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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 lafter,

a beer...

He fails to till, plant, weed and water...

...and, of course, he never harvests...



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
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When the public sector gefts 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 markete

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?



NEWTOWN






Urban design proposals
and a development
framework for an
historic precinct in
Johannesburg. Winner
of first prize in open
competition,

Newtown : Johannesburg .

GAPP

ARCHITECTS
URBAN DESIGNERS

NEWTOWN CULTURAL PRECINCT
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NEWTOWN CULTURAL PRECINCT
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THE VISION

NEWTOWN CULTURAL PRECINCT

PN D P =L

Market Theatre Precinct
Museum Africa

Mary Fitzgerald Square
Workers Library Museum
Newtown Piazza

Electric Workshop

Turbine Hall and Boiler House
Turbine Square

Craft and Design Centre
Dance Factory

SAB Museum

Reserve Bank

New Residential Development
“Railway Museum” Square
New M1 South On-Ramp
Dance Centre

Film Centre

Afrika Cultural Centre













SANDTON (now) MANDELA SQUARE
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SANDTON CITY

1.The Square q \; 4. Propose

2.The Forum 5. Burgher’s Walk

3.The Gallerla 6.Publlc parking structure

WEST STREET

Or 57,94
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THEV & A









THE VICTORIA AND ALFRED WATERFRONT
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SABS
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: Admin
: Flame Tests
: Chemical
: Electrical Engineering
: Cafeteria
: Electronics
: Mechanical Engineering
: Non Destructive Tests
: Explosive Hazards
: Metrology
: Civil Engineering
: Training
: Central Stores
Main Plant Room
: Acoustics
: Parking & Garage
: Automotive Engineering
: GGS
: Brake Tests
: Pump Tests
: Force Assizes
: Maintenance of Buildings
: Weapon Proof
: Std Inform & Sales
: Design Institute
: Social Club
: New Laboratories
: New Gatehouse

N<X< CHOXOZZIrXmoOow>»

Demolish

Construct new
building and demolish

Relocate use to existing
buildings and demolish

Investigate if uses
can be relocated




Land regarded as STR
(surplus to requirements)
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EXTENT OF PROPERTY BENEFICIATION

PUD| ©N|DA-}S8Q UO SN|DA
Jaybly aypisusb oy
PUD| ON|DA-18SSS| 85097

and/
or
and/
or
and/
or
and/
or
and/
or

PUD]
SN|DA-I9553| UO SN|OA J8}18Q
aJJIsuUab O} PuUp| Jsag aspaT

SN|DA

paiolUaIaIPUN
SO PUD| || 85P3T

$$920.d MBIASY ubisa(
2 |[oNUDW JuswdoljeAas(

3INg |ouUoLIPPD
10) suozay

seboyond JusuwdoleAsp
Olul PUD| 1S SpIAIPANS
PUB| LS O}
juswiuoliAus 21lgnd ppYv
PUD| y1S Ol SODIAISS
swipJuIbW PPy
PUDB] YIS
2UO0ZoY

PUDB| 1S n

11O 9PIAIPANS ~

HOVOYddV NI SNOILJO




LEASE APPROACH

Ajnba yym salis [onplaipul O
Juswdo|oAsp pub 8spPaT

Alnba jnoypm sayis [oNpIApUl O
[uswdo|oAsp pub aspPaT

Ajinba ypm suolipiod
P3IOPIOSUOD JO BSPST

Ajinba jnoyym suoipod
PB1DPIOSUOD JO 850

"00AS( BulspaT ul Alinba
SO PUD| NG JSOAU|

oyIs [IN} JO BSPB| NG n E

SNOILdO HOVOYddV



BENEFICIATION SUMMARY OF THE OPTIONS

Bulk
Options

BENEFICIATION
DESCRIPTION

Additianal Floar
AreaM2
(Exe SABS Precinet)

Single
Developer

IV Partner/
Funding

Multi
Developers

Bulk Semvices
Contibution
R

Intemal
Semvices
R

Total
Development
Cost R

Land Value

Rfm2
Estimate

Land Value
After Com
& Marketing R

MNet
Development
SumlusR

Type of

Investment and Return

OPTION 1

Leaselandasis

1,000

141,137,240

141,137,240

Lurripy Sur/Onee Off

OPTION 2

Lease with Overall Rights

Low Bulk

150,145

3,100,000

B

176,421,550

173,321,550

Short

Lurmip Surm/Onee OFf

Meduim Bulk

177,250

3,100,000

=

208,268,750

205,168,750

Short

Lurripy SurOnee Off

High Bulk

35352

3,100,000

B

394,038,500

390,938,500

Short

Lurmip Surm/Onee Off

Preferrad Bulk

259,593

3,100,000

[EN]N EEER QER RUN]

SEIEIE

=

305,021,775

300,921,775

Short

Lurripy Sur/Onee Off

OPTION 3

Rights and Subdivision

Low Bulk

150,145

35,571,000

3250000

38,821,000

245,990,170

208,159,170

41

Short

Lurrip Surs/Onee OFf

Meduim Bulk

177250

46,192,000

3,250,000

49,442,000

291 576,250

240134250

Short

Lurmip Surm/Onee Off

High Bulk

335352

96,004,000

3,250,000

99,254,000

551,654,040

452 400,040

Short

Lurripy Surr/Onee Off

Preferad Bulk

159,593

74253000

3,250,000

77,503,000

437030,485

349,527 485

Short

Lurmip Surm/Onee Off

OPTION 4

Basic Services

Low Bulk

150,146

35,571,000

17747

27747 857

5,000,000

68,318,867

388,127,410

319,808,543

Medium

Extended Lease

Meduirm Bulk

177250

45,192,000

32318857

5,000,000

23,510,857

455,191,250

=<5y

374,580,383

Medium

Extended Lease

High Bulk

335,352

96,004,000

43422 867

5,000,000

144 426,867

866,884,920

722 456,053

Medium

Extended Lease

Preferad Bulk

29,59

74,253,000

38020857

5,000,000

117,273,867

1,047,905

67
bil}

553,774,038

Medium

Extended Lease

OPTION 5

Public Enviranment

Low Bulk

150,146

35,571,000

27,747 3a7

25012214

88,331,081

458,696,030

370,364,949

Medium

Extended Lease

Meduim Bulk

‘..‘.Eﬂ
LEJ S

45,192,000

[

32318567

25012214

103,523,081

541 498,750

437 975,669

Medium

Extended Lease

High Bulk

335,352

96,004,000

43422 867

25012214

164,439,081

1,024,500,360

860,061,279

Medium

Extended Lease

Preferad Bulk

259,59

74,253,000

33020867

2501221

137,285,081

793,056,615

655,770,534

Medium

Extended Lease

OPTION &

Design Manual/Review

Low Bulk

150,145

35,571,000

27747 3o

2551221

28,331,081

493,980,340

405,149,259

Long

Long Term Annuity

Meduim Bulk

‘..‘.Eﬂ
LEJ S

45,192,000

32318857

25512214

104,023,081

583,152,500

479,129,419

Long

Long Term Annuity

High Bulk

335,352

96,004,000

43422 867

25512214

164,939,081

1,103,305,080

938,368,999

Long

Long Term Annuity

Preferred Bulk

759,593

74,253,000

38020857

25512214

137,786,081

554,050,970

716,274,389

Long

Long Term Annuity

OPTION 7

Top Structures

Low Bulk

150,145

35,571,000

27,747 867

2551221

28,331,081

529,264,650

440,433,559

Long

Long Term Annuity

Meduim Bulk

177,250

46,192,000

32318 867

25512214

104,023,081

624,806,250

520,783,169

Long

Long Term Annuity

High Bulk

35352

95,004,000

43412357

25512214

164,939,081

1,182,115,300

Long

Long Term Annuity

Preferrad Bulk

255,593

74,253000

38020867

25512214

137,786,081

915,085,325

Long

Long Term Annuity




SOUTH-WEST PRECINCT: CONTROLS AND DIRECTIVES

2 Pedestrian connections

«=====3 Pedestrian pavements

) Arcades

mEmm External and internal roads

(X T Boulevard with tree line

® ® Traffic lights controlled
® ® intersection
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Build to line

Mixed use
(office, retail and
residential)

Retail at ground floor

Hotel / conference

Super basement /
basement parking

Urban square

Parks / green spaces

Landscaped courtyard
Atrium

Iconic building

Max no. of storeys

Focal point

Views to park




PROGRAMME

SABS CAMPUS MASTER PLAN
PROPOSED HIGH LEVEL PROJECT PLAN
Thursday, 20 April 2017
GAPP: Johanneshurg Consortium

Year 2017 | | | | ]
Months March April
Weeks 1 2| 3 6| 7
Date (Mon) 6| 13| 20 10| 17
PROJECT STAGES

Stage 1. Status quo,Context and Rapid Review Pre Feasibility
Stage 2. Strategic Intent and Vision/Concept

Stage 3. Campus Master Plan, Guidelines and Benficiation Options
Stage 4. Implementation, Feasibility and Engage with Developers
Stage 5: Final Report

TOTAL

Consultation
Steering Committee
EXCO

Deliverables
Reports
Presentations
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THE PROPERTY ASSESSMENT MODEL

EMBEDDING ARTIFICIAL INTELLEGENCE INTO A PROPERTY ASSET REGISTER



AF35 Asset Class £ t A t iption Local Munici b
B1.1 B1.3 ) B19 B1.10 B1.11 Bl

Asset MKINC MK UNIQUE ASSET LINK TO LAND PARCEL OF IMPROVEMENT IN AC|
Code - |Status C el CA = |NUMBER v FACILITIES CLASSIFICATION ~ [IDENTIFIER = |HAME OF MUNICIPALITY 5( ~ [ACQUISITION DAT ~ |N

NON-RESIDENTIAL BUILDNNG

\L BUILDING

AL BUILDING A ITY OF | NESBURG METROPOL 2 8
NON-RESIDENTIAL BUILDING SCHOOL i ME METROPOLITAN W TO BE CONFIRMED THRi INFO!
NO DEMTIAL BUILDING 5CHOOL f OF ] METROPOLI TO BE CONFIRMED THR INFO ON NOT
NON- DENTIAL BUILDING I SCHOOL ITY OF | iG METROPOLI TO BE CONFIRM 1N IMATION NOF
NON-RESIDENTIAL BUILDING ' OF IURG METROPOL!
NO \L BUILDING ] 3 ETROPOL! I ON NO
NO NTIAL BUILDING z | { J TAN NIC ) OMN NO
NON-R \L BUILDING N AR ~ITY OF | Al G METROPOL I IMATION NOF
NON-RESIDENTIAL BUILDING N S ] ETROPOL! : I ON NO
NON-RESIDENTIAL BUILDNNG 4 N ITY OF ETROPOL! ) ON NOT
OTHER FIXED STRUCTURE A ~ITY OF | Al ON NOT &
NON-RESIDENTIAL BUILDING MR R IMATION NOT &
NO \L BUILDING RIVON "  OF ] 3 d I OMN NO
NO NTIAL BUILDING ROSE| N ~ITY OF | 3 ON NO
NON-R AL BUILDING g ROSHNEE PR Y SCHOOL Y
NON-RESIDENTIAL BUILDNNG EWEST BUILDING
NON-RESIDENTIAL BUILDING DOWN HIGH SCHOOL f OF 3 6 IN ON NOT
NON \L BUILDING & SEBOKENG TECHNIC,
NON-R AL BUILDING CHOOL
NO \L BUILDING i CHOOL
NO NTIAL BUILDING
NON-R AL BUILDING
NON-RESIDENTIAL BUILDING 50LID TRUTH s
NON-RESIDENTIAL BUILDNNG THE HILL HIGH SCHOOL
NON-RESIDENTIAL BUILDING 5 THE! O STUDIO ENGIMNEERING C!
DWELLING . HOUSES cITyY ] 2 ETROPOL!
NON-RESIDENTIAL BUILDNNG FOREST HILLPR CHOOL / OF ETROPOL

FOREST HILLP

NON-RESIDENTIAL BUILDING MOGALE PR
NO DENTIAL BUILDING
NO \L BUILDING
NON NTIAL BUILDING ATAN ZOND! N N H ME IV TADN 91N ON NO
NON-R AL BUILDING 4 A \ AL d TAN MU d IMATION NOF

\L BUILDING SCHOOL OMN NO

Linked Faci i ili 5 NO NTIAL BUILDING 6 3LEN R SCHOOL " 1 19 NFO ON NOT
Linked Fa ink / 5 NON-R AL BUILDING GLENSTANTIA PR SCHOOL -ITY ME METROPOLITAN W TO BE CONFIRMED THRI INFORMATION NO
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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

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 porifolio vastly under-performs.

So we need a model....

...endowed with Artificial Intelligence (Al)...



 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:.

| 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.



« On that basis, | bid myself on the urban market according to my perceived valuve...

« ...and |l 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 ...



PLVI

Peak Land Value Intersection
Retail

Office

Residential

Industry

Composite

BID-RENT
curve

SOME PRINCIPLES
OF
BID-RENT THEORY

Value

PLVI Distance




LANDHOLDING Correlation High @ Moderate ) Weak O Nil {»
ASSESSMENT MATRIX

CRITERIA STESp 123 456789 10 .. n
Nature of Site Extensive o @ J\
Regularly shaped @ o 24_‘_‘_§7
Integrated Ii
Fragmented 00 0@
efc.
Location relative to Primarily urban m{}w
development Primarily rural
potential Within urban core o o0 eoo0o0o o © ?

Compatibility with  In line with Council SDF
p|qnning context Congruence with Province
Township status
efc.

Project readiness

Peripheral to urban core j - OO ®
Distant from urban ... .
core
etc. t : A
Impediments to Required for core
development business
Ecological constraints O
Topological constraints m ==‘=0
Legal/lease constraints — @ O
efc.
L J

'..
Applicability of a criterion across all sites

At a glance:

At a glance:
Potential of a site across all criteria




J Programme for optimising operational performance

(and possible further STR release) (D
. OPERATIONAL
-------- ‘P{ OPERATIONAL ASSETS (Core to Requirements) EVALUATION
(Criteria to < PROPERTY <
determine -
] current and ASSETS
NON-OPERATIONAL ASSETS (Surplus fo Requirements) future
operational
LAND + need for
TERMINALS INDUSTRIAL RESIDENTIAL COMMERCIAL
SERVITUDES property assets)
d y A A A \ 4 A ¥
PRIORITISED
~1 ¢« Locational — + Locatfional — - Existing — -+ Urban — - Existing N\ SITES
value; value & market condition & context — condition & SOCIAL
« Site size & dynamics; impediments densities & impediments Creating value for existing (Selected sites
configuration + Existing + Size & supporting + Size & and future communities — surplus fo
=z + Urban context — condition & configuration infrastructure; configuration ; irements -
o N surrounding u impediments — -+ Urban — -+ Existing — °+ Urban egUI e. .e B
= (1 development & [| - Site size & | context; | condition & | context; N identified)
o < dynamics; configuration «+ Proximity to impediments - Proximity to ECONOMIC
Ie) oD +  Proximity to + Urban confext; nodes & + Size & nodes & Responding and contributing
> 2' nodes & *  Proximity to integration configuration integration to the spatial economy
g S \ infegration || nodes & || zones; | | - Proximity fo || zones; J
k) B w A zones; - integration | + Spatial policy |4 nodes & | -+ Spatial policy N
% — + Agricultural zones; alignment; integration alignment; FINANCIAL
© < potential » Spatial policy * Incentives/de zones; * Market . i)
o (@) + Spatial policy alignment; velopment « Spatial policy dynamics; _ Ensuring viability and
Q > alignment; + Constraints to zones alignment; -+ Incentives/de sustainability of development
O T N ¢+ Market - development — + Market — - Market - velopment
5 3) q dynamics; ] *+ Impediments fo [T] dynamics; 1 dynamics; | zones N
5] w + Constraints fo development « Constraints to + Constraints fo + Constraints to CULTURAL
S L development development development development Contributing to broader
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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 af 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
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Factors for success in public sector developments
Was there outcome?
Was it successful financially?
Did the development agency benefite
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 mete

Was there indirect public benefite

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 inepftitude?
...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...



