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…what is it?







…why have these previous concepts had relatively limited impact?

…is TOD falling into the same trap?



…lack of recognition of inertia, prior investment and clustering



(CIPC; ECAMP CoCT)



(ECAMP CoCT)



…not enough development to go around





(SAPOA; Rode)

0.5% Growth ???





…not understanding and engaging with market trends and drivers of 
development

demand for particular space in specific locations by companies and 
residents drives real estate investment

...therefore, one has to understand user requirements





In	the	retail	market,	despite	
the	slowdown	in	new	builds,	
…malls… are	getting	even	
bigger… there	is	clear	
appetite	for	regional	and	
super-regional	malls having	
the	lowest	vacancies	with	3%	
and	2%	vacancy	rates	
respectively	observed	in	2016.



…





…education, leisure, housing rather than retail, office and industrial space

(ULI)



(Census, 2011)

75%

…less	than	a	R200	000	house







1 out 4 houses “formal market” delivered
1 out 4 houses “state” delivered
2 out 4 houses “informal market” delivered

Gross national tax revenue revised 
downwards by R35-billion between 
2015/16 and 2017/18 due to steep 
decline in commodity prices and 
corporate income tax collection



…not understanding how development is financed
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Already, offshore 
exposure in SA’s listed 
property sector is about 
48% (end of June 2016) 
compared with no 
offshore exposure ten 
years ago, the latest 
figures from Stanlib show. 



…not understanding how development is delivered
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Conclusion

One doesn’t have to like, or agree, with these trends but one has to 
understand and engage with them in a sophisticated manner to 
restructure a city.

Some hard questions have to be asked:
• Are we trying to niaively impose an unrealistic urban structure to pay 

for a transport system that we can’t afford?

• Are there other urban structures and forms that may be more 
achievable that will result in similar urban performance outcomes 
relating to efficiency, equity, viability and sustainability?

…we have the people, skills, will and data to engage with these 
questions and drivers...our challenge is to do so...



UCT Nedbank Urban Real Estate 
Research Unit

www.ureru.uct.ac.za
Robert.McGaffin@uct.ac.za


