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A Parable:

A farmer sets out to grow a field of corn…

He plans carefully –

• He identifies the field he will use

• He decides exactly which way he will plough

• He works out the quantity of seed needed

• He defines his timing relative to the seasons and the rain…

He demarcates the field and buys the seed…

He set’s out at dawn one morning to clear the ground and plough as a prelude to sowing…

He strikes the hard ground with his hoe and realises it’s going to be very hard work…

He goes home for coffee, 

and later, 

a beer…

He fails to till, plant, weed and water…

…and, of course, he never harvests…

…because he never actually grew anything…



In asking the question

Why do good ideas die?

I’ll be talking about:

Newtown, Johannesburg CBD

Mandela Square, Sandton

The V & A Waterfront

The SABS Campus, Tshwane

An Asset Register of a major SOE



Newtown

± 44 ha



Sandton Square

± 8 ha



V & A

± 90 ha

land component



SABS

± 22 ha



A major landholding SOE

± Squillions ha



A major landholding SOE
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La Croisette

Grand Baie

± 12.5 ha



La Croisette

Grand Baie

± 6 years
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Umhlanga Ridge

Town Centre

± 140 ha



Umhlanga Ridge

Town Centre

± 18 years















When the public sector gets into the ring of commercial development

there are often many failures

In many cases, it would have been more sporting if the ref had stopped the fight

When looking for the reasons for failure:

Maybe the ideas weren’t good enough?

Maybe they weren’t sexy enough?

Maybe we didn’t produce enough ‘eye-candy’ to excite the market?

But what if it’s not about whether we have good ideas for a site?

What if it’s not about eye-candy?

What if it’s more fundamental?

Why do good ideas die?

Could it be the team is inadequate?

Could it be there’s a failure to understand urban fundamentals?

Could it be that the vagaries of the market conspired against us?

Maybe it’s because there’s a whole lot of stuff one has to get right.



NEWTOWN



Newtown

± 44 ha



NEWTOWN CULTURAL PRECINCT



NEWTOWN CULTURAL PRECINCT



NEWTOWN CULTURAL PRECINCT









SANDTON (now) MANDELA SQUARE



SANDTON SQAURE





SANDTON SQAURE



SANDTON SQUARE







THE V & A







THE VICTORIA AND ALFRED WATERFRONT

?
?

?

?



THE VICTORIA AND ALFRED WATERFRONT



ROGGEBAAI CANAL



ROGGEBAAI CANAL





SABS
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ROAD, BUS  AND RAIL NETWORK

MENTZ STR. STATION
WALKER STR.

MEARS STR.

UNISA 

(MUCKLENEUK)

UNIVERSITY

OF PRETORIA LIFE GROENKLOOF 

HOSPITAL

CRAWFORD 

COLLEGE

BRT route

BRT stations

Gautrain Bus Feeder route

Gautrain Bus Feeder stops
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GROENKLOOF CAMPUS IS IT’S URBAN CONTEXT

UNIVERSITY

OF PRETORIA

LIFE GROENKLOOF 
HOSPITAL

CRAWFORD 
COLLEGE

LUKASRAND

MUCKLENEUK
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Source: SABS Master Plan. HolmesJordaan 2011-2013

EXISTING CAMPUS PLAN
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Source: SABS Master Plan. HolmesJordaan 2011-2013

ANALYSIS OF EXISTING BUILDINGS FOR DEMOLITION

Demolish

Construct new
building and demolish

Relocate use to existing
buildings and demolish

Investigate if uses
can be relocated
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SABS CONSOLIDATED PRECINCT

Land regarded as STR
(surplus to requirements)
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Land regarded as STR

(surplus to requirements)
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PLAN OF THE PROPOSED DEVELOPMENT IN ITS URBAN CONTEXT
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VIEW FROM SOUTH-EAST
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VIEW FROM NORTH-WEST
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VIEWS OF THE PROPOSED DEVELOPMENT 



Le
a

se
 l
e

ss
e

r-
v

a
lu

e
 la

n
d

to
 g

e
n

e
ra

te
 h

ig
h

e
r

v
a

lu
e

 o
n

 b
e

st
-v

a
lu

e
 la

n
d

A
d

d
 p

u
b

lic
 e

n
v

ir
o

n
m

e
n

t
to

 S
TR

 l
a

n
d

S
u

b
d

iv
id

e
 S

TR
 l
a

n
d

 in
to

d
e

v
e

lo
p

m
e

n
t 

p
a

c
k
a

g
e

s

A
d

d
 m

a
in

fr
a

m
e

 
S
e

rv
ic

e
s 

to
 S

TR
 l
a

n
d

S
u

b
d

iv
id

e
 o

ff
S
TR

 l
a

n
d

R
e

zo
n

e
S
TR

 l
a

n
d

R
e

zo
n

e
 f

o
r

a
d

d
it
io

n
a

l b
u

lk

D
e

v
e

lo
p

m
e

n
t 

M
a

n
u

a
l &

 
D

e
si

g
n

 R
e

v
ie

w
 P

ro
c

e
ss

 

Le
a

se
 a

ll 
la

n
d

 a
s

u
n

d
if
fe

re
n

ti
a

te
d

v
a

lu
e

Le
a

se
 b

e
st

 la
n

d
 t

o
 g

e
n

e
ra

te
b

e
tt

e
r 

v
a

lu
e

 o
n

 le
ss

e
r-

v
a

lu
e

la
n

d

and/

or

and/

or

and/

or

and/

or

O
P
TI

O
N

S
 I

N
 A

P
P
R

O
A

C
H

APPROACH TO LEASE OF LANDEXTENT OF PROPERTY BENEFICIATION
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1
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6

e.g. (15ha x R30 mill./ha) ±R450 mill.*

e.g. (15ha x R15 mill./ha) ±R225 mill.*

* Notional figures only and used purely to demonstrate principle

e.g. (15ha x R20 mill./ha) ±R300 mill.*

e.g. (400 000m² bulk @ 
R3000/m²) ±R1.2 bill.*

e.g. (330 000m² bulk @ R2000/m²) ±R660 mill.*

e.g. (330 000m² bulk @ R2500/m²)
±R825 mill.*

e.g. (400 000m² bulk @ 
R2500/m²) ±R1 bill.*

and/

or

Increasing cost inputs requiredLower cost inputs
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BENEFICIATION SUMMARY OF THE OPTIONS
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SOUTH-WEST PRECINCT: CONTROLS AND DIRECTIVES 
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Year 2017

Months

Weeks 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26

Date (Mon) 6 13 20 27 3 10 17 24 1 8 15 22 29 5 12 19 26 3 10 17 24 31 7 14 21 28

PROJECT STAGES Weeks

Stage 1: Status quo,Context and Rapid Review Pre Feasibility 4

Stage 2: Strategic Intent and Vision/Concept 2

Stage 3: Campus Master Plan, Guidelines and Benficiation Options 7

Stage 4: Implementation, Feasibility and Engage with Developers 6

Stage 5: Final Report 5

TOTAL 24

Consultation

Steering Committee 13 27 10 24 8 22 5 19 3 20 31 14

EXCO

Deliverables

Reports D D D F

Presentations

AugustApril June

SABS CAMPUS MASTER PLAN

PROPOSED HIGH LEVEL PROJECT PLAN 

Thursday, 20 April 2017

GAPP: Johannesburg Consortium

March May July

PROGRAMME
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GROENKLOOF CAMPUS IS IT’S URBAN CONTEXT

UNIVERSITY

OF PRETORIA

LIFE GROENKLOOF 
HOSPITAL

CRAWFORD 
COLLEGE

LUKASRAND

MUCKLENEUK
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EMBEDDING ARTIFICIAL INTELLEGENCE INTO A PROPERTY ASSET REGISTER



A TYPICAL PROPERTY ASSET REGISTER



…TYPICALLY SHOWS WHAT IS “SEEN”…



WHAT IS “UNSEEN” IS OFTEN MORE IMPORTANT THAN WHAT IS “SEEN”…

• Is a property Surplus To Requirements (STR)?

• What portion of it could be released for something else?

• Could it be alienated?

• What might its ‘highest and best purpose’ be as a property development?

• How might we leverage value from it?



MAKING THE MOST OF A PROPERTY ASSET REGISTER

• So we need a model….

• …endowed with Artificial Intelligence (AI)…

• If we only have a handful of properties, it’s easy to do mechanically.

• If we have a vast number of properties, it’s impossible…

• …and so we don’t bother…

• …and the portfolio vastly under-performs.



DEVELOPING AN INTELLEGENT PROPERTY ASSET MODEL

• I recognise my particular position in the urban system, for example…

• I’m very extensive and well-shaped…

• I’m visible from a freeway and near an interchange…

• A main road connects me back to the interchange…

• I’m right next to a railway station and a goods siding...

• I’m relatively flat and easily developed with good soils for founding…

• I’m not environmentally encumbered…

• …etc.

• We need the register to be far more than a bulk ‘storage and retrieval’ system

• We need to code each property in a way that it ‘thinks for itself’ 

along the following lines:.



• On that basis, I bid myself on the urban market according to my perceived value…

• …and I look around and find like-minded properties and choose 

to be associated with them.

In effect, I’m operating in terms of the 

Principles of 

Bid-Rent Theory…



DistancePLVI

V
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lu
e

Composite

BID-RENT

curve
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Residential

Industry

SOME PRINCIPLES 

OF 

BID-RENT THEORY
Retail

Peak Land Value IntersectionPLVI



Correlation High                      Moderate                      Weak                        NilLANDHOLDING
ASSESSMENT MATRIX

Extensive
Regularly shaped
Integrated
Fragmented
etc. 
Primarily urban
Primarily rural
Within urban core
Peripheral to urban core
Distant from urban 
core 
etc.
Required for core
business
Ecological constraints
Topological constraints
Legal/lease constraints
etc.
In line with Council SDF
Congruence with Province
Township status
etc.

SITES          1   2   3    4   5   6   7   8   9    10    …     n

Project readiness

CRITERIA

Nature of Site 
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development 
potential

Impediments to 
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…
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planning context
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PROJECT IDENTIFICATION

C

B

TE
C

H
N

IC
A

L 
E
V

A
LU

A
TI

O
N

PROPERTY 

ASSETS

DISCARD
• No or limited market value;

• No or limited development 

value

DISPOSE
• Moderate/High market & 

urban value;

• No significant value add 

through development

DEVELOP
• High future market & urban 

value;

• Value realized through 

development/redevelopment

LAND + 

SERVITUDES
TERMINALS INDUSTRIAL RESIDENTIAL COMMERCIAL

OPERATIONAL ASSETS (Core to Requirements)

NON-OPERATIONAL ASSETS (Surplus to Requirements)

S
y
n

e
rg

y
 a

n
d

 a
d

d
it
io

n
a

l v
a

lu
e

PRIORITISED 

SITES

(Selected sites 
– surplus to 

requirements -
identified)

OPERATIONAL 

EVALUATION

(Criteria to 
determine 

current and 
future 

operational 
need for 

property assets)

A

SOCIAL
Creating value for existing 

and future communities 

ECONOMIC
Responding and contributing

to the spatial economy 

FINANCIAL
Ensuring viability and 

sustainability of development 

CULTURAL
Contributing to broader 

urban context

PROJECT DELIVERY

• Viable projects prepared for 
procurement;

• Procurement documentation, 
process & evaluation;

• Contract management

D

• Locational 

value;

• Site size & 

configuration

• Urban context –

surrounding 

development & 

dynamics;

• Proximity to 

nodes & 

integration 

zones;

• Agricultural 

potential

• Spatial policy 

alignment;

• Market 

dynamics;

• Constraints to 

development

• Impediments to 

development

• Locational 

value & market 

dynamics;

• Existing 

condition & 

impediments

• Site size & 

configuration

• Urban context;

• Proximity to 

nodes & 

integration 

zones;

• Spatial policy 

alignment;

• Constraints to 

development

• Impediments to 

development

• Existing 

condition & 

impediments

• Size & 

configuration

• Urban 

context;

• Proximity to 

nodes & 

integration 

zones;

• Spatial policy 

alignment;

• Incentives/de

velopment 

zones

• Market 

dynamics;

• Constraints to 

development

• Urban 

context –

densities & 

supporting 

infrastructure;

• Existing 

condition & 

impediments

• Size & 

configuration

• Proximity to 

nodes & 

integration 

zones;

• Spatial policy 

alignment;

• Market 

dynamics;

• Constraints to 

development

• Existing 

condition & 

impediments

• Size & 

configuration

• Urban 

context;

• Proximity to 

nodes & 

integration 

zones;

• Spatial policy 

alignment;

• Market 

dynamics;

• Incentives/de

velopment 

zones

• Constraints to 

development

Programme for optimising operational performance 

(and possible further STR release)



LocalitySite name



LocalitySite name



LocalitySite name



The mind-set that’s needed in public sector projects:

Don’t think as though you’re a public agency with a core business:

(e.g. we’re in the ‘power generating’ business)

We’re a landowner who happens to be using our land for generating power at the moment 

Get over the caricatures of how you perceive property developers in the private sector:

(they’re all a bunch of low-cunning looters and pillagers)

Be prepared to develop partnerships:

Cities are built on partnerships

Develop trust:

In your partners, public or private

In your enablement

In your product of the moment

Have in-house, committed management

but you don’t have to ‘own’ expertise – you can buy it in

Remember that you’re doing much more than property development:

You’re following a developmental agenda

You’re fulfilling an urban agenda



Project Champions 

are more important than

“Legacy-leavers”

Development Managers 

are more important than 

“Project managers” 

There must be hands-on commitment

not only to the project

but the project team



A major landholding SOE

± Squillions ha

Newtown

± 44 ha
Sandton Square

± 8 ha

V & A

± 90 ha

land component
SABS

± 22 ha

Rosebank, Johannesburg, 2020



Rosebank, Johannesburg 

circa 1975



Rosebank, Johannesburg 

circa 2000



Rosebank, Johannesburg 

circa 2020



Factors for success in public sector developments

Was there outcome?

Was it successful financially?

Did the development agency benefit?

Was it socially and economically responsible?

Were there broader direct and indirect benefits? 

Was the project replicable?



In measuring success, the bar  for public sector initiatives is set higher:

Was there planning gain?

Was there a direct public good that was met?

Was there indirect public benefit?

In effect:

Were the immediate project objectives met?

But, more importantly, 

were a wider range of objectives met?



Good ideas don’t just die –

they’re murdered...

…by indifference?

…by ineptitude?

…by incompetence?

…by meddling?

Mostly,

it’s misunderstanding how hard one has to work at urban success…

It’s not something that gets done between orange juice and cereal in the morning…

It’s about full-time attention, management and will…

If you’re not up for that commitment, don’t get into the ring.


