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SPECIALIST: DR HEIN DU TOIT 

Socio-Economic Assessment Specialist 

Name:    Dr Hein du Toit 

Date of Birth:   12 February 1972 

Profession:   Development Economist and Market Analyst 

Years of Experience:  26 years 

Education:  

¶ University of Pretoria (Cum Laude), 1991 ï 1994 BTRP 

¶ University of Pretoria (Cum Laude), 1999 ï 2002 MSc (Real 

Estate) 

¶ University of Pretoria in association with SAPOA, 2005 (Cum Laude) 

Certificate in Shopping Centre Management (CSCM) 

¶ University of Pretoria (2018) PhD (Real Estate) 

Dr Hein du Toit. Hein du Toit is the Managing Director and founding member 

of DEMACON Market Studies. Hein is a specialist development economist 

and expert real estate analyst. He obtained a degree in Town and Regional 

Planning (Cum Laude) at the University of Pretoria in 1994 and a Masters 

Degree (MSc) in real estate market studies in 2002 (Cum Laude). He has 

completed specialist courses in, inter alia, Industrial Cluster Development 

for Cluster Practitioners (1999) and Shopping Centre Management ï the 

Certificate in Shopping Centre Management (CSCM) in 2005 (Cum Laude). 

Hein completed his PhD in real estate market analytical techniques in 2018 

and was awarded Academic Honorary colours by the University of Pretoria 

in 2002 and in 2018. His research has been published in, inter alia, the 

South African Journal of Economic and Management Sciences as well as 

the international Journal of Business and Retail Management Research. 

Hein was invited to read a paper on his research at the International Real 

Estate Conference in Brisbane in January 2003. He has also been invited 

as presenter to the South African Council of Shopping Centresô Research 

Conference. Hein has more than 26 years field related experience. He has 

over the years been affiliated with various professional bodies and 

organisations, including the SA Property Owners Association (SAPOA), the 

SA Council of Shopping Centres (SACSC), the International Council of 

Shopping Centres (ICSC), SA Planning Institution (SAPI) and the South 

African Research and Innovation Management Association (SARIMA). He 

has been extensively involved in real estate market studies both locally and 

beyond SA borders including Angola, Botswana, Burundi, Central African 

Republic, Ghana, Mozambique, Namibia, Peopleôs Republic of China, 

Swaziland, The Gambia and Zambia. His fields of expertise include, inter 

alia, real estate market studies, urban and rural economics, as well as 

economic and fiscal impact assessments. Hein regularly consults to SAôs 

leading commercial banks, listed funds, private funds, investors and 

developers, advocatesô chambers, attorneys, economic development 

agencies, all tiers of government (national, provincial, metropolitan/local) as 

well as parastatals, etc. Hein is part-time lecturer and guest lecturer for 

Bachelor and Master degree students. Hein periodically acts as external 

examiner and study leader for post graduate students.   
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SPECIALIST: J DU PLESSIS

Socio-Economic Assessment Specialist 

Name:    Jean-Pierre du Plessis 

Date of Birth:   03 May 1986 

Profession:   GIS Specialist and Market Analyst 

Years of Experience:  11 years 

Education:  

¶ University of Pretoria (2005 ï 2008) - Bachelors Degree ï Town and 

Regional planning 

¶ ESRI South Africa (2014) - SAQA Accredited ArcGIS Basic Course: 

NQF 5 and 6 

¶ ESRI South Africa (2014) - SAQA Accredited ARCGIS Standard 

Course: NQF 4 and 6 

Jean-Pierre du Plessis joined Demacon Market Studies in 2016. Jean-Pierre 

obtained his Baccalaureus Degree in Town and Regional Planning 

(including economics, statistics & sociology) from the University of Pretoria 

in 2008. In Jean-Pierreôs second year of study he was inducted into the 

Golden Key International Honour Society for excellence in his chosen field 

of study. The Town Planning course taught Jean-Pierre skills in verbal and 

graphic representation, strategic knowledge and approaches to urban and 

rural planning and skills pertaining to data gathering, capturing and analysis. 

Jean-Pierre is now furthering his career on a full-time basis at Demacon 

Market Studies. In the years following the completion of his degree, Jean-

Pierre has been part of various studies and has gained excellent skills and 

expertise in the field of Geographic Information Systems (GIS). He has also 

recently completed multiple SAQA Accredited ArcGIS courses with Esri 

South Africa. He has ±12 years of field related experience. 

In 2013, Jean-Pierre registered as a Professional Planner (PR. PLN 

1/1768/2013) with the South African Council for Planners (SACPLAN) 
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NEMA APPENDIX 6: SPECIALIST REPORTS 

NEMA Requirement Addressed 

(1) A specialist report prepared in terms of these Regulations must containð  

(a) details ofð 
(i) the specialist who prepared the report; and 
(ii) the expertise of that specialist to compile a specialist report including a curriculum vitae; 

Page ii 

(b) a declaration that the specialist is independent in a form as may be specified by the competent authority; Available upon request 

(c) an indication of the scope of, and the purpose for which, the report was prepared; Chapter 1 

(cA) an indication of the quality and age of base data used for the specialist report; 
All data used reference. Bibliography 
contained in Annexure A 

(cB) a description of existing impacts on the site, cumulative impacts of the proposed development and levels of 
acceptable change; 

Chapter 7 

(d) the duration, date and season of the site investigation and the relevance of the season to the outcome of the assessment; July 2019 

(e) a description of the methodology adopted in preparing the report or carrying out the specialised process inclusive of equipment 
and modelling used; 

Chapter 1 ï Overall methodology 
 
Chapter 5 ï Competitive and 
Comparative Advantage 
 
Chapter 7 ï Quantitative and 
Qualitative Analysis 

(f) details of an assessment of the specific identified sensitivity of the site related to the proposed activity or activities and its 
associated structures and infrastructure, inclusive of a site plan identifying site alternatives; 

Chapter 7 

(g) an identification of any areas to be avoided, including buffers; N/A 



Musina -Makhado Energy And Metallurgy Special Economic Zone  ï May  20 21  

 

iv 

NEMA Requirement Addressed 

(h) a map superimposing the activity including the associated structures and infrastructure on the environmental sensitivities of the 
site including areas to be avoided, including buffers; 

Chapter 1 ï Locality of the project 
 
Chapter 5 ï MMSEZ in relation to: 

¶ economic output 

¶ employment 
 
Chapter 6 ï MMSEZ in relation to: 

¶ population distribution 

¶ population growth 

¶ employment 

¶ household income 

¶ LSM 

¶ Poverty levels 
 
Chapter 7 ï MMSEZ in relation to 
tourism facilities 

(i) a description of any assumptions made and any uncertainties or gaps in knowledge; Chapter 7 

(j) a description of the findings and potential implications of such findings on the impact of the proposed activity or activities; 

Chapter 2 - Context of the MMSEZ 
development 
 
Chapter 3 - Perspective on future 
development as outlined by SDFôs, 
strategic planning documents and 
prevailing property trends 
 
Chapter 4 - Prospects of industries 
targeted by the MMSEZ 
 
Chapter 5 - Economic context of 
communities hosting the MMSEZ 
 
Chapter 6 - Socio-Economic context of 
communities hosting the MMSEZ 
 
Chapter 7 - Outcome of the 
quantitative and qualitative impact 
assessment 
 
Chapter 8 - Conclusions 

(k) any mitigation measures for inclusion in the EMPr; Chapter 7 
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NEMA Requirement Addressed 

(l) any conditions for inclusion in the environmental authorisation;  Chapter 7 

(m) any monitoring requirements for inclusion in the EMPr or environmental authorisation; Chapter 7 

(n) a reasoned opinion - whether the proposed activity, activities or portions thereof should be authorised; Chapter 8 

(iA) regarding the acceptability of the proposed activity or activities; and Chapter 8 

(ii) if the opinion is that the proposed activity, activities or portions thereof should be authorised, any avoidance, 
management and mitigation measures that should be included in the EMPr, and where applicable, the closure plan; 

Chapter 8 

(o) a description of any consultation process that was undertaken during the course of preparing the specialist report; Chapter 7 

(p) a summary and copies of any comments received during any consultation process and where applicable all responses thereto; 
and 

Chapter 8 

(q) any other information requested by the competent authority. N/A 

(2) Where a government notice by the Minister provides for any protocol or minimum information requirement to be applied to a 
specialist report, the requirements as indicated in such notice will apply 

N/A 
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EXECUTIVE SUMMARY

DEMACON Market Studies were requested by the Limpopo Economic 

Development Agency (LEDA) to compile a socio-economic impact 

assessment as part of the Scoping and Environmental Impact 

Reporting process for the Musina-Makhado Energy and Metallurgy 

Special Economic Zone (MMEMSEZ). 

The proposed MMEMSEZ is located across the shared border between the 

Musina and Makhado Local Municipalities which fall under the Vhembe 

District Municipality in the Limpopo Province. The nearest towns are 

Makhado (located 31 km south) and Musina (located 36 km north) of the 

proposed SEZ site. 

The MMSEZ will comprise an offering of mixed land uses and 

infrastructure provision to ensure the optimal manufacturing operations 

in the energy and metallurgical complex. It is envisaged that the energy and 

metallurgical complex shall comprise various manufacturing plants. 

In the context of the brief, the project will be executed in terms of an 

economic impact modelling framework. The methodology applied as part 

of the research project is outlined in the following diagram and explained in 

greater detail in the following paragraphs. 

STEP 1: INCEPTION AND PROJECT DEFINTION 

The step will serve to refine the scope of the brief. It is imperative that the 

economic impact assessment to be performed, is tailored according to the 

projectôs unique requirements. 

STEP 2: BASE PROFILE AND TREND ANALYSIS 

The step will seek to compile a comprehensive status quo dataset on the 

affected local economies, as well as pertinent land use and concise 

demographic / socio-economic indicators and profiles. These datasets will 

provide viral base information for development of the impact model for the 

area. 

STEP 3: MODEL DEVELOPMENT AND IMPACT ASSESSMENT 

The purpose of the step is to develop and calibrate an econometric impact 

model and simulate the economic effects of the proposed project as 

described in the preceding step and quantify the multiple economic impacts 

of the project by means of a computerised economic simulation model 

based on the input-output technique. 

STEP 4: IMPLICATIONS, RECOMMENDATIONS AND INPUTS TO 

MITIGATION PLAN 

The results obtained from previous steps will be interpreted to ensure 

sustainable development of the project. market based implementation 

guidelines will be formulated to guide project implementation towards 

maximising potential economic impacts and project sustainability. 

 

Step 1

ωInception and Project Definition

Step 2

ωBase Profile and Trend Analysis

Step 3

ωModel Development and Impact Assessment

Step 4

ωImplications, Recommendations and Inputs to 
Mitigation plan
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DEFINING THE ZONE OF INFLUENCE 

 

The locality, or zone of influence, is based on the 

concept of host and supporting municipalities. The host 

municipality refers to the geographic region 

(administrative demarcation) which is home to the SEZ 

project in question, while supporting municipalities are 

geographic regions that border the host municipality and 

are regions where labour and other resources and 

services are potentially sourced. 

The proposed inclusion of the MMEMSEZ has a sphere 

of influence which extends to the following areas: 

V The host municipalities: 

¶ Musina Local Municipality and Makhado Local 

Municipality which includes the towns of 

Musina and Louis Trichardt and contains a 

portion of the Venda Tribal Authority homeland. 

V The supporting municipalities: 

¶ which include the Greater Giyani, Greater 

Letaba, Thulamela, Blouberg, Molemole, and 

Collins Chabane local municipalities. 

The economic data analysed in this report focuses on 

the Musina and Makhado Local Municipalities as the 

local economy/s in which the proposed SEZ is situated. 

The Musina and Makhado municipalities are situated in 

the Vhembe District Municipality, which in turn is 

situated in the Limpopo Province. Reference is also 

made to these economic geographies in order to fully 

analyse relevant economic data. 

The analysis of socio-economic data is focused on the 

Musina and Makhado host municipalities and bordering 

supporting municipalities. Detailed analysis is conducted 

on the host municipalities, while reference is made to 

supporting municipalities as well. 

ZONE OF
INFLUENCE

Zone of Influence

Host Municipalities

Supporting Municipalities

TRANSPORT
NETWORK

National Road

Regional Road
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MUSINA-MAKHADO ENERGY AND METALLURGY SPECIAL ECONOMIC 
ZONE 

The MMEMSEZ is positioned between the towns of Musina and Makhado 

(Louis Trichardt) and extends along the western portion of the N1 highway. 

The proposed development site is positioned across the shared 

administrative border of the Musina and Makhado Local Municipalities and 

is positioned within the Vhembe District Municipality administrative region. 

The development site consists of 8 farms totalling 8 048 hectares. 

The location is positioned to function as a metallurgical cluster with the aim 

to beneficiate metals with supporting up- and down-stream activities. The 

initiative strives toward creating a mixed land-use offering  that comprises 

necessary infrastructure that will support optimal development and 

operational activities once complete. 

CONCISE OVERVIEW OF OPERATIONS AT THE MMEMSEZ 

 

The proposed operations in the MMEMSEZ consists of multiple plants used 

for energy generation, metallurgy and bulk infrastructure supply. Proposed 

operations also incorporate storage facilities, bonded areas, machining, 

logistics, administrative functions and a visitorôs lodge. 

In support of the MMEMSEZ a residential township establishment is 

proposed. The residential townshipôs aim is to provide residential and 

commercial facilities to labourers employed at the SEZ. It should be noted 

that the proposed residential township is to be located on land separate from 

the SEZ and will be under ownership of the MMSOC. 

LABOUR REQUIREMENT 

48 800 labourers are required by operational entities within the SEZ at full 

operational status compared to 5 000 labourers in the residential township. 

A total of 53 800 labourers are required by the SEZ. 

According to the Internal Master Plan (August 2019): 

V 60% of executive positions are to be filled from the local labour market 

while the remaining 40% of positions are to be filled from the Chinese 

labour market. 

V 75% of professional positions are to be filled from the local labour 

market while the remaining 25% of positions are to be filled from the 

Chinese labour market. 

V 95% of ordinary staff positions are to be filled from the local labour 

market while the remaining 5% of positions are to be filled from the 

Chinese labour market. 

Based on the above, on average 89% or 47 694 of potential employment 

opportunities created internally by the SEZ and residential township are to 

be occupied by labour from the South African labour force. 
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Energy Generation 
Operations

R69.6 billion
Investment

3 780 jobs

Metallurgical Plants
R147.8 billion
Investment

30 131 jobs

Supporting Industries
R8.1 billion
Investment

1 979 jobs

Supporting Services
R39.3 billion
Investment

12 400 jobs

Bulk Infrastructure and 
Waste Management

R2.7 billion
Investment

510 jobs
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Commercial District
R11.4 billion
Investment

3 500 jobs

Residential District
R8.6 billion
Investment

1 500 jobs
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MUSINA-MAKHADO ENERGY AND METALURGY SPECIAL ECONOMIC ZONE 

ANNUAL OUTPUT OF THE MMEMSEZ 

Project Type 
Total Output Value 

USD / Million R / Million 

Total Energy Generation Output  $3 636   R51 956  

Total Metallurgical Plant Output  $20 756   R296 600  

Total Supporting Industries Output $1 315   R18 791  

Total Supporting Services Output  $3 200   R45 727  

Total Bulk Infrastructure Output  $171   R2 444  

Total Commercial District Output  $900   R12 861  

Total Residential District Output  $500   R7 145  

Total MMEMSEZ Output  $29 078   R415 518  

Total Residential Township Output  $1 400   R20 006  

Total Output Value  $30 478   R435 523  

REVENUE STREAMS 

The income derived from revenue streams (i.e. moneys paid by operational 

entities in the SEZ to the SEZ Operator for services rendered) are used by 

the SEZ Operator for capital, operating and maintenance purposes. 

The revenue streams include: 

V Potable water purification and distribution; 

V Process water treatment & distribution; 

V Electricity distribution; 

V Environmental management fee including a rehabilitation fund; 

V Municipal waste collection 

V Rates (refuse) & taxes (property) payable to the municipality 

V Operator levy to all investors for the maintenance of roads, storm water, 

security and other non-met red service utilities; 

V Sanitation (sewerage) collection & treatment, 

V Industrial waste management, and 

V Land lease to all investors. 

The revenue generated from the above revenue streams assist with the 

payment of service level agreements to other entities for services rendered 

to the SEZ. Services include: 

V Municipal waste collection or fee at landfill site 

V Taxes payable applicable to the municipality 

V Bulk service providers e.g. water and electricity 

V Land lease cost to SOC 

SEZ IMPLEMENTATION PHASING 

According to the Internal Master Plan (August 2019) the broad phasing and 

operation of components of the SEZ is structured as follows: 

Item 
Construction Start 

(Year) 
Construction End 

(Year) 

Early Works and Internal Bulk 
Infrastructure 

2020 2021 

Phase 1 Construction 2022 2026 

Phase 2 Construction 2026 2029 

Phase 3 Construction 2029 2031 
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MUSINA-MAKHADO ENERGY AND METALURGY SPECIAL ECONOMIC ZONE 

INTERNAL MASTER PLAN OF THE MMEMSEZ 

 



Musina -Makhado Energy And Met allurgy Special Economic Zone  ï Ju ne 2021  

 

xi 

LOCATION ANALYSIS ï NATIONAL, DISTRICT AND LOCAL CONTEXT 

KEY ATTRIBUTES 

V The Musina area has been identified as being a rural service point by 

the NSDF, whilst the Makhado area has been identified as an urban 

growth point. 

V The role of the Makhado area is to be an urban-rural anchor providing 

essential social economic services to surrounding rural communities. 

Linkages should be promoted to encourage accessibility. 

V The Musina and Louis Trichard towns have been identified as provincial 

growth points by the local and provincial spatial development 

frameworks. 

V The N1 highway is considered the primary corridor for both host 

municipalities and aligns to future investment expectations related to 

logistics and industrial development. 

V The Musina host municipality is home to the logistics section of the 

Musina-Makhado SEZ. The Limpopo Eco-Industrial Hub is also planned 

north of the Musina town in order to link logistics and international trade 

to the proposed hub. 

V The housing backlog in the host municipalities is in excess of 16 000 

households. The host municipalities are not accredited to implement 

subsidy housing projects thus backlogs are dependent on provincial 

planning, funding and implementation. 

 

NSDF NODES AND CORRIDORS 

 
 

MUSINA SPATIAL DEVELOPMENT FRAMEWORK 

 

MAKHADO SPATIAL DEVELOPMENT FRAMEWORK 
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MANUFACTURING SECTOR ï NATIONAL CONTEXT 

Based on the primary output of 

operations proposed as part of 

the MMEMSEZ, the following 

section considers the 

manufacturing sector of the 

South African, Limpopo 

Province and Host 

municipalities. 

Because the metallurgical 

operations at the SEZ seek to 

produce various metal related 

products, it is essential to 

consider operations in light of the 

manufacturing sector so as to 

determine the role and function 

of metallurgical operations 

specific to the project within the 

manufacturing sector. 

The following map provides an 

overview of the distribution of 

manufacturing activities 

throughout South Africa based 

on GVA output per Meso Zone. 

The map seeks to show the 

concentration of 

manufacturing output and 

assists with the identification of 

primary manufacturing nodes. 

The distribution of 

manufacturing nodes is used to 

determine the context of the 

Musina-Makhado SEZ in relation 

to major manufacturing areas. 
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