industrial development.  The 

nature and size of the development will require a significant capital investment as 

indicated above. 

 

Although a perceived constraint against the development of the project, there are a number 

of funding sources and options available to contribute towards the financing of the required 

infrastructure.  It is proposed that not only the public sector but also the private sector is 

involved in the development and finance of the bulk infrastructure.  The public sector will 

however be required to provide the initial risk capital to initiate the development and 

provision of infrastructure before the private sector will become involved.  This will result in 

effective gearing of public sector funds. 

 

Reasons for involving the private sector also include the inability of, for example the 

Saldanha Municipality to finance the required bulk water and sanitation infrastructure on 

balance sheet.  With the correct structuring of the project and transfer of risk, one can 

successfully involve the private sector and finance the trading services (water, sanitation and 

electricity) on a limited recourse project finance basis.  This may involve the 

establishment of a ring fenced entity to develop, implement and operate and maintain the 

required bulk services. 

 

Significant progress has been made in recent years with regard to the development and 

finance of large scale municipal infrastructure and with the correct project preparation, the 

required bulk services can be successfully developed. 

 

6.4 INFRASTRUCTURE – SALDANHA BAY MUNICIPALITY’S PERSPECTIVE 

 

The information below was received from the Saldanha Bay Municipality and provides their 

perspective on the bulk infrastructure capacity and requirements in the municipal area.  It is 

based on the five cluster development as proposed by Saldanha Bay Municipality.  The 

section should be read in conjunction with section 6.3 above. 
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� Extent of the Development 

 

Saldanha Bay’s assessment was conducted within the knowledge of the latest actual water 

demand figures supplied by the Saldanha Bay Municipality. The proposed five clusters of 

development planned for this region have also been taken into consideration. 

 

Saldanha Bay Municipality based their assessment on the following assumptions: 

 

� Industrial (Maritime & Dry-doc) – 10% of the gross area 

� Industrial (Steel & Minerals) – 20% of gross area 

� Mixed use (Renewable energy, including light industrial and business) – 30% of 

gross area. 

� Open Spaces (including roads and parks) – 40% gross area 

 
6.4.1 Water Supply 

 

� Water Demand 

 

The estimated future water demand for the fully developed industrial area based upon the 

five proposed clusters (namely Renewable Energy Production and Manufacturing, Dry Dock 

– Oil and Gas, Maritime – Ship Building and Repair, Steel Production and Manufacturing and 

Minerals Production and Manufacturing) as determined by Saldanha Bay Municipality is ±4 

500 kℓ/d (refer to Table 6.12 below).  

 
Table 6.12: Water demand analysis 

Land use % Area Area (ha) 
UWD 

(kℓ/ha/d) AADD (kℓ/d) 

Industrial (Maritime & Dry-doc) 10% 331 6.04 2 000 
Industrial (Steel & Minerals) 20% 662 3.02 2 000 
Mixed Use (Renewable Energy) 30% 993 0.5  500 
Open Space 40% 1324 0 0 

TOTAL   3 310   4 500 
Source: Saldanha Municipality Calculations, Aug 2009 

 

Recently (2009) an ROD has been issued for the erection of a sea water desalination plant 

with a maximum capacity of 3 600 kl/day to provide for the water demand requirements of 

future Port expansion projects. The additional water demand for the dry-doc and maritime 

clusters should be supplied from this source and should be excluded from the Withoogte 

Bulk Infrastructure capacity.  

 

The water demand estimation (2 000kl/day) for Steel and Mineral Cluster has made 

provision for the equivalent of three value added steel processing units, similar to a unit that 

could process approximately 50% (or 600 000 ton per year) of the current steel 

manufacturing capacity of the region (Saldanha Steel = 1.2 million tons per year).  

 

Furthermore it needs to be stated that the future anticipated water demand as indicated in 

the WMP, dated 2006, is too excessive and not realistic if measured against current water 

demand of the region for the past five years. The latest municipal anticipated water demand, 

based on 2009 water usage figures, has been calculated. As explained, the IDZ water 
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demand for Renewable Energy, Steel and Minerals would be considered as an addition to 

the future water demand estimated by the Saldanha Bay Municipality. 

 

The land available for industrial development as indicated in Table 6.2 is based on total 

available in the proposed development area. Phase I of the planned IDZ will be located in 

two areas, namely Parklands (285 hectare) and IDC Industrial Park (138 hectare) as per 

Appendix 6.1.8. The anticipated area of development for Phase I in Saldanha (423 hectare) 

is similar in size to the East London IDZ with a total development area of 327 Hectare. It is 

anticipated that the area planned for Phase I should be sufficient for medium term (15 years) 

IDZ surface needs, taking into account the proposed five clusters development. 

 

� Current Bulk Supply 

 

For the future scenario regarding the bulk supply system, based on the actual water usage 

figures of the period 2005 to 2009, the following is evident: 

 

� The supply capacity from Misverstand dam to Withoogte WTW is 123 Kl/day and is 

sufficient for future bulk water demand. 

� The future total water demand of the larger Withoogte Bulk supply system is 

estimated at 48 Mℓ/d. This would require a raw water holding capacity at Withoogte 

WTW of 96 Mℓ/d, the current raw water holding capacity at Withoogte is 260Ml/day.  

� The total future treatment capacity at WTW for the year 2025 is anticipated to be 48 

Ml/day (taking the past four year’s water demand figures for future usage 

projections). The current treatment capacity at the WTW is 72 Ml/day and is totally 

sufficient for future demands, including the proposed five clusters IDZ. The 

assumption has been made that raw water holding capacity at Withoogte and 

processed water storage at Besaansklip reservoir needs to be 2 x daily requirement 

(48 hour storage) and not the treatment capacity of the WTW itself. 

� The 1 200 mm diameter gravity main can handle 117 Ml/day and is totally sufficient 

for the proposed regional growth projections up to 2025, including the proposed IDZ 

development. 

� The current capacity at Besaanskilp resevior of 70 Ml is sufficient for the first phase 

of the IDZ proposal, but needs to be increased to a capacity of 96 Ml to 

accommodate general regional growth towards 2025. No major upgrades are 

foreseen for the next five years. The total water demand for a fully developed IDZ (2 

500 Kl/day) would only comprise approximately 5% of the region’s total water 

demand. 

� Raw water holding capacity at Withoogte Treatment Works needs to be increased 

over the next 15 years from the current 72 Ml to a total capacity of 96 Ml to have a 48 

hours holding capacity for the region, based on the water demand projections of the 

Saldanha Bay Municipality.  

 

The Phase I of the proposed IDZ development can be accommodated in the current bulk 

water supply infrastructure and no major upgrades will be required for the anticipated 

additional 100 kl/day needed for the Phase I of IDZ. Future upgrades will be dealt with under 

the Water Services Development Plan of the SBM and the WCDM.  Table 6.13 summarises 

the estimated total water demand (AADD) of the larger Withoogte Bulk supply system, with 

the industrial development as an addition, the dry-doc and maritime cluster’s water demand 
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will not be supplied through Withoogte WTW.  The proposed desalination plant planned in 

the Port of Saldanha needs to be utilized for this cluster’s water requirements. 

 

Table 6.13:  Withoogte Water Demand 

Year 
 

Master Plan 
AADD (kℓ/d) 

 
Actual 

AADD(kl/d) 

Industrial 
Development 

Zone (kl/d) 

TOTAL 
(kl/d) 

WTW  
Capacity  

(kℓ/d) 
Difference 

 

2005 32 140.80 32 140.80  32 140.80 72 000 39 859.20  

2010 53 084.16 35 461.81 100 35 561.81 72 000 36 438.19  

2015 63 979.20 38 782 82 1 000 39 782.82 72 000 32 217.18  

2020 75 133.44 42 282.82 1 500 43 782.82 72 000 28 217.18  

2025 86 330.88 45 782. 82 2 500 48 282.82 72 000 23 717.18  
Source: Saldanha Municipality Calculations, Aug 2009 

 

For the purpose of this level investigation it needs to be stated that Phase I of the proposed 

IDZ (renewable cluster) can be accommodated within the capacity of the current Bulk Water 

Supply Infrastructure of the region. The water demand of the proposed Phase-I IDZ is only 

2.6% of the region’s anticipated water demand. 

 

The costs involved for future growth in the region should be managed through the Water 

Services Development Plan (WSDP) of the WCDM and SBM, which is reviewed on a five 

yearly basis. Detailed costing and future budget requirements will be done in the WSDP.  

This is a normal municipal (regional and local) function, and usual financing modules will be 

used for future upgrades.  

 

� Bulk Water Resources 

 

Currently, the WCDM has a total allocation of 23 140 000 kℓ/year or 63 397 kl/day from 

DWAF. This water is abstracted at three different locations, namely Misverstand (Berg 

River), Swartland (Voëlvlei dam) and SOWG (Langebaan Road aquifer). Both the total 

annual future demand as indicated in the WMP and the latest municipal forecast, based on 

2009 usage figures, of the combined Withoogte and Swartland bulk supply systems is shown 

in Table 6.14. The municipal forecast shows that the current sources are sufficient, but other 

alternatives (etc. desalination) are needed for Port Developments, especially the dust 

suppression initiative in the Port for the planned Iron Ore expansion project.  The WCDM 

recently commissioned a study to investigate alternative water sources for the West Coast 

district (including Saldanha Bay).  The study is amongst others investigating the following 

alternative water sources: 

 

� Basin transfer from the Breede River 

� Artificial recharge of ground water aquifers 

� Water demand management 

� Desalination 

 

The study is scheduled for completion by mid 2009.  The results of the study will be essential 

for the future bulk water supply of the future growth requirements of the region; the proposed 

industrial development will have a limited or small impact on the total water demand of the 

region. The water demand of the proposed IDZ will be approximately 5% of the region’s total 

water demand.  
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A number of other studies (including DWAF’s reconciliation study and Saldanha’ re-use of 

treated effluent studies) are also underway and should be included in any future studies for 

the proposed industrial development. 

 

Table 6.14:  Bulk Source Balance – Saldanha actual usage and IDZ impact 

Year 
 

Municipal  
AADD 
(kl/a) 

IDZ 
(kℓ/a) 

TOTAL  
(kℓ/a) 

Allocation  
(kℓ/a) 

Difference  
(kℓ/a) 

2005 11 731 100 0.00 11 731 100 23 140 000 11 408 900 

2010 12 943 265 36 500 12 979 765 23 140 000 10 160 235 

2015 14 155 430 365 000 14 520 430 23 140 000 8 619 570 

2020 15 432 930 547 500 15 980 430 23 140 000 7 159 570 

2025 16 710 430 912 500 17 622 930 23 140 000 5 517 070 
Source: Saldanha Municipality Calculations, 2009 

 

� Reservoir Storage 

 

According to the SBM projections, limited additional water storage (30 Ml) at Besaansklip 

reservoir is required for the future scenario at Saldanha Bay Municipality, inclusive of the 

industrial development proposed.  

 

For the purpose of this report, the criteria suggested by the WMP were used to evaluate the 

additional water storage requirement, namely 48 hrs (2 X AADD). Therefore, an additional 

30 Ml storage is required at Besaansklip, distributed over the next 15 years (2025). 

 

� Order of Magnitude Cost Estimate – Water Supply 

 

If the proposed five cluster industrial development scenario is followed the cost estimate for 

bulk water infrastructure would fall within the current proposed budgets of the SBM and 

WCDM for phase I of the planned IDZ (2015). It is therefore estimated that no additional 

cost will be needed to implement Phase I (Renewable Energy) of the IDZ; the current 

bulk water infrastructure of the region will be able to accommodate the next five 

year’s industrial development. These proposed developments will focus on solar 

assembly, biomass generation units and wind energy based production facilities – these 

types of industries do not utilize or are dependent on high water demands.  

 

Cost estimates for the implementation of phase I (renewable energy): 

 

• The phase I development of the IDZ, e.g. Renewable Energy Assembly Plants, would 

put no additional stress on the current Bulk Water Supply Infrastructure and could be 

serviced with the current infrastructure capacity 

 

Cost estimates for the implementation of phase II of the five cluster IDZ development 

together with projected regional growth would be limited to: 

 

• Cost of storage capacity for 48 hours at Besaansklip Reservoir – storage needs to be 

increased from current 70Ml to 96 Ml. 
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Summary of Water Supply: Industrial development, based on the five development clusters (dry-

industries), in the area can be accommodated within the following bulk water supply related 

issues: 

� Availability of water resources is adequate for proposed five cluster development. 

� Current bulk water supply capacity is sufficient to supply proposed IDZ development for 

Phase I (Renewable Energy cluster) 

� No additional capital investment will be required to provide the required bulk water supply 

infrastructure for phase I (renewable energy cluster) 

� The West Coast DM and Saldanha Bay Municipality have the current capacity to develop, 

operate and maintain the infrastructure as indicated in the Water Services Development 

Plan 

 

� Summary of water supply assessment (based on Saldanha Municipality review) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
The current availability of bulk water supply infrastructure to service the proposed renewable 

energy cluster when needed is a huge advantage for the establishment of an IDZ, based on 

the proposed five cluster development, in the Saldanha Bay Region.  

 

It is extremely important for the success of the development that the supply authorities can 

ensure the availability of bulk infrastructure.  To this effect it is proposed that the municipality 

review and update the 2006 Water Services Development Plan to determine the exact extent 

of the infrastructure requirement (as part of a development framework for the industrial 

development) as well as the method of how they intend to structure and finance the future 

bulk infrastructure requirement. 

 
6.4.2 Waste Water 

 

� Existing Waste Water Infrastructure 

 

Langebaan, Saldanha and Vredenburg all have their own separate waste water treatment 

works (“WWTW”). The situation at each of them is as follows: 

 

Langebaan WWTW is situated east of the town. The sewer system consists of a large 

amount of sewer pumps that serve all the low lying areas, with a large pump station at 

Freeport that pumps all the sewerage to the Langebaan WWTW. 

 

Currently (Aug 2009) the WWTW has a capacity of 2 832 m3 per day, the latest utilization, 

based on the last 12 months average flow recordings, are 1 668 m3 per day. The 

Langebaan WWTW has spare treatment capacity of 1 164 m3 per day. 

 

Regarding the industrial development, the Langebaan WWTW seems to be inaccessible to 

utilize, and therefore would not be practical to consider for the industrial development 

planning.  

 

Saldanha WWTW is situated north-east of the town. The sewer system also consists of 

various sewer pumps, pumping sewerage to the higher sewer works from where it is able to 

gravitate to the WWTW. Saldanha WWTW has a current capacity of 5 000 kl/d. The average 

daily flow, based on the last 12 months flow figures, is 2 457 m3 per day. This WWTW has 
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current spare capacity of 2 543 m3 per day, which would be more than adequate for the 

proposed domestic and industrial effluent originating from the industrial activities, based on 

the five cluster scenario, planned for the south western parts of the proposed industrial 

development (e.g. IDC Industrial park surroundings and the activities planned in the Port).  

 

Vredenburg WWTW is situated west of Vredenburg. The sewer system consists of two 

pump stations, but mainly gravitates to the WWTW. The WWTW has a current capacity of 

5 000 kl/d. The average daily flow, based on the last 12 months flow figures, is 3 970 m3 per 

day. This WWTW has current spare capacity of 1 030 m3 per day, which would be more 

than adequate for the proposed domestic and industrial effluent originating from the 

industrial activities planned for the Phase-I IDZ development (Parklands development), 

which will accommodate the renewable energy cluster (solar assemble plants and wind 

energy production units). 

 

According to the SMP, the capacity has to increase to 7 000 kl/d to accommodate the future 

scenario of a fully developed urban edge. According to Saldanha Bay Municipality it is not 

anticipated that the urban edge will be fully developed within the next 15 years (2025). The 

increased capacity needed for such a scenario, as projected in the SMP, needs to be 

planned and budgeted for as a long term natural town growth scenario.  

 

Effluent originating from industrial development planned for the north eastern parts of the 

proposed industrial development (e.g. Parklands – Renewable Energy) will be pumped to 

and treated at the Vredenburg WWTW.  Current planning of Phase-I IDZ, includes on site 

treatment and usage of “grey water”, which will reduce sewage flows from the planned IDZ - 

industrial area to the WWTW to a minimum (exact flows to be determined). It is therefore 

anticipated that the current spare capacity at this WWTW is adequate to handle the 

estimated sewage flows from the proposed industrial development planned for 

renewable energy cluster.  No additional sewage treatment capacity needs to be created 

to treat effluent from the proposed industrial development area, should the area be 

developed within the identified five (“water friendly”) clusters. 

 

The current spare capacity at the Saldanha and Vredenburg WWTWs facilities will be able to 

accommodate the proposed industrial development.  Municipal by-laws are in place to 

handle industrial effluent streams and also make provision for the establishment of on site 

treatment facilities from individual industrial developments, depending on the quality of 

effluent emanating from the particular planned industry. 

 

To utilize the final effluent from the WWTW for potential industrial re-use, as part of a water 

usage optimization program, a secondary treatment or “effluent polishing” plant should be 

considered - located south-east of the proposed industrial development area. The capacity 

of such a secondary treatment facility should be determined by further investigation and the 

planned industrial development is not dependant of such a facility. 

 

� Order of Magnitude Cost Estimate – Waste Water 

 

According to Saldanha Bay Municipality it is estimated that no additional cost is required 

for upgrading Bulk Waste Water Treatment Facilities in the Saldanha Municipal area.  

Current spare capacity of WWTW at Saldanha and Vredenburg WWTW is adequate to 
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Waste Water: Industrial development, based on the five cluster (water use friendly) scenario, in the 

area will be serviced or accommodated by the current bulk waste water infrastructure and capacity 

thereof, opportunities arising are: 

• No significant upgrade of the bulk waste water infrastructure to the area is needed. Current 

free capacity will accommodate the proposed Phase-I Renewable Energy based Industrial 

Development. 

• Current ability of the Saldanha Bay Municipality to develop, operate and maintain the current 

and future infrastructure is a huge advantage for the proposed industrial development. 

• Current planning and feasibility studies already accommodate future natural growth, 

including potential industrial developments, of the Saldanha and Vredenburg region. 

 

handle effluent from the proposed industrial development, should the five cluster 

development be implemented. 

 

� Summary of waste water assessment (based on Saldanha Municipality review) 
 
 

 
 
 
 
 
 
 
 
 
 

 

 

The provision of service infrastructure is regarded as a key public (risk) investment required 

to unlock the development potential of the industrial development.  The ability of the local 

authority to provide the required bulk infrastructure for a development of this nature is 

therefore critical.  It is therefore a huge advantage that current bulk infrastructure is in 

place for Phase 1 IDZ investors to develop a Renewable Energy Cluster in the area. 

 

It is extremely important for the success of the development that the supply authorities can 

ensure the availability of bulk infrastructure.  To this effect it is proposed that the municipality 

finalizes and updates on a regular basis (5-year basis) the current planning and feasibility 

studies engaged into. These studies are aimed at determining the exact extent of the 

infrastructure requirement for the fully developed urban edge for Vredenburg and Saldanha 

area (as part of a development framework postulated upon the natural growth of the 

region, inclusive of the proposed industrial development), as well as the method of how they 

intend to structure and finance the bulk infrastructure requirement. 

 
6.4.3 Phasing of the Development 

 

From an infrastructure point of view, the following aspects need to be considered when 

assessing the phasing of the proposed industrial development of proposed IDZ clusters.  

Table 6.15 describes the implication and impact should the development not commence as 

proposed. 

 
Table 6.15: Phasing Implication with regard to Services Infrastructure 

Service 

Infrastructure 
Impact 

Proposed Phased Development Approach 

Phase I – Renewable 

Energy Cluster 

(Parklands & IDC) 

Phase II 

Dry-Doc Cluster 

(Port area) 

Phase III and later 

(Maritime, Steel & 

minerals) 

Water Low 

(Spare capacity 
Available) 

Southern Back of Port 
Or 

Northern areas of 
northern Back of Port 

(Own Supply – 
reverse osmosis) 

 
Port Area 

(Spare capacity 
available) 

Southern areas of 
northern Back of Port 
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Waste Water Low 

(Spare capacity 
available) 

Southern Back of Port 
Or 

Northern areas of 
northern Back of Port  

(Spare capacity  
Available) 
Port Area 

(Spare capacity 
available) 

Northern areas of 
northern Back of Port 

Transport 

Roads 

Rail 

 

Medium 

Medium 

Southern Back of Port 
Or 

Northern areas of 

northern Back of Port 

Northern areas of 

northern Back of Port 

Southern areas of 
northern Back of Port 

Storm water Low Southern Back of Port 
Northern areas of 

northern Back of Port 

Southern areas of 
northern Back of Port 

Electricity Low 

 
(Own supply foreseen - 

Parklands) 
Northern areas of 

northern Back of Port  

(Renewable power 
generation foreseen 

for region) 
Northern Back of Port 

(Renewable power 
generation foreseen for 

region) 
Southern Back of Port 

Telecommunication Medium 
Northern areas of 

northern Back of Port 
Southern Back of Port 

Southern areas of 
northern Back of Port 

Solid Waste Low 
No significant impact on 

where development 
commences 

No significant impact 
on where 

development 
commences 

No significant impact 
on where development 

commences 

 
6.4.4 Infrastructure Development 

 

As mentioned above, the ability of the respective supply authorities to provide the required 

bulk infrastructure is critical for the success of the proposed industrial development.  

According to the Saldanha Bay Municipality the nature and size of the proposed 

development (five clusters) will not require an initial significant capital investment for bulk 

infrastructure.  As indicated above the current Bulk Infrastructure can accommodate the 

proposed Renewable Energy Industrial Cluster, Phase-1 of the IDZ development. 

 

Although no severe constraints against the development of the project, there are a number 

of funding sources and options available to contribute towards the financing of the required 

future infrastructure.  It is proposed that not only the public sector but also the private 

sector is involved in the development and financing of the bulk infrastructure.  The public 

sector will however be required to provide the initial risk capital to initiate the development 

and provision of infrastructure before the private sector will become involved.  This will result 

in effective gearing of public sector funds. 

 

6.5 ENVIRONMENTAL ISSUES AND ANALYSIS 

 

The following information was obtained from the Draft Saldanha Bay Municipal Spatial 

Development Framework (2009) and the 2008 State of the Bay Report from the Saldanha 

Bay Water Quality Forum Trust. This represents the latest environmental information 

available for the study area. 

 
6.5.1 Ecosystem Status – Land Based 

 

The ecosystem status of remnant natural vegetation layer was derived from the CAPE Fine-

Scale Biodiversity Planning Project. This ecosystem status of remnant natural vegetation 

layer (refer to Annexure C - Figure 6.3.1) shows which ecosystems in the Saldanha Bay 
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Municipal area are most  threatened, based essentially on how much natural habitat has 

been lost from these ecosystems. The ecosystem status layer includes: 

 

� Critically endangered ecosystems; 

� Endangered ecosystems; 

� Vulnerable ecosystems; 

� Least threatened ecosystems. 

 

Critically endangered terrestrial ecosystems have lost so much of their original natural 

habitat that ecosystem functioning has broken down and species associated with the 

ecosystem have been lost or are likely to be lost. 

 

Endangered terrestrial ecosystems have lost significant amounts of their original natural 

habitat, so that their functioning is compromised. 

 

Vulnerable terrestrial ecosystems have lost some of their original natural habitat, and their 

functioning will be compromised if there is a continued loss of natural habitat. 

 

Least threatened terrestrial ecosystems have lost only a small proportion of their original 

natural habitat, and are largely intact, although they may be degraded to varying degrees, 

e.g. by invasive alien species, overgrazing, or overharvesting from the wild. 

 

From Figure 6.3.1 it is evident that the bulk of the study area is classified as a Vulnerable 

Terrestrial Ecosystem (refer to definition above). The SDF furthermore states that “In 

vulnerable ecosystems, loss of natural habitat should be carefully weighed up. The rate of 

habitat loss in these ecosystems should be monitored, and the cumulative impacts of 

different projects or developments that result in loss of natural habitat should be borne in 

mind. It is important to consult ecological process layers and special habitat layers where 

these are available. Every attempt should be made to avoid loss or disturbance of special 

biodiversity features”. 

 
6.5.2 Ecosystem Status – Marine Based (Langebaan Lagoon and Saldanha Bay 
system) 

 

For the requirements of the Saldanha Bay and Langebaan Lagoon State of the Bay 

monitoring programme a ranking system has been devised (Natural, Good, Fair and Poor) 

that incorporates both the drivers of changes and a range of different measures of 

ecosystem health from contaminant concentration in sea water to change in species 

composition of a range of organisms. Collectively these parameters provide a 

comprehensive picture of the State of the Bay and also a baseline against which future 

environmental change can be measured. 
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Various physical, chemical and biological factors influence the overall health of the 

environment. Environmental parameters or indices were selected that can be used to 

represent the broader health of the environment and are feasible to measure, both 

temporally and spatially. The following tables give a summary of the environmental 

parameters reported on in the State of the Bay: Saldanha Bay and Langebaan Lagoon: 
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The State of the Bay Report indicates that the marine ecosystem in the Saldanha Bay and 

Langebaan Lagoon is in general moderately impacted upon by human intervention and 

development.  Any proposed future industrial activities need to be developed in such a way 

that no further degradation of the marine ecosystem should occur or at least degradation 

should be minimized by the type of development allowed in the Bay. 

 
6.5.3 Critical Biodiversity Areas 

 

The Critical Biodiversity Areas (CBAs) layer was derived from the CAPE Fine-Scale 

Biodiversity Planning Project. 
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CBAs are areas of natural features on land and/or containing water (e.g. patches or 

remnants of indigenous vegetation, wetlands, rare species habitat) which are critical for 

conserving biodiversity and maintaining ecosystem functioning. These CBAs should thus be 

kept in, or restored to, their natural state. 

 

In order to determine which natural areas are most critical to conserve, quantitative targets 

are established. These targets reflect the best scientific understanding of how much of each 

feature (e.g. vegetation type, wetland type, population size of rare species) is required not 

only to represent the rich diversity of flora and fauna currently found in the Saldanha Bay 

Municipal area, but to ensure that that diversity persists into the future. One way of ensuring 

persistence is to protect key ecological corridors so that species can move between different 

habitats, evolve over time, and adapt to a changing climate. 

 

Since biodiversity underpins a broad range of ecosystem goods and services such as 

reliable water yield, water quality, flood regulation, pollination, and coastal buffering and 

protection, its conservation and the maintenance of ecosystem functioning simultaneously 

safeguards those services on which people in the Saldanha Municipal area may depend now 

or in future. 

 

According to the environmental report as contained in the draft Saldanha Bay SDF the 

biodiversity targets would be met if all the Critical Biodiversity Areas in the Saldanha Bay 

Municipal area, as reflected on Figure 6.3.2 (refer to Annexure C), were maintained in a 

natural state. From Figure 6.3.2 it is evident that there is a “Critical Biodiversity Corridor” 

running through the study area from Besaansklip in the north-west to the coastline in 

Saldanha Bay to the south, and through the central part of the proposed industrial 

development zone. 

 
6.5.3 Conservation II 

 

Under the heading “Spatial Planning Categories”, the Critical Biodiversity Area and 

Vulnerable Ecosystem referred to above is then classified as a Conservation II area (refer to 

Annexure C - Figure 6.3.3) in the Draft SDF (2009). The document then states as follows: 

 

“This category represents areas of the highest ecosystem status. It includes unique areas, 

relatively large areas, clustered and/or discrete areas which are irreplaceable in terms of 

achieving national biodiversity conservation objectives, and/or areas which provide valuable 

ecosystem services in terms of, particularly, maintaining water production and/or quality, 

protecting soils, regulating floods, buffering coastal areas. Land is in private ownership. 

No transformation of Critical Biodiversity Areas and Critically Endangered or Endangered 

natural areas by, amongst others, cutting, clearing or ploughing of indigenous veld for 

cultivation, planting of exotic trees, mining, quarrying or waste disposal, erection of 

infrastructure, or other development, to be permitted”. 

 

� Industry Policy – Key Environmental Issues 

 

o There is a conflict in interest between industrial development and the conservation of 

the pristine natural environment in the municipal area; 

o Any adverse environmental impacts of heavy industrial areas must be adequately 

mitigated, with the most important issues being: 
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• the capacity of bulk water for industrial development. Heavy industries currently 

abstract water from an underground aquifer – the capacity of bulk water for 

industrial development is unknown; 

• ways and means to prevent the pollution of underground water resources from 

the industries; 

• the limited airspace available in terms of emissions from industries in the study 

area; 

• The ability of the resident and migrant bird populations (endangered and under 

stress) of the Bay to handle new industrial developments and other 

anthropogenic pressures; 

• The limited capacity of the marine environment to handle marine based 

industrial and other anthropogenic development; 

• Ways and means to limit and prevent future sediment movement and mitigate 

current beach erosion stresses in the Marine Environment; 

• Ways and means to prevent the further pollution of the marine environment and 

implementation of mitigation measures to relief current pollution stress on 

various environmental parameters as per State of the Bay Report. 

 

6.6 DEVELOPMENT PERSPECTIVE: OPPORTUNITIES AND CONSTRAINTS 

 

Following from the Physical Environmental Analysis as discussed in sections 6.1 to 6.4 

above, a composite Development Perspective as reflected on Figure 6.4.1 (refer to 

Annexure C) was compiled. It can be summarised as follows: 

 

� From the environmental information available it is evident that there is a vulnerable 

ecosystem present in the study area which extends from the Besaansklip area in the 

north-western part of the study area southwards towards the coastline and then 

towards the West Coast National Park and the RAMSAR site at the Langebaan 

Lagoon. 

� The continuity of this system should be ensured as graphically depicted on Figure 

6.4.1, and no transformation of this area should be allowed. 

� From the 2008 State of the Bay Report it is evident that there is also a vulnerable 

marine ecosystem present in the study area which includes Small Bay, Big Bay and 

Langebaan Lagoon, which is a declared RAMSAR site. 

� The protection of this marine ecosystem needs to be ensured and no further 

degradation of this marine ecosystem should be allowed or at least minimized by the 

type of development allowed in the Bay. 

� It is furthermore proposed that an Environmental Management Framework (EMF) be 

compiled for the entire study area which should define the development guidelines 

for the industrial development zone in terms of, amongst others, the following 

aspects: 

o volume and nature of air emissions (including heat and noise) to be allowed 

based on the “air space” available in the area; 

o Volume, nature and concentrations of pollutants (effluent, dust and other) to be 

allowed in and around the marine environment based on the assimilative 

capacity of the Bay system; 

o Guidelines with regard to size and location of new anthropogenic structures 

planned for and in the marine ecosystem; 

o guidelines with regard to industrial water effluent storage and discharge; 
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o water sources to be utilised for industrial purposes; 

o spectrum of industrial activities to be excluded from the area/criteria to comply 

with in order to establish in the area; 

o urban design guidelines for industrial developments – coverage, height, FSR, 

aesthetic standards etc. 

 

The Saldanha Bay Municipality together with the Department of Environmental Affairs and 

Development Planning confirmed that an Environmental Management Framework (EMF) 

study will be compiled for the study area that falls within the total Saldanha Bay Municipal 

Boundary.  More focus will be placed on the proposed Industrial Development Node, which 

will accommodate designated IDZ parks or areas based on five clusters (namely Renewable 

Energy, Steel and Minerals, Maritime and Dry-Doc). 

 

� The area can be divided into three major precincts: 

o the Port area; 

o the southern “Back of Port” area between the Port area and the proposed 

Conservation area; 

o the northern “Back of Port” area between the proposed Conservation area and 

road R45. 

� The Port area is well defined in terms of its current and future uses as defined in the 

draft Saldanha Port Master Plan. 

� The Southern Back of Port area comprises about 964 hectares of land of which 

about 282 hectares of vacant land is still developable plus the bulk of the 138 

hectares which the IDC Industrial Area comprises of. This could total about 400 

hectares of developable industrial land. 

� The Northern Back of Port area covers about 3 194 hectares of land which is made 

up of the following: 

o 384 hectares of developed land including Orex and Namakwa Sands; 

o 886 hectares of land for which land use applications for industrial development 

have been (will be) submitted; 

o 472 hectares of land comprising agricultural holdings on both sides of road R45 

in the northern part, and which is classified as an Industrial Management Zone; 

o two pockets of vacant, developable land to the south of the Vredenburg-Cape 

Town railway line totalling about 326 hectares of land; 

o a vacant land parcel about 145 hectares in extent adjacent to the west of the 

Orex site; 

o an area of about 978 hectares of land to the south of route R79 and the 

Langeberg industrial area. 

 

As far as the establishment of an IDZ is concerned, there are broadly three options available 

in terms of the Saldanha Development Zone. This will be discussed in Chapter 8: Pre-

Feasibility Assessment on the establishment of an IDZ (refer to Heading 8.2 – Saldanha 

Development Zone Structure and Layout) 

 

 

 

 

 

 


