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PROJECT BRIEF
DEMACON Market Studies were commissioned by Turning Point Project

Managers to perform market research to assess the demographic profile,

economic drivers and trends, highest and best land uses and development &

growth potential of a proposed mixed-use development in the Diepkloof

(Soweto) area, with the optimum mix and sizes of the various highest and

best land uses to be informed by the market study.

It is our understanding that a comprehensive highest and best use market study

is required to inform relevant parties with regard to the full and optimum

development potential of the site, in order to inform strategic planning,

investment and marketing decisions.

The following land uses would be investigated in the market research:

In the context of the above, a comprehensive highest and best use market study

is therefore required to assess the viability and optimum composition of a

potential development concept in terms of, inter alia:

✓ identify the optimum combination of highest and best uses (HBUs) for the

sites (taking due cognisance of market and development trends and

demands in the sub-region)

✓ refine the above to a short list of potential activities / real estate markets to

be analysed

✓ demographic status quo and trends of the anticipated target market,

including point of origin, affordability levels, etc.

✓ local and sub-regional economic status quo and trends, including main

economic drivers and trends in the region

✓ location analysis and property description

✓ SDF / Urban Design Framework Alignment

✓ catalytic effect of new and / or comparable projects in the market

✓ market activity and growth

✓ main competitors / supply in the market, i.e. comparable projects aimed at

similar target market (existing and proposed)

✓ forecast take-up rates

✓ extrapolated market profile, i.e. future resident population (and demand

implications for ancillary facilities)

✓ corresponding product offer and type

✓ timing / phased implementation and optimum point of market entry

✓ future demand thresholds and target markets per land use

✓ Market potential assessment (including 5- and 10-year growth forecast)

✓ Recommendations and conclusions, including optimum land use mix and

project size (including optimum size quantified for each respective project

component, optimum points of market entry / phasing, recommended

typologies, product and pricing profiles, competition analysis, future growth

and expansion potential, etc.) – including photos, diagrams, graphs, maps,

etc.

DEMACON’s approach is purely market based and we apply our extensive

involvement as well as recent research and market intelligence on the subject

matter to complement the market study.
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PROJECT BRIEF

The remainder of the report is structured in terms of the following main themes:

Chapter 2: Location 

Analysis
focuses on the location aspects 

in the market with the objective 

of estimating the development 

potential within the designated 

area. 

Chapter 3: Economic 

Growth & Drivers
outline the salient features of the 

market area economy in terms of 

selected time series economic 

indicators; most notably the 

economic profile and growth trends 

within the local economy.
Chapter 4: Consumer 

Market Profile
Demographic status quo and trends 

of the anticipated target market, 

including point of origin, affordability 

levels, etc. 

Chapter 5: Consumer 

Perception Survey
conduct a random sample, 

perception survey in the 

surrounding area, which represents 

a large captive market for potential 

buyers.

Chapter 6 - 14: Market 

Demand & Supply Analysis
identify the supply and demand for residential, 

retail, automotive, office, industrial, short-stay, 

medical, education and social facilities within 

the market area and assess in terms of 

current trends, to determine the development 

potential, including ideal typology mix, pricing 

profiles, optimum point of market entry, etc. 

Chapter 15: Development 

Recommendations
optimum product offering, based on revealed 

preferences, target market and demand 

modelling, including economic impact 

assessment.
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CITY OF TSHWANE NODESCITY OF JHB REGIONAL SPATIAL DEVELOPMENT FRAMEWORK: REGION D

✓ Most residents work outside Soweto and most of the disposable income is

spent outside the region.
✓ The Diepkloof site is situated within Region D of City of Johannesburg

Metro.

✓ Region D is one of the seven Administrative Regions in the City of

Johannesburg. It is situated to the western edge of the City and is

surrounded by Regions B and C to the north, Region F to the east and

Region G to the south. There are 36 wards in Soweto.

✓ Rich in history, but poorer in terms of quality of the settlement.

✓ It is a vast, sprawling urban area, characterised by mostly residential

developments and a limited variety of other uses and facilities (social

amenities and infrastructure).

✓ There are few significant sites for commercial, office, retail and industrial

development and informal activities proliferate.

✓ Prominent nodes include: Baralink, Jabulani, Dobsonville and Kliptown.

✓ Regional accessibility provided by the N1, Golden Highway, Chris Hani

Road, Soweto Highway and Roodepoort Road.

✓ External linkages are limited as well as northern access from the two

interchanges onto the N1 Highway.

✓ Residential is the most dominant land use in Soweto.

✓ Rental housing is the most common form of tenure (flats, backyard

shacks and hostels).

✓ Soweto has 15% of the city’s informal settlements with an approximate

total of 12 809 shacks. 24 of the informal settlements are located on

public land, while 4 are on private land. 68% of these have an official

mandate for upgrading.

✓ A large number of the informal settlements are concentrated around the

Klipspruit Valley Area and other environmentally unsafe areas. They offer

poor quality living environments, inadequate services and lack bulk

infrastructure. Furthermore, they are normally located on land that is

Dolomitic.

✓ Greater Kliptown is a high priority upgrading and renewal housing area

with projects in Pimville Zone 9, Klipspruit Ext 6, Klipspruit Ext 7 and

Klipspruit Ext 11at various planning and implementation stages.

Metropolitan Sub-Regions 
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CITY OF JHB REGIONAL SPATIAL DEVELOPMENT FRAMEWORK: REGION B

✓ The site is seen as an

Infrastructure Hotspot

and situated along the

N1 with great visibility.

Diepkloof Site
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Residential Building Plans Completed – City of Johannesburg Metro

RESIDENTIAL BUILDINGS COMPLETED NON-RESIDENTIAL BUILDINGS COMPLETED

The average number of residential buildings completed since 2004 in City of

Johannesburg Metro amounts to approximately 5 895 units per annum.
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Site Location & Site Assessments

LOCATION OF THE SITE 

Site

✓ The proposed development is situated in the eastern extent of Region D of

City of Johannesburg Metropolitan Municipality.

✓ The site is bordered to Chris Hani Road to the north and the N1 (Western

Bypass) to the east of the suburb Diepkloof.

✓ To the west of the subject site is Chris Hani Baragwanath Hospital Complex

and ±5km further west Maponya Mall. To the north of the site is Diepkloof

Square.

SITE ASSESSMENTS

The proposed mixed-use development site scored locational ratings between 70% and

80%+ which indicates that most important fundamentals for a successful mixed-use

development is in place.

Proposed Land Use Percentage

Retail / Trade 77.4%

Medical (Private Hospital) 77.1%

Residential 76.4%

Education (Private School) 75.4%

Short-Stay Accommodation (Hotel) 75.2%

Office 74.5%

Industrial 73.9%

Market potential is influenced not only by consumer income and

expenditure, but in particular also by the characteristics of the retail

site/location under consideration. Retail centres and other urban property

markets have specific location requirements and given the fact that the

development potential of an array of other uses should also be tested,

these should also be included in the location assessment exercise.

To this effect, DEMACON Site Evaluation Models © are utilised. These

DEMACON models are pragmatic and are based on the assignment of

values to various location factors. Firstly, the site is evaluated on a ten-

point scale, with ten being the highest. Secondly, weights are attached to

these factors, in order of importance (1 to 5, with 5 being the most

important).

Subsequent section provides the location assessments of the following land

uses.
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Economic Base Analysis – Soweto Local Economy

City of Jhb Metro 

Economy

Soweto  Local  Economy
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Economic Base Analysis – Soweto Local Economy

Soweto  Local  Economy
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ECONOMIC GROWTH

City of Johannesburg Metro:

✓ 3.8% average annual growth rate per year 

since 1996, 2.0% average annual growth rate 

per year since 2012

Soweto Local Economy:

✓ 2.9% average annual growth rate per year 

since 2002, 1.4% average annual growth rate 

per year since 2012

ECONOMIC PROFILE

✓ Finance, insurance, real estate and business

services – 22.7%

✓ Community, social and personal services –

21.5%

✓ Trade – 16.8%

✓ Manufacturing – 15.8%

SIZE OF THE LOCAL ECONOMY

City of Johannesburg Metro:

✓ City of Jhb Metro contributes 39.6% to the

Gauteng Province.

SowetoLocal Economy:

✓ The Soweto Sub-economy contributes 15,4%

to the City of Jhb Metro Economy.

TRADE SECTOR PERFORMANCE

✓ Wholesale & retail trade sub-sector obtained

an average growth of 3.0% since1996 – 2017

and 1.3% since 2012.

✓ Catering and accommodation obtained an

average growth of 1.5% since 1996 and

experience a decrease to -1.6% since 2012

BUSINESS SECTOR PERFORMANCE

✓ Finance & insurance sub-sector obtained an

average growth of 6.2% since 1996 and 1.3%

since 2012.

✓ Business sub-sector obtained average growth

of 5.2% since 1996 and experience a

decrease to 3.6% since 2012

Economic Base Analysis – Soweto Local Economy
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Primary Trade Area Delineation & Drive Time Polygon

The primary market area for the project is based on an approximated 15 min drive time.

The primary market, informed by general 

trade area criteria, as well as the 

following:

✓ Consumer market behaviour and 

expenditure trends

✓ Regional and sub-regional levels of 

accessibility

✓ Geographic barriers

✓ Natural catchment areas

✓ General consumer mobility patterns 

and drive times.

✓ General SACSC guidelines

Primary Trade Area
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Residential Growth
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Population Growth
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Primary Market Demographic Profile Characteristics - Summary



19

Diepkloof Mixed Use Market Study – April 2019 

LSM Profile

Primary Trade Area

LSM 1 to 3
47,5%

LSM 4 to 
10+

52,5%

LSM Profile
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Household Income Profile

Primary Trade Area
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DEMOGRAPHIC PROFILE MAIN ASPIRATIONS OF CONSUMER SEGMENTS

Millennials - Aged 21 to 34 years.

The majority of this generation has never known a world without mobile phones, laptops and cable

television. This cohort is the one that tends to cop most criticism at the moment, with labels such

as ‘used to instant everything’, ‘believe they can separate effort from reward’, ‘do not live to work

but work to live’. This segment is the most formally educated and most sophisticated of all the

generations before it. Detailed research has shown that they are looking for brands that resonate

with their peers. They are very image driven and so value, for example, electronic toys, piercings

and tattoos. Other research shows that they pay less attention to quality than other generations.

Generation X - Aged between 35 and 49 years.

A bridging generation, which joined the workforce generally during periods of economic prosperity

(the mid to late 1980s onwards). Generation Xs are highly educated but more questioning of

convention than the Baby Boomers. They are also generally more interested in balancing family,

life and work, and much less inclined to sacrifice time, energy and relationships for career

advancement like the Baby Boomers did.

Boomers - Aged 50 to 64 years of age.

The ageing shoppers look for social interaction and leisure experiences in shopping malls. They

seek personal attention, opposed to, speed. They prefer high quality products at good prices.

These consumers are wiser, more experienced and have plenty of time for scrutinising products

and information gathering before making choices. They place emphasis on security, safe parking

areas, mall furniture and a range of places offering them social and leisure experience

Area Summary & Generation Consumers
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16,5%
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SUBURB EMPLOYED, EMPLOYMENT STATUS, OCCUPATION, MEMBERS IN HOUSEHOLD, HOME 

LANGUAGE & ETHNIC GROUP 

Household Survey Results – Socio Economic Information

33,9 
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Suburb in which you are employed?

Permanent 
employment

43,8%

Unemployed
28,1%

Pensioner
12,5%

Self 
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Temporary 
employment
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RETAIL OFFERING, NEED & SUPPORT, EXPENDITURE LEAKAGE, PREFERRED SHOPPING CENTRE, MOST IMPORTANCE ASPECTS WHEN 

CHOOSING SHOPPING CENTRE

Household Survey Results – Retail Preferences & Key Findings

Inadequate - new facilities 
should be developed

66,7%
Inadequate -

existing 
facilities 

should be 
expanded

25,0%

Adequate - no new 
facilities required

8,3%

What would best describe the retail 
offering in your area?

Yes
77,1%

No
22,9%

Do you feel there is a need for an 
additional shopping centre in the 

Diepkloof area?

35,4 
22,9 

8,3 
6,3 

4,2 
4,2 

2,1 
2,1 
2,1 
2,1 
2,1 
2,1 
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Jabulani Mall
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Percentage (%)

Preferred shopping centre for grocery 
purchases
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Preferred shopping centre for clothing & other 
purchases
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83,3%
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Household Survey Results – Retail Preferences & Key Findings
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Accessory store
Speciality stores

Clothing store
Supermarket/Grocery store

Butchery
Home Decor and Furniture

Pharmacy (including Dischem/Clicks)
Shoe store

Jewellery
Liquor store

Florist
Entertainment/Theatre (include…

Bookstore/giftstore
Petstore

Hobby stores
Restaurants/Take-aways
Safari/outdoor equipment

No specific stores

Percentage (%)

Type of Shops

100,0 
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96,1 
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95,2 
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90,0 
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 -  20,0  40,0  60,0  80,0  100,0  120,0

Banks

Video store

Doctors

Laundromats

Photolab

Haridressers

Estate agent

Optometrist

Dentists

No specific services

Percentage (%)

Type of Services

95,0 
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72,7 

72,6 

60,0 

27,5 

25,0 

 -  20,0  40,0  60,0  80,0  100,0

Regional mall

Convenience retail centre

Automotive/motor related

Home improvement centre

Hyper centre

Lifestyle centre

Outdoor safari centre

Value retail centre

Big box centre

Percentage (%)

Are there specific types of shopping centres you would 
like to see in the proposed development?

WOULD YOU SHOP AT NEW SHOPPING CENTRE, PREFERRED TYPE OF SHOPS & SERVICES, SPECIFIC TYPES OF SHOPPING CENTRES, 

Yes
82,6%

No
17,4%

Would you shop at a new shopping centre if it were built 
as part of a larger mixed use precinct?
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Household Survey Results – Retail Preferences & Key Findings

SHOPPING BEHAVIOUR

Shopping behaviour

✓ 61.7% of respondents indicated that their shopping behaviour will remain unaffected should a new shopping centre be built, this could be attributed to the

historic dominance of Southgate Mall and the subsequent support of the Soweto residents in view of the absence of sizeable destination retail-orientated

centres in the local market.

✓ 19.1% of the respondents indicated that they will visit the area more for shopping purposes.

✓ 12.8% of the respondents indicated they will shop less at their previously preferred shopping centres.

The above may indicate the suitability of a smaller initial phase with a more convenience and lifestyle orientated focus.

My shopping 
patterns will remain 

unaffected
61,7%

I will visit the area 
more for shopping 

purposes
19,1%

I will shop less 
frequently at my 

previously preferred 
shopping centre

12,8%I will shop less frequently 
outside of the area

4,3%

I will never shop 
elsewhere

2,1%

How would a new retail centre development in the area affect 
your current shopping behaviour? 
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GROCERY ANCHOR PREFERENCES

Household Survey Results – Retail Preferences & Key Findings
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In general, what is your preferred grocer for purchasing 
grocery items

Yes
95,7%
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4,3%

Is this particular grocer present in your area?
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Household Survey Results – Residential Preferences & Key Findings

Yes
92,7%

No
7,3%

Demand for a new residential 
development in the Diepkloof area? 

DEMAND FOR NEW RESIDENTIAL DEVELOPMENT, PREFERRED TYPE OF DWELLING UNITS / BUILDINGS, COMPOSITION OF UNITS

Primary residence 
(buy to occupy)

60,0%

Rent (i.e. 
lease 

tenant)
28,6%

Buy to let
11,4%

Envisaged ideal type of tenure be in 
such a development?

Government 
provided -

Subsidy/RDP 
unit…

Rental unit
26,3%

Bonded 
unit

13,2%

Which of the following units would you 
prefer in a new development?

Full title stand 
with free 

standing house
71,1%

Flat/apartm
ent

23,7%

Room with 
shared 
facilities

5,3%

Type of dwelling units would you prefer 
in a new residential development?

Single storey development
63,3%

3 to 4 
storey walk 

ups
33,3%

Multiple storey 
development 
(with a lift)…

Configuration of residential buildings 
should be developed?

50,6 

48,1 

81,0 

73,7 

76,3 

57,9 

60,5 

73,7 

 -  20,0  40,0  60,0  80,0  100,0

 3 bedrooms

 1 Bathrooms

1 Living Areas

Garages (Yes)

Carports (Yes)

Domestic Quarters (Yes)

Patio (Yes)

Garden (Yes)

Percentage (%)

Preferred composition



29

Diepkloof Mixed Use Market Study – April 2019 

CONSIDER MOVING, AFFORDABILITY

Household Survey Results – Residential Preferences & Key Findings
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Would you consider moving to this development? 

Buy
65,4%

Rent
34,6%

Based on your current income profile, which option would 
you be able to afford?

Less than R 500 
000

66,7%

R 500 000 - R 1 million
33,3%

If you were to buy a new residential property what would 
be a reasonable market price?

Less than R 3 500
84,0%

R 3 500 - R 5 000
12,0%

R5 000 - R10 000
4,0%

If you were to rent a unit in the new residential 
development, please indicate your target monthly rental
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PERCEIVED DEMAND FOR ANCILLARY USES - PREFERENCES / KEY FINDINGS

Household Survey Results – Perceived Demand For Ancillary Uses

✓ There is very high perceived demand for the following:

• Offices in general,

• Facilities such as schools, a private hospital / clinic and a hotel

✓ There is very low perceived demand for the following:

• Industrial & warehousing and

• Automotive and ancillary uses

Offices Low Demand Moderate
High 

Demand

Municipal Satellite Offices 3,7 11,1 11,1 14,8 59,3

Government offices 3,7 7,4 22,2 22,2 44,4

Parastatal offices 3,7 3,7 25,9 18,5 48,1

SMME offices with shared business 

centre
3,2 12,9 16,2 16,2 51,5

Call Centre 3,2 12,9 19,3 12,9 51,8

Small Business Offices (100 - 250) 3,2 16,1 19,4 9,7 51,6

Industrial facility Low Demand Moderate
High 

Demand

Industrial stand only (300 - 500sqm) 33,6 18,9 9,4 15,1 23,0

Industrial stand only (500 -

1000sqm)
32,8 19,1 8,8 15,6 23,7

Mini warehouse (100 - 150sqm) 34,1 17,8 7,8 16,7 23,6

Mini warehouse (150-300sqm) 33,7 18,5 9,6 15,5 22,7

Warehouse (300-500sqm) 33,3 18,2 9,1 17,1 22,3

Warehouse (500sqm+) 34,4 19,1 8,2 15,3 23,0

Automotive facility Low Demand Moderate
High 

Demand

Autotrade (new & second hand) 25,9 18,5 22,2 18,5 14,8

Motorcycle trade 26,9 23,1 15,4 23,1 11,5

Automotive/motorcycle parts & 

spares
26,9 19,2 23,1 19,2 11,5

Automotive fitness centres 26,9 19,2 23,1 19,2 11,5

Tyres & wheel alignment centres 25,9 18,5 18,5 22,2 14,8

Automotive workshops 26,9 19,2 23,1 19,2 11,5

Filling station 22,2 18,5 22,2 22,2 14,8

Other facilities Low Demand Moderate
High 

Demand

Public Primary School - 3,6 25,0 21,4 50,0

Public Secondary School - 10,7 25,0 17,9 46,4

Private Pre-Primary School / Creche - 11,5 30,8 19,2 38,5

Private School - Primary Phase - 11,5 30,8 7,7 50,0

Private School - Secondary Phase - 11,5 26,9 11,5 50,0

Private Hospital 3,3 13,3 16,7 6,7 60,0

Private Clinic 3,7 11,1 25,9 14,8 44,4

Hotel / Accommodation Facility - 14,3 25,0 10,7 50,0

Public Primary School - 3,6 25,0 21,4 50,0
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Household Survey Results – Income Profile
BREADWINNERS IN HOUSEHOLD, HOUSEHOLD INCOME, INCOME SOURCES

✓ Breadwinners

58.6% of the respondents indicated they have 1 breadwinner in the

household, followed by 27.6% with 2 breadwinners in the household.

✓ Average monthly household income

The majority of respondents (33.3%) indicated they earn no income,

followed by 23.8% between R4 000 to R8 000 per month. Smaller

percentages earn between R8 000 to R64 000+

✓ Income sources

• 27.3% of the respondents indicate their income primarily derives from

their formal job which is between R2 001 to R3 500 per month.

• 66.7% of the respondents indicated they earn income from pension

allowance between R501 to R1 000 or a social grant (100.0%) also

between R501 to R1 000.
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Average monthly household income profile (before 
deductions) 

R1 -

R500

R501 -

R1000

R1001-

R1500

R1501-

R2000

R2001-

R3500

R3500-

R5000

R5000-

R7500
R7500+

Formal job 18,2 9,1 9,1 9,1 27,3 9,1 - 18,2

Temporary 

job
- - - - - - - -

Informal 

trade
- - - - - - - -

Pension - 66,7 33,3 - - - - -

Social grant - 100,0 - - - - - -

Disability 

grant
- - - - - - - -

Remittances - - - - - - - -

Other - - - - - - - -
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Residential Market Analysis –Average Sales & Rental Prices per Suburb
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RENTAL DATA - HOUSESSALES DATA - HOUSES 

Residential Market Analysis – Summary
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Residential Market Analysis –Average Property Values

Primary Trade Area
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Residential Demand Modelling – Bonded Housing

UNIT PRICE ESTIMATION (MEDIAN PORTFOLIO)SUMMARY OF MARKET RECOMMENDATIONS 

Findings:

✓ The modelling portrays market-based take-up based on medium to long-term market growth trends.  

✓ It can be expected that an estimated 20 237 new households will seek accommodation in the target geographic market area, resulting in an annual growth in 

demand of approximately 4 047.

✓ A total of 1 500 units (Bonded Units) could be developed and taken up in the market within approximately 5.0 years+ (80% take-up), resulting in between 197 

and 602 units per annum. 

✓ Phase one could include 500 – 750 units

✓ Optimum point of market entry: 2021+

TOTAL MARKET

A Additional HH: base yr + 5yrs 20 237 

B Annualised Market growth (full housing spectrum) 4 047 

C Bonded units 46,1%

D Bonded take-up per annum 1 865 

E Annual secondary market contribution (units / annum) Min 2 079 

F Max 4 158 

G Total annual bonded demand Min 3 944 

H Max 6 023 

PROJECT SPECIFIC – BONDED UNITS

I Project Bonded Units 1 500 

J Forecast market share of total market sales Min 5.0%

K Max 10.0%

L Project forecast total annual take-up rate (units / annum) Min 197 

M Max 602 

N Years to 80% take-up (bonded units) Min 2,5 

O Max 7,6 

P Avg 5,0 

Optimum point of market entry 2021+
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GAP ANALYSIS OPTIMUM DISTRIBUTION RANGE CONFIGURATION

Residential Demand Modelling – Bonded Housing

Development 

Type

Bonded Units

Effective 

Market Gap

Yes

Development 

Prospects

Moderate to 

High

DEVELOPMENT RECOMMENDATIONS:

Bonded Units:

✓ The modelling portrays market-based take-up based on medium to long-

term market growth trends.

✓ It can be expected that an estimated 20 237 new households will seek

accommodation in the target geographic market area, resulting in an

annual growth in demand of approximately 4 047.

✓ A total of 1 500 units (Bonded Units) could be developed and taken up in

the market within approximately 7.6 years+ (80% take-up), resulting in

between 197 and 602 units per annum.

✓ Optimum point of market entry: 2021+

✓ Configuration of units: upmarket housing precinct with 3 to 4 storey

walk-ups (i.e. medium density units) / townhouses

✓ The modelling figures corresponds with the increased FLISP income

bracket – this served to increase demand for units in this bracket.

%
Total 

Units
Price Range Bedrooms Square metres

49.0%

441

294

✓R600 – R1 million

✓R1.1million – R1.6 

million

✓1 bed, 1 bath, 1 

garage

✓1 bed, 1 bath, 1 

garage

✓60 – 90m2

✓60 – 90m2

32.8%

295

197

✓R1.7 million to 

R2.3 million

✓R2.4 million to 

R4.7 million

✓2 bed, 1 bath, 1 

garage

✓2 bed, 2 bath, 2 

garages, carport

✓100m2 - 135m2 

✓140 – 165m2

18.1%

272 ✓R4.7 million+ ✓2 bed, 1 bath, 1 

garage and 2 bed, 2 

bath, 2 garages, 

carport

✓100m2 - 165m2 

Total 1 500
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Residential Demand Modelling – Social Housing

UNIT PRICE ESTIMATION (MEDIAN PORTFOLIO)SUMMARY OF MARKET RECOMMENDATIONS 

Findings:

✓ The take-up forecast for social housing units is based on a maximum 1.9 years. This calculation will lead to a feasible 450 units, with a take-up of 163 to 427

units per annum (market share of between 5% to 10%).

✓ 22,5% of the rental units could be in the region of R370 to R745 per month, 28,8% in the region of R750 to R1 489 per month, 27.2% in the region of R1 500

to R2 978 and 21.5% between R2 978 to R5 956.

✓ The first phase should ideally measure 200 to 250 social units.

✓ Optimum point of market entry: 2020+

TOTAL MARKET

A Additional HH: base yr + 5yrs 20 237 

B Annualized Market growth (full housing spectrum) 4 047 

C Social Housing Segment 55,5%

D Entry-level to Social Housing take-up per annum 1 763 

E
Annual secondary market contribution (units / 

annum)
Min 1 502 

F Max 2 504 

G Total entry level to Social Housing Market take-up Min 3 265 

H Max 4 267 

PROJECT SPECIFIC - SOCIAL UNITS 

I Project entry-level to Social Housing Units 450 

J Forecast market share of total market sales Min 5%

K Max 10%

L
Project forecast total annual take-up rate (units / 

annum)
Min 163 

M Max 427 

N Years to 80% take-up (Social Housing units) Min 1,1 

O Max 2,8 

P Avg 1,9 

Optimum point of market entry 2020+

0,0% 0,0% 0,0%
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GAP ANALYSIS OPTIMUM DISTRIBUTION RANGE CONFIGURATION

Residential Demand Modelling – Social Housing

Development 

Type

Social Units

Effective 

Market Gap

Yes

Development 

Prospects

Moderate to 

High

DEVELOPMENT RECOMMENDATIONS:

Social Units:

✓ The modelling portrays demand and take-up based on current and

expected future market trends.

✓ The table above shows the social housing market potential - this segment

(62.9%) yields a take-up of 90 units per annum.

✓ The take-up forecast for social housing units is based on a maximum 1.9

years. This calculation will lead to a feasible 450 units, with a take-up of

163 to 427 units per annum.

✓ 22,5% of the rental units could be in the region of R370 to R745 per

month, 28,8% in the region of R750 to R1 500 per month, 27.2% in the

region of R1 500 to R3 000 and 21.5% between R3 000 to R6 000.

✓ Optimum point of market entry: 2020 / 2021+

Percentage 

contribution
Units (no.) Monthly rental Size

Distribution 

range

1 / 1.5 Bedroom 

units, 1 Bath
22,5% 101 R370 - R745 35m² - 40m² 20.0% - 25.0%

2 Bedroom units, 

1 Bath 
28,8% 130 R750 - R1 500 40m² - 45m² 30.0% - 40.0%

2 Bedroom units, 

2 Bath
27,2% 122 R1 500 - R3 000 45m² - 55m² 20.0% - 40.0%

3 Bedroom units, 

2 bath 
21,5% 97 R3000 - R6 000 55m²+ 10.0% - 15.0%

Total 100.0% 450
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Shopping Centre Supply Analysis

Primary Trade Area
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Existing Shopping Centre Supply Analysis

Name of Shopping 

Centre
Street Address Classification GLA

Year 

Developed

Year 

refurbish

ed

Nr of 

retail 

floors

Parking 

open

Parking 

covered

Parking 

total

Nr of 

shops
Main Anchors

Oriental Plaza -

Fordsburg

Cnr Main & Bree 

Streets, Fordsburg

Specialised 

Purpose: 

Specialty

80 616 1974 2009 3 2 400 500 2 900 360
Speciality Stores, Oriental 

Shops

The Glen Shopping 

Centre

Cnr Orpen & Letaba 

Streets, Oakdene
Regional Centre 74 624 1998 2009 3 1 700 2 000 3 700 207

Edgars, Woolworths, Foschini 

Group, Truworths, Pick n Pay, 

Dis-Chem, Game, Incredible 

Connection, Hi-Fi 

Corporation, Mr Price Group

Maponya Mall
2127 Chris Hani 

Road, Klipspruit Ext 5
Regional Centre 71 359 2007 2 - - - 183

Pick n Pay, Woolworths, 

Edgars, Truworths, Foschini, 

Mr Price, Ster Kinekor, Virgin 

Active

Southgate Mall

Cnr Columbine 

Avenue & Rifle Range 

Road, Mondeor

Regional Centre 69 750 1990 2002 2 - 180 3 200 201

Checkers, Pick n Pay, 

Edgars, Woolworths, Ster-

Kinekor, Game

Mall of the South

Cnr Swartkoppies and 

Kliprivier Road, Aspen 

Hills

Regional Centre 65 000 2015 2 - - - 150

Pick n Pay, Checkers, Game, 

Woolworths, Edgards, Mr 

Price Group, Truworths, 

Foschini

Jabulani Mall

644 Cnr Bolani Road 

& Koma Street, 

Jabulani

Regional Centre 48 855 2006 1 1 789 - 1 789 109

Shoprite, Food Lover's 

Market,  Game, Woolworths, 

Truworths, Mr Price, Edgars 

& Foschini, Virgin Active

Alberton City 

Shopping Centre

Cnr Voortrekker Road 

& Du Plessis Road, 

New Redruth

Regional Centre 47 091 1986 2014 2 1 036 652 1 688 125

Pick n Pay, Game, 

Woolworths, Edgars, 

Truworths, Foschini Group, 

Mr Price Group, House & 

Home

Newtown Junction

Cnr Miriam Makeba & 

Carr Streets, 

Newtown

Regional Centre 33 653 2014 1 - - - 355

Pick n Pay, Shoprite, Mr 

Price, Foschini, Truworths, 

Restaurants, Small Shops 

and Boutiques

Southdale Mall

Stand 129, Cnr 

Alamien & 

Landsborough Road, 

Southdale

Community 

Centre
32 400 1968 2014 3 568 - 568 118

Pick n Pay, Shoprite 

Checkers
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Existing Shopping Centre Supply Analysis
Name of Shopping 

Centre
Street Address Classification GLA

Year 

Developed

Year 

refurbish

ed

Nr of 

retail 

floors

Parking 

open

Parking 

covered

Parking 

total

Nr of 

shops
Main Anchors

Dobsonville Mall 

(previously 

Dobsonville 

Shopping Centre)

Elias Motsoaledi 

Road, Dobsonville

Community 

Centre
26 626 1996 2010 1 550 - 550 63 Checkers, Mr Price, Jet

14 Avenue District 

Shopping Centre

235 Golf Club 

Terrace, Constantia 

Kloof

Value Centre 24 879 1978 2006 1 1 571 - 1 571 31

CheckersHyper, House & 

Home, Ackermans, Pep, 

FNB, BabiesRUs

China Mall
Industrial Road, 

Industria
Value Centre 21 463 2006 2 - - - - Chinese Shops

Makro - Crown 

Mines

Cnr Main Reef Road 

& Hanover Street, 

Crown Mines

Value Centre 19 705 1977 1 900 - 900 1 Free-standing Makro

Southgate Value 

Market

Cnr Columbine 

Avenue & Rifle Range 

Road, Mondeor

Value Centre 19 200 1990 2002 1 - - - 25
Builder's Express, Shoprite, 

Virgin Active, McDonald's

Comaro Crossing

Cnr Oak Street & 

Boundary Road, 

Oakdene

Neighbourhood 

Centre
16 870 2001 2007 1 - - - 43

Pick n Pay, Fruit and Veg 

City, Meatworld, KFC

Alberton Value 

Centre

St Austell Street, New 

Redruth
Value Centre 15 972 1978 2010 1 730 - 730 14

Baby City, Timber City, 

Waltons, On Tap, Tiger 

Wheels

Diepkloof Square

Cnr Patrick Road & 

Immink Drive, Zone 3, 

Diepkloof

Community 

Centre
15 400 2013 1 - - - 42

Pick n Pay, Food Lover's 

Market, Cashbuild

Rosettenville 

Junction

592 Geranium Street, 

Rosettenville

Community 

Centre
14 189 1995 2 631 448 1 079 55

Pick n Pay, Truworths, Mr 

Price, Pep

New Redruth Village

Cnr St Austell Street & 

Cambourne Road, 

New Redruth

Neighbourhood 

Centre
12 028 2006 2012 1 586 - 586 32 Pick n Pay, Woolworths

Comaro View 

Shopping Centre

Cnr Comaro Street & 

Soetdoring Avenue, 

Bassonia

Neighbourhood 

Centre
11 000 1996 2009 2 600 150 750 35

Spar, Liquor City, Virgin 

Active, Woolworths, Clicks

Klipspruit Centre -

Soweto

Cnr Chris Hani & 

Dynamo Streets, 

Klipspruit

Neighbourhood 

Centre
10 434 1980 1 - - - 15

Builders Trade Depot, Fair 

Discounters

Xavier Boulevard

20 Cnr Xavier & 

Vleiroos Streets, 

Winchester Hills

Neighbourhood 

Centre
10 167 2006 1 - - 280 18 Bathroom Bizzare
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Existing Shopping Centre Supply Analysis

Name of Shopping 

Centre
Street Address Classification GLA

Year 

Developed

Year 

refurbish

ed

Nr of 

retail 

floors

Parking 

open

Parking 

covered

Parking 

total

Nr of 

shops
Main Anchors

Protea Shopping 

Centre
High Street, Brixton

Neighbourhood 

Centre
10 001 1970 2003 2 98 143 241 46

Pick n Pay Super, 

Ackermans, Cash Crusader, 

SA Post Office

Bara Mall

Stand 24793 Cnr Old 

Potchefstroom Road 

& Nicholas Drive, 

Diepkloof Ext 4

Neighbourhood 

Centre
9 645 2007 1 - - - 50

Shoprite, Pep, Standard 

Bank, ABSA

Meyersdal Mall

Cnr Hennie Alberts 

Street & Michelle 

Avenue, Meyersdal

Neighbourhood 

Centre
9 605 1997 2008 2 680 - 680 50

Spar, Steers, Mica, Mimmos, 

Nedbank, Harbour Fish & Grill

Panorama Shop & 

Leisure Centre

Cnr Kliprivier Drive & 

Jordi Street, 

Mulbarton

Neighbourhood 

Centre
9 025 1997 2 - - - 45

Pick n Pay Family, Mr Video, 

Yankees, Pam Golding, 

Jimmy's Killer Prawns

Glenvista Shopping 

Centre

188 Biggarsberg 

Road, Glenvista Ext 5

Neighbourhood 

Centre
8 722 1983 2007 2 250 100 350 35

Checkers, Woolworths Food, 

Clicks

Shoprite Centre -

Eldorado Park

Sirkel Road, 

Extension 2

Neighbourhood 

Centre
7 442 1992 2000 1 311 - 311 29

Shoprite, OK Furniture, Lewis 

Furniture

Columbine Crossing 

Shopping Centre

Cnr Columbine & 

John Mansfield 

Avenues, Mondeor 

Ext 3

Neighbourhood 

Centre
7 000 1997 2006 1 80 14 94 14 Pick n Pay

Columbine Square
82 Swartgoud Street, 

Suideroord

Neighbourhood 

Centre
6 939 2006 1 216 120 336 32 Checkers, Clicks, Woolworths

Glenanda Village 

Shopping Centre

Cnr Vorster & Le 

Roux Avenues, 

Glenanda

Neighbourhood 

Centre
5 800 1981 2010 2 60 - 60 20

Steers, Foo Wah Chinese 

Restaurant

Ridgeway Mall

Cnr Swartgoud & Rifle 

Range Roads, 

Ridgeway

Neighbourhood 

Centre
5 752 1980 2000 1 - - - 28 Shoprite, Pep

Homemakers Village
69 Turfclub Road, 

Turffontein

Neighbourhood 

Centre
5 615 1980 1 100 50 150 20

Essential Paint, Vacant 

Shops

Goldman Crossing 

Shopping Centre

Cnr 9th Avenue & 

Goldman Street, 

Florida

Neighbourhood 

Centre
5 500 1998 2006 1 300 - 300 25 Superspar

De Marionette -

Meyersdal

Cnr Michelle & Blue 

Crane Avenues, 

Meyersdal Ext 19

Neighbourhood 

Centre
5 109 2005 1 150 28 178 22 Small shops
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Existing Shopping Centre Supply Analysis

Name of Shopping 

Centre
Street Address Classification GLA

Year 

Developed

Year 

refurbish

ed

Nr of 

retail 

floors

Parking 

open

Parking 

covered

Parking 

total

Nr of 

shops
Main Anchors

Boulevard on Main
171 Main Road, 

Kenilworth

Local 

Convenience 

Centre

4 700 1991 2006 2 200 - 200 3 Superspar, Tops

Meadow Point
Heckroodt Circle, 

Zone 2, Meadowlands

Local 

Convenience 

Centre

4 559 0 1 60 - 60 34
Pick n Pay Supermarket, Pep, 

Ellerines

Virgin Active -

Kliprivier

Farm Rietvlei 101, 

Glenvista

Local 

Convenience 

Centre

4 350 2011 1 - - - 3 Virgin Active

Pimville Square
11665 Modjadji Street, 

Pimville Zone 7

Local 

Convenience 

Centre

4 307 1989 1 84 - 84 29 Shoprite

Amrel Centre

Cnr Voortrekker Road 

& Redruth Street, 

Alberton Central

Strip 

Convenience 

Centre

3 914 2003 1 - - - 1 Tafelberg Furnishers

Mulbarton Shopping 

Centre

13 True North Road, 

Mulbarton

Local 

Convenience 

Centre

3 549 0 1 120 - 120 18 Spar

Devon Valley

Cnr 9th and Rugby 

Road, Weltevreden 

Park

Local 

Convenience 

Centre

2 900 1998 2013 1 80 - 80 10 Quik Foods

Meyersdal Square

Cnr Michelle Avenue 

& Jurgen van Bruggen 

Street, Randhart

Local 

Convenience 

Centre

2 800 2007 2 200 - 200 23 Woolworths Food

Mondeor Village

Cnr Columbine 

Avenue & Ormonde 

Drive, Mondeor

Strip 

Convenience 

Centre

2 042 0 2 94 - 94 8 Black Steer, Mr Video

Founders Square
Cnr Ontdekkers Road 

& 6th Avenue, Delarey

Local 

Convenience 

Centre

2 013 2001 1 35 - 35 8
Goldwagen, SAPO, South 

Supermarket

Crystal Mall

Cavendish Road & 

George Elliot, Ext 6, 

Eldorado Park Ext 6

Local 

Convenience 

Centre

1 994 2000 1 - - - 8 Shoprite

Shoprite Centre -

Dube

Cnr Mahalefele Road 

& Tshekedi Street, 

Dube

Local 

Convenience 

Centre

1 250 0 2 - - 1 000 20
Shoprite, Hungry Lion, Liquor 

Store

TOTAL (m2) 875 814
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✓ Total existing supply of shopping centre retail floor space within the primary market area (15-minute drive time) presently amounts to approximately

875 814m2 GLA.

✓ Proposed shopping centre supply amounts to 56 000m2.

✓ To conclude, the above supply figures can not directly be correlated with the demand of the market area due to the fact that most of the centres are

trading off multiple trade areas and trade area overlap occurs.

Proposed Shopping Centre Supply Analysis

Name of shopping 

centre
Street Address Classification GLA Developer

Year of 

development

Parking 

Total

No of 

shops
Main Anchors

Fleurhof Mall Fleurhof Drive, Fleurhof
Community 

Centre
25 000

Abland Property 

Developments
2019 0

Jabulani Crossing
Cnr Legogo & Bolani 

Street, Soweto

Community 

Centre
18 000 Retail Network Services 2018 750 45 Cashbuild, Pick 'n Pay

Precinct 14 14th Avenue, Roodepoort
Community 

Centre
13 000

Atterbury Property 

Developments & Century 

Property Developments

2020 0 Woolworths

TOTAL (m2) 56 000
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MARKET SIZE DEMAND POTENTIAL

Market Area Retail Expenditure

Retail Category 2019 R/annum 2024 R/annum 2029 R/annum

Bulk groceries R8 873 216 588 R10 395 775 704 R12 179 591 405

Top-up groceries R2 652 575 329 R3 107 731 890 R3 640 988 965

Clothing, shoes, accessories R3 920 177 699 R4 592 842 705 R5 380 930 594

Furniture and home ware R1 150 231 780 R1 347 600 554 R1 578 835 923

Hardware goods R422 534 123 R495 036 938 R579 980 543

Gifts, books and confectionary R868 542 364 R1 017 575 929 R1 192 182 227

Specialty / value goods R281 689 415 R330 024 626 R386 653 695

Restaurants, entertainment R2 910 790 627 R3 410 254 464 R3 995 421 519

Personal care R915 490 600 R1 072 580 033 R1 256 624 510

Other personal goods & 

services
R1 478 869 431 R1 732 629 284 R2 029 931 901

TOTAL R23 474 117 958 R27 502 052 127 R32 221 141 282

Retail Floor Space Demand

Retail Category
2019

(m2 GLA)

2024

(m2 GLA)

2029

(m2 GLA)

Bulk groceries 187 648 199 121 211 297 

Top-up groceries 56 096 59 526 63 165 

Clothing, shoes, accessories 114 600 121 608 129 044 

Furniture and home ware 33 625 35 681 37 863 

Hardware goods 12 352 13 107 13 909 

Gifts, books and confectionary 22 718 24 107 25 581 

Specialty / value goods 7 368 7 818 8 297 

Restaurants, entertainment 85 093 90 296 95 817 

Personal care 26 763 28 399 30 136 

Other personal goods & services 43 233 45 876 48 681 

TOTAL 589 495 625 540 663 789 

Retail tenant mix apportionment – 10 to 15 year demand

Retail Category

Min 

Demand 

(m²)

Max 

Demand 

(m²)

Midpoint

(m²)

Floor space 

apportionment 

(%)

Bulk groceries 15 012 22 518 18 765 31,8%

Top-up groceries 4 488 6 731 5 610 9,5%

Clothing, shoes, accessories 9 168 13 752 11 460 19,4%

Furniture and home ware 2 690 4 035 3 363 5,7%

Hardware goods 988 1 482 1 235 2,1%

Gifts, books and confectionary 1 817 2 726 2 272 3,9%

Specialty / value goods 589 884 737 1,2%

Restaurants, entertainment 6 807 10 211 8 509 14,4%

Personal care 2 141 3 212 2 676 4,5%

Other personal goods & 

services
3 459 5 188 4 323 7,3%

TOTAL 47 160 70 739 58 950 100,0%

Retail Demand Analysis – LSM 4 to 10+

Ideal tenant mix apportionment at optimum point of market entry

Retail Category

OPTION 1: Short 

to Medium Term -

Min Demand (m²)

OPTION 2: Short 

to Medium Term -

Min Demand (m²)

Groceries 33 821 9 301 

Clothing, shoes, accessories 15 902 4 373 

Furniture and home ware 4 666 1 283 

Hardware goods 1 714 471 

Gifts, books and confectionary 3 152 867 

Specialty / value goods 1 022 281 

Restaurants, entertainment 11 807 3 247 

Personal care 3 714 1 021 

Other personal goods & services 5 999 1 650 

TOTAL 81 797 22 494 
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Retail Demand Analysis – LSM 4 to 10+
GAP ANALYSIS

Development 
Type

Regional Shopping 
Centre

Effective Market 
Gap

Yes

Development 
Prospects

Moderate

The retail demand modelling for the LSM 4 – 10+ market, suggests that the

optimum centre size over the short to medium term could ideally measure a

centre of ±81 797m² GLA.

LSM 4 – 10+

(Rand / sqm)

Total annual growth in market demand (sqm/a) 7 209 

Centre share of growth (sqm/a) 721 

Point of market entry 2022+ 

Additional growth in demand for centre (sqm) 6 488 

Retail GLA at OPME 65 438 

Services GLA at OPME 16 359 

Cinemans & Entertainment -

OPME Centre Size (sqm GLA) 81 797m2

On-site job creation 2 727 

Retail Sales potential (R2019 value) R3 077 863 569

Total capital investment (R2019 value) R1 554 142 999

Additional Parking bays required 3 272 

Parking infrastructure & landscaping cost R77 870 744

OPTION 1: RECOMMENDED CENTRE OPTIONS

CENTRE SIZE AND RECOMMENDATIONS 

OPTION 1:

Size and parking:

✓ The short to medium term prospect is for a regional shopping centre.

✓ Market data suggests that the optimum size for a new shopping centre

over the short to medium term measuring ideally ±81 797m² GLA.

✓ The optimum point of market entry for the first phase would be 2026+ and

the second phase 2022+.

✓ The proposed convenience / lifestyle retail centre should be able to attain

an annual sales potential of approximately R3 077 863 569 (based on

benchmark trading densities) & permanent on-site job creation of ±2 727.

✓ Performance will be dependent on, inter alia, appropriate tenant

composition.

✓ The regional centre could include between 150 to 250 shops

✓ Ample parking should be provided at a ratio of 6 bays per 100m² retail

GLA

✓ The parking area should be accessible, convenient, paved and well-lit in

the evenings

✓ Land should be reserved for future expansion phase

Main Tenants (Regional Centre):

✓ Large Supermarket(s) or hyper

✓ 3 or more large clothing stores

✓ Small clothing stores and boutiques

✓ Entertainment, restaurants

✓ Services

✓ Convenience stores
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Retail Demand Analysis – LSM 4 to 10+
GAP ANALYSIS

Development 
Type

Convenience / 
Lifestyle

Effective Market 
Gap

Yes

Development 
Prospects

Moderate to High

The retail demand modelling for the LSM 4 – 10+ market, suggests that the

optimum centre size over the short to medium term could ideally measure a

centre of ± 22 494m² GLA.

LSM 4 – 10+

(Rand / sqm)

Total annual growth in market demand (sqm/a) 7 209 

Centre share of growth (sqm/a) 198 

Point of market entry 2022+ 

Additional growth in demand for centre (sqm) 1 784 

Retail GLA at OPME 17 995 

Services GLA at OPME 4 499 

Cinemas & Entertainment -

OPME Centre Size (sqm GLA) 22 494m2

On-site job creation 750 

Retail Sales potential (R2019 value) R846 412 482

Total capital investment (R2019 value) R427 389 325

Additional Parking bays required 900 

Parking infrastructure & landscaping cost R21 414 455

OPTION 2: RECOMMENDED CENTRE OPTIONS

CENTRE SIZE AND RECOMMENDATIONS 

OPTION 2

Size and parking:

✓ The short to medium term prospect is for a convenience / lifestyle

shopping centre.

✓ Market data suggests that the optimum size for a new shopping centre

over the short to medium term measuring ideally ±22 494m² GLA.

✓ The optimum point of market entry for the first phase would be 2026+ and

the second phase 2022+.

✓ The proposed convenience / lifestyle retail centre should be able to attain

an annual sales potential of approximately R846 412 482 (based on

benchmark trading densities) & permanent on-site job creation of ±750.

✓ Performance will be dependent on, inter alia, appropriate tenant

composition.

✓ The regional centre could include between 50 to 100 shops

✓ Ample parking should be provided at a ratio of 6 bays per 100m² retail

GLA

✓ The parking area should be accessible, convenient, paved and well-lit in

the evenings

✓ Land should be reserved for future expansion phase

Main Tenants (Convenience / Lifestyle Centre):

✓ Large Supermarket

✓ Convenience

✓ Small national clothing stores

✓ Entertainment & takeaways

✓ Services
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Automotive Supply Analysis 
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Automotive & Related Supply Analysis 
Business Name Business Type Physical Address Suburb

All-O-Matic Transmissions Transmission shop 10 Palmer St Booysens

Apex Automotive connection
Car Repair and 

Maintenance

29 4th St, Booysens 

Reserve
Johannesburg South

Audi Centre Johannesburg Dealership 51-55 Juta St Johannesburg

Audi The Glen Dealership 2 Amanda Avenue Gleneagles

Auto Glen Motors - BMW 

Dealership
Dealership Cnr Middle Ln & Oak Ave Oakdene

Auto Pedigree Southgate -

Used car dealer
Dealership Columbine Ave Meredale

Bidvest McCarthy Nissan 

Johannesburg -
Dealership 3-5 End St

City and Suburban

Johannesburg

Bosch Car Service Auto repair shop 68 Booysens Rd Selby

Cargo Motors Alberton -

Mercedes Benz dealer
Dealership Padstow St Alberton

Cars At Ridgeway - Used car 

dealer
Dealership

Corner Rifle Range, 1 

Keats St
Ridgeway

Danmar Auto Body Auto Body Shop 39 Earp St Ophirton

Delport Diff & Gearbox Auto parts store 1 Booysens Rd Booysens

Express Autobody 

Panelbeating & 

Spraypainting

Auto repair shop 53 Jasper Rd Robertsham

Fantam Auto Body Auto repair shop 24 Marshall St Westgate

Freeway Toyota -

Johannesburg - Toyota 

dealer

Dealership

Corner Northern 

Parkway & Crownwood 

Rd

Ormonde

Goldwagen Southdale Auto parts store

30 Alamein Road, 

Southdale Shopping 

Centre

Southdale

Great South Auto Body Auto body shop
10 Wagner St Cnr 

Rawbone & Hilliard
Booysens

Hatfield VW Braamfontein -

Volkswagen dealer
Dealership 30 De Korte St Johannesburg

Imperial Toyota City Dealership 271 Commissioner St Jeppestown

Imperial Toyota Parktown -

Toyota dealer
Dealership 67 Empire Rd Parktown

Involve Vogue Parts Auto parts store 80 Harry St Robertsham

Jeppe Glass Auto glass shop 61 Hay St Booysens

Joburg City Auto - BMW 

Dealership
Dealership 93 Carr St Newtown

John Morrison Panelbeaters
Auto restoration 

service
7 Meike Street City & Suburban

Kaloo Motors - Car dealer Dealership

Goldreef Business Park, 

119 Booysens Reserve 

Rd, Theta

Johannesburg South

Business Name Business Type Physical Address Suburb

KIA Motors - Goldreef Dealership
Crownwood Rd & 

Northern Pkwy
Ormonde

Mayfair Gearbox Auto 

Divison
Corporate office 4 Richard St Selby

Mercedes-Benz Constantia 

Kloof
Dealership

Cnr Hendrick Potgieter &

William Nicol Dr
Constantia Kloof

Mercedes-Benz/ Cargo 

Motors M2 City
Dealership

Cnr Droste Crescent and

Maritzburg St
Johannesburg

Motor Accident Group
Auto body parts 

supplier
80 Booysens Rd Selby

Motorsport INC
Car Repair and 

Maintenance
Cnr Xavier & Verona St

Winchester Hills Ext 

3

National Auto glass Auto glass shop 37 Rifle Range Rd Ridgeway

New Centre Auto Body 

Repairers
Auto body shop 34 Roper St New Centre

Nissan Johannesburg 

Motordeal - Nissan dealer
Dealership 100 Crownwood Rd Ormonde

Nissan The Glen Dealership
Skukusa Rd & Lois 

Avenue
Bassonia

Ophirton Glass Works Auto glass shop Ophir-Booysens Rd Ophirton

PK Bus & Truck Gearbox & 

Diff

Truck parts 

supplier
20 Ruven Rd Benrose

Precious Glass
Glass & Mirror 

Shop
61 Garden St Turffontein

Pro Garage Automotive 

Repair Service
Auto Repair Shop 22 Chromium St Amalgam

Royal Panelbeaters Auto Repair Shop
12 La Rochelle Rd, Cnr 

Hippo St
Stafford

Sandown Commercial 

Vehicles - Mercedes Benz
Dealership

1141 Leader Ave, 

Stormill
Roodepoort

South Bank Motors Dealership 1 Nasrec Rd Ormonde

Steimar Automotive 

Refinishers

Car Repair and 

Maintenance
89 Rosettenville Rd Village Main

Success Fitment Centre
Car Repair and 

Maintenance
33 Rosettenville Rd Village Main

Super Cars - Car dealer Dealership
Cnr Visage Street, 5 Rifle 

Range Rd
Ridgeway

Team Tombo Automotive
Radiator repair 

service

156 Side Rd, West 

Turffontein
West Turffontein

Technocar Auto Services CC Auto repair shop 115 Albert St City & Suburban

The Magwheel Surgeon Wheel store 34 Amsterdam Ave Park Central, Selby

Truck & Car Body Repairs Auto repair shop 5 Sophia Rd West Turffontein

Williams Hunt The Glen Dealership Comaro St Oakdene

Wolfsburg Auto Salvage -

BMW Dealer
Dealership 19 Van Riebeeck Ave Johannesburg
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Automotive Demand Analysis 

Development Type

Automotive fitment 
centres, outdoor, 

sales etc

Effective 

Market Gap

Yes

Development 

Prospects

Moderate to 

High

GAP ANALYSIS

Demacon’s Demand Modelling results illustrate that the consumer market

can sustain automotive fitment centres / ancillary services / sales /

motorcycles / trailers / roof racks, 4x4 safari / outdoor type of services of

approximately 12 641m2 with the optimum point of market entry in 2023+.

Cumulative Additional Space Demand 2024 2029 2034 2039

Wholesale & Retail Trade (sqm GLA) 157 222 337 651 557 709 728 958 

Catering & Accommodation (sqm GLA) 9 849 16 201 28 226 48 597 

TOTAL: Soweto Local Economy 167 071 353 853 585 935 777 554 

At 28.58% automotive 12 068 47 749 101 131 167 460 

Project Share - min 1 207 4 775 10 113 16 746 

Project Share - max 1 810 7 162 15 170 25 119 

Average 1 508 5 969 12 641 20 933 

Forecast Square metre (m2)

Up to 2024 1 000m2 – 1 500m2

2024 – 2029 5 500m2 – 10 000m2

2034 – 2039 12 000m2 – 15 000m2

2039+ 20 000m2 – 25 000m2

SPACE DEMAND MODELLING RESULTS 

PROJECT SPACE DEMAND RESULTS - M2 GLA (CUMULATIVE)

Rand per annum / m2

Capital investment (2019 constant values) R214 903 505

Employment opportunities 294

Parking 352

Parking infrastructure & landscaping cost (2019 constant 

values)
R8 382 965

Point of market entry 2023+

Size of development (sqm) (up to 2029) 12 641m2

The following is evident from the above tables:

✓ Trade sector market demand in Soweto Local Economy increases

cumulatively from 167 071m2 GLA in 2024 to 777 554m2 GLA in 2039.

✓ Market demand for automotive floor space in the trade area

increases cumulatively from 12 068m2 in 2024 up to 167 460m2 GLA in

2039.

✓ Proposed size of development over the short to medium term amounts

to approximately 12 641m2.

✓ This floor space could include:

▪ Selected automotive dealerships – scope for 2 to 3 dealerships

▪ workshops & fitment centres,

▪ speciality shops and services,

▪ Motorcycles, quads

▪ Outdoor, 4x4 and camping.

✓ Optimum point of market entry: 2023+

SITE SPECIFIC SIZING (20-YEAR TIMEFRAME)
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Office Nodes
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Office Market Indicators 

OFFICE MARKET RENTAL RATES

The following section summarises the office market indicators for the most prominent monitored nodes in vicinity of the Diepkloof site which could be used as

proxy.

OFFICE NODES
GRADE 

A+

GRADE A 

mean

GRADE B

Mean

GRADE C

Mean

Johannesburg CBD - R 96,29 R 83,33 R 66,40

Braamfontein - R 94,25 R 88,21 R 72,43

Parktown - R 127,30 R 106,59 R 89,00

Richmond/Milpark - R 109,17 R 84,17 R 69,17

The nearest monitored office nodes to the site are Ormonde, Johannesburg CBD,

Braamfontein, Parktown and Richmond / Milpark with rentals commanded in the

region of R96 to R109 per m2 (gross rent ex VAT) for Grade A office space and R79

to R106 per m2 (gross rent ex VAT) for Grade B office space.

OFFICE PARKING RATES

Covered
Under 

shade

Open 

air 

parking

Grad

e A+

Grade 

A

Grade

B

Grade 

C

Johannesburg CBD - 807 706 581 425 389 

Braamfontein - 815 686 538 494 399 

Parktown 806 675 591 520 476 378 

Richmond/Milpark - 467 408 317 258 200 

✓ Parking rental rates (covered parking) commanded in the surrounding nodes are in

the region of R460 to R815 for Grade A offices, R258 to R494 for open-air parking

and R200 to R399 for under shade parking.

✓ .

Johannesbu
rg CBD

Braamfontei
n

Parktown
Richmond/M

ilpark
Ormonde

Grade A mean R 96,29 R 94,25 R 127,30 R 109,17 R 0,00

Grade B mean R 83,33 R 88,21 R 106,59 R 84,17 R 79,17

Grade C mean R 66,40 R 72,43 R 89,00 R 69,17 R 70,00
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Office Market Indicators 

OFFICE VACANCY OFFICE STOCK 
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Office Vacancies (Grade A+, Grade A & Grade B)

Johannesburg CBD Braamfontein Parktown

Richmond/Milpark Newtown

Sept 2014 Sept 2015 Sept 2016 Sept 2017 Sept 2018

Johannesburg CBD 1 499 580 1 490 868 1 539 967 1 518 583 1 539 761

Braamfontein 365 959 368 959 325 659 357 559 357 559

Parktown 340 056 340 056 340 056 364 769 395 969

Richmond/Milpark 203 426 203 726 206 826 197 226 197 226

Newtown 340 056 133 559 169 559 187 393 187 393

Sept 

2014

Sept 

2015

Sept 

2016

Sept 

2017

Sept 

2018

Johannesburg CBD 13,5 16,8 17,7 16,3 14,4

Braamfontein 13,1 9,7 8,2 10,2 15,5

Parktown 9,2 5,6 17,9 17,9 10,6

Richmond/Milpark 3,2 1,9 6,1 4,0 6,7

Newtown 18,7 21,0 15,0 13,7 10,9

1 499 580 

365 959 

340 056 

203 426 

340 056 

1 539 761 
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395 969 

197 226 

187 393 
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Newtown

Percentage (%)

Office Stock

 September 2018  September 2017  September 2016

 September 2015  September 2014
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SPACE DEMAND MODELLING RESULTS – m2 GLA (Cumulative)

PROJECT SPACE DEMAND FORECAST SUMMARY

SITE SPECIFIC SIZING (20-YEAR TIMEFRAME)

GAP ANALYSIS

SYNTHESIS

Forecast Hectares

Up to 2024 30 000m2 – 40 000m2

2024 – 2029 60 000m2 – 65 000m2

2034 – 2039 90 000m2 – 95 000m2

2039+ 100 000m2 – 110 000m2

Office Demand Modelling 

Development 

Type

Low rise, Medium 

Density Offices

Effective 

Market Gap

Yes

Development 

Prospects

Moderate

Demacon’s demand modelling indicated office potential of approximately 62 126m2

(say 60 000 to 65 000m2) office GLA over the short to medium term. This space

includes GLA for offices and related facilities, but excludes parking, storage and

basements. The optimum point of market entry would be 2024+.

Cumulative Additional Space Demand Up to 2024 2029 2034 2039

Finance & Insurance (sqm GLA) 121 284 147 572 175 342 203 044 

Business services (sqm GLA) 102 277 266 604 430 335 529 609 

TOTAL: Soweto Local Economy 223 561 414 176 605 677 732 654 

Nodal Share - Min 22 356 41 418 60 568 73 265

Nodal Share - Max 44 712 82 835 121 135 146 531

Average* 33 534 62 126 90 852 109 898

Variables Rand per annum / m2

Capital Investment (2019 constant values) R 1 242 529 292

Optimum size (GLA – 2034) 62 126m2

Employment (on-site) 3 106 

Parking bays 2 485 

Parking infrastructure & landscaping cost (2019 constant

values)
R 59 144 394

Point of market entry 2024+ 

The following emerged from preceding paragraphs:

✓ Market demand for office floor space in Soweto Local Economy

increases cumulatively from 223 561m2 GLA in 2024 to 732 654m2 GLA

in 2039.

✓ The maximum nodal absorption increases from 44 712m2 in 2024 to 146

531m2 in 2039.

✓ Over the short to medium term, the project could attract office take-up of

approximately 62 126m2 (say 60 000m2 to 65 000m2)

✓ Optimum point of market entry: 2024+

✓ The development could be configured as a hybrid business park

including offices and commercial buildings, positioned to draw optimum

benefit from N1 freeway sight value and exposure.
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Industrial Monitored Nodes
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MEAN PRIME INDUSTRIAL MARKET RENTALS 

Industrial Market Indicators
INDUSTRIAL VACANCY SCALE

0 1     2     3 4     5     6 7     8     9

Nil Low Medium High

Vacancy scale for industrial townships. The vacancy levels are based on a 

scale of 0 to 9 as shown below:

Nodes
Area size leased in m2

Vacancy
250 500 1000 2500 5000

Aeroton 40,50 40,00 38,20 35,25 32,00 2,40

Devland/Nancefield 37,00 37,00 36,00 32,50 28,00 2,30

Reuven 39,00 38,00 35,00 32,00 30,50 2,50

Robertsham 40,00 39,33 37,25 33,67 31,33 2,30

Aeroton
Devland/Nance

field
Reuven Robertsham

250sqm 40,50 37,00 39,00 40,00

500sqm 40,00 37,00 38,00 39,33

1000sqm 38,20 36,00 35,00 37,25

2500sqm 35,25 32,50 32,00 33,67

5000sqm 32,00 28,00 30,50 31,33
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Mean prime industrial market rentals 

Industrial rentals in the immediate vicinity include:

✓ Aeroton – R32.00 to R40.50 per m2

✓ Devland / Nancefield – R28 to R37 per m2

✓ Reuven – R30.50 to R39.00 per m2

✓ Robertsham – R31.33 to R40.00 per m2
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MEAN MARKET VALUES FOR SERVICED AND LEVEL INDUSTRIAL STANDS 

Industrial Market Indicators

Area size leased in m2

Vacancy
1 000m2 2 000m2 5 000m2 10 000m2

Aeroton 1 000 983 917 843 2,3

Devland/Nancefield 888 875 788 660 2,5

Reuven 1 000 1 000 1 000 1 000 -

Robertsham 716 678 867 800 1,7

Aeroton
Devland/Nanc

efield
Reuven Robertsham

1,000sqm 1 000 888 1 000 716

2,000sqm 983 875 1 000 678

5,000sqm 917 788 1 000 867

10,000sqm 843 660 1 000 800
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Mean market values for serviced and level stands

Stand values in the immediate vicinity include:

✓ Aeroton – R843 to R1 000

✓ Devland / Nancefield – R660 to R888

✓ Reuven – R1000

✓ Robertsham – R716 to R800
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SPACE DEMAND MODELLING RESULTS – m2 GLA (Cumulative)

DEMAND FORECAST SUMMARY

SITE SPECIFIC SIZING (20-YEAR TIMEFRAME)

GAP ANALYSIS

SYNTHESIS

Forecast Hectares

Up to 2024 6 hectares – 10 hectares

2024 – 2029 10 hectares – 15 hectares

2034 – 2039 15 hectares – 20 hectares

2039+ 20 hectares – 25 hectares

Industrial Demand Modelling 

Demacon’s Demand Modelling results illustrate that the consumer market can

sustain light industrial, warehousing & distribution development up to ±11.01

hectares (60 579m2) in the market area over the short to medium term. The

optimum point of market entry in 2024+.

The following is evident from the preceding paragraphs:

✓ The total development potential of Soweto up to 2024, amounts to

approximately 51.28 hectares increasing cumulatively to 195.41 hectares

in 2039.

✓ The recommended size of industrial development for the project over the

next 5 to 10 years amounts to ±11.01 hectares (60 579m2 GLA)

✓ Optimum point of market entry could be developed in 2024+.

✓ The commercial component should be configured as a hybrid business

park including offices and commercial buildings, positioned to draw

optimum benefit from N1 freeway sight value and exposure.

Development 

Type

Light industrial / 

warehousing

Effective 

Market Gap

Yes

Development 

Prospects

Moderate

Cumulative Additional Land 

Demand

Up to 

2024

2024 –

2029

2029 -

2034

2034 -

2039

Total Manufacturing (Hectares) 20,71 34,35 57,54 73,70 

Total Warehousing (Hectares) 30,57 53,77 93,81 121,71 

Total Hectares (Soweto) 51,28 88,11 151,35 195,41 

Minimum Share 5,13 8,81 15,14 19,54 

Maximum Share 7,69 13,22 22,70 29,31 

Total Hectares 6,41 11,01 18,92 24,43 

Development Bulk (sqm) 35 254 60 579 94 594 122 131 

Recommended sizes Rand (R’) / m2

Capital investment (2019 constant values) R 969 258 838

Employment opportunities 1 101 

Parking 1 212 

Parking infrastructure & landscaping cost (2019 constant values) R 27 139 247

Optimum point of market entry 2024+

Size of Industrial (building sqm GLA & hectare land) 
60 579m2 GLA / 

11.01 ha
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65

Short-Stay Accommodation Supply 
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Short-Stay Accommodation Supply 

Name of Hotel Physical Address Rooms Grading
Room Rates Per 

Person Sharing

Alberton Boulevard Hotel 34 Voortrekker Road, New Redruth, Alberton, 44 3 From R750 

Gold Reef City Casino Hotel
Northern Parkway Rd, Ormonde, Johannesburg 

South
38 4 From R1053 

Gold Reef City Theme Park Hotel Shaft 14, Northern Parkway, Ormonde 75 4 From R1770 

Hotel Formula 1 - Southgate Cnr. Main & 47 Murray Ave, Meredale 58 1 From R605 

Lido Hotel
Pennylane 342-Iq, Vereeniging Road, R82, Eikenhof, 

1872, Eikenhof,
24 3 From R700 

Prospector Hotel 106 Central Ave, Johannesburg 62 1 From R1622

Protea Hotels - Roodepoort
Corner Of 14th Avenue & Hendrik Potgieter Street, 

Weltevredenpark
80 3 From R1282

Road Lodge - Southgate
Road Lcolumbine Ave & Golden Highway, 

Southgateodge - Southgate
118 1 From R695 

Robertsham Hotel 87 Harry St, Robertsham, Johannesburg South 25 2
From R270 

Ecotel Southgate Inn 12 Main Rd, Meredale, Johannesburg South 10 4 From R339 

Thaba Ya Batswana - Hotel 46 Impala Rd, Rietvlei 101-Ir, Johannesburg South 52 4 From R2164 

The Orient Hotel 48 Central Road. Fordsburg, Johannesburg 12 3 From R710 

Town Lodge - Roodepoort
360 Plot Road, 8 Constantia Boulevard, Lower Lake 

Lane, Constantia Kloof, Roodepoort
106 2 From R1034 

Tsogo Sun - Gold Reef City Theme 

Park Hotel

14 Northern Pkwy, Ormonde 99-Ir, Johannesburg 

South
75 4 From R1600 

Thaba Eco Hotel
Klipriviersberg Nature Reserve, Impala Rd, Kibler 

Park,
52 4 From R2403 

Sun1 Alberton St Austell Road, Alberton 76 2 From R605 



67

Diepkloof Mixed Use Market Study – April 2019 

Short-Stay Accommodation Supply 
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SUMMARY OF HOTEL SUPPLY

Findings:

✓ There are sixteen hotels located within the primary trade area.

✓ Room rates start from R270 and R2 403 per night, average R1 093 per

person per night

✓ A total of 1 367 rooms with the average hotel size of 65 rooms.

✓ The largest segment of hotels is graded as four-star hotels (76.9%)

followed by 9.6% graded as one-star hotels.

✓ Evidently this reflects a market with a demand towards the more

affordable star gradings with unique and different product offerings.
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Short-Stay Accommodation Demand Modelling 
The market demand estimations are calculated for the hotel market and auxiliary facilities per market segment. The share analysis refers to the expected market 

share generated according to the capacity provided.

Gauteng Attractions of Bednights (Total Bednights)

2019 2024 2029 2034

Foreign Bednights 38 989 736 52 610 834 70 990 475 95 791 059

Domestic Bednights 17 064 634 13 735 889 11 056 473 8 899 721

Total 56 054 370 66 346 724 82 046 948 104 690 781

Gauteng Attractions of Hotel Guests (Bednights)

2019 2024 2029 2034

Foreign Bednights 4 769 146 6 435 251 8 683 412 11 716 970

Domestic Bednights 625 703 503 649 405 404 326 323

Total 5 394 849 6 938 901 9 088 816 12 043 293

Project Summary

Project Summary 2019 2024 2029 2034

Soweto Local Economy 

Share (GVA & Employment)
9,7% 9,7% 9,7% 9,7%

Soweto Regional Hotel 

Share (Bednights)
523 300 673 073 881 615 1 168 199 

Soweto Hotel Share 

(Bednights)
523 300 673 073 881 615 1 168 199 

Project - Bednights 39 248 50 481 66 121 87 615

Demand (keys) 123 158 207 274

Total Hotel Demand

Total Hotel Demand 2019 2024 2029 2034

Keys (65.0% Occupancy) 189 243 318 421

Restaurant seats 377 485 636 842

Conference Seats 321 413 540 716

Total Hotel Demand Square Metres

Total Hotel Demand 2019 2024 2029 2034

Keys (65.0% Occupancy) 14 152 18 202 14 305 31 592 

Restaurant seats 755 971 1 272 1 685 

Conference Seats 545 701 919 1 217 

Total Square Metres 15 452 19 874 16 495 34 494 

Findings:

✓ It is evident that a moderate to high demand exists for a hotel facility of

approximately 318 hotel keys (2029).

✓ There is scope for 636 conference seats and 540 restaurant facility seats (2029).

✓ Total hotel demand exists of approximately 16 495m2

✓ Optimum point of market entry would be 2020+.

✓ The facility could double up as a function venue.

Development 

Type

Hotel

Conference Facility

Restaurant

Effective 

Market Gap

Yes

Development 

Prospects

Moderate to 

High

GAP ANALYSIS
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Healthcare Supply Analysis 
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Healthcare Supply Analysis 

Name Physical Address Hospital Group Number of beds

Fordsburg Clinic Hospital 22 Bonanza St, Selby, Johannesburg NHN 30

SK Matseke Private Hospital (Lesedi 

Private Hospital)
23967 Old Potchefstroom Road, Zone 6, Diepkloof, Soweto Clinix Health Group 132

Netcare Garden City Hospital 35 Barlett Road, Mayfair West, Johannesburg 2092 Netcare 363

Selby Hospital 121 Eloff Street Ext, Selby, Johannesburg Clinix Health Group 642

Mulbarton Hospital 25 True North Road, Mulbarton, Johannesburg Netcare 155

Netcare Clinton Hospital 62 Clinton Road, New Redruth, Alberton Netcare 165

Netcare Union Hospital 47 Clinton Road, New Redruth, Alberton Netcare 222

Netcare Rehabilitation Hospital 2 Bunting Road, Auckland Park, Johannesburg 2006 Netcare 110

Netcare Rand Hospital 33 Bruce Street, Berea, Johannesburg 2198 Netcare 151

Medicross Roodepoort Family Medical 

Centre

Princess Crossing Shopping Centre, 54 Ontdekkers Road, 

Ontdekkerspark, Roodepoort
Netcare

Findings:

From the data above, there are 10 private hospital in the primary market area with approximately beds ranging between 30 to 363 hospital beds.

Name Physical Address
Hospital 

Group
Details

Dr Nthato Motlana Memorial Hospital
Opposite Protea Glen Shopping 

Centre
Clinix

The new hospital, which will be located at the southern

side of Protea Boulevard and south of the Protea Glen

Mall in Protea Glen Extension 12. The hospital will boast

facilities such as an adult ICU ward, a radiology unit, an

integrated theatre complex and a maternity ward etc.

Kagiso Hospital
1 Adcock St & Randfontein 

Road, Chamdor
Provincial 

Leratong is a provincial facility providing a comprehensive

health care service which includes HIV and TB-related

treatment, care and support services

EXISTING HOSPITAL WITHIN THE TRADE AREA

PROPOSED HOSPITAL WITHIN THE GREATER SOWETO AREA
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Healthcare Demand Analysis 

Development 

Type

Private Hospital

Effective 

Market Gap

Yes

Development 

Prospects

Moderate to 

High

GAP ANALYSISDEMAND MODELLING

Market Potential and Growth Forecast Model

✓ Table 13.6 illustrates that there are approximately 379 114 medically insured

persons in the trade area, from a total estimate population of 1 584 453 - a

total of 23.9% of the market population.

✓ For demand modelling purposes, the number of private beds catering required

to the needs of the medically insured segment of the market is 4.8 private beds

per 1 000 medically insured persons.

✓ The above with a 10% secondary market injection yields a demand for 2 022

private beds in the market area (2019), increasing to 2 685 in 2024 and 3 565

in 2029.

✓ Based on the current location and the nature of the proposed development a

private hospital with approximately 202 to 357 beds can be developed over

the next 5 to 10 years (say 270 – 360 beds).

✓ The optimum point of market entry for the private hospital could be 2023+.

MARKET DEMAND (LSM 4 - 10+)

DEMAND 2019 2024 2029

PRIMARY DEMAND

2019 Medically insured population (people) 379 114 503 428 668 504 

Additional insured lives per annum 24 863 33 015 

Population growth rate (% / annum  - compound growth) 5,836% 5,836% 5,836%

beds / 1000 population medically insured (private beds) 4,8 4,8 4,8

Private beds in demand (LSM 4-10+) 1 820 2 416 3 209 

SECONDARY DEMAND

Injection 10% 10% 10%

Secondary demand 42 123 55 936 74 278 

Private beds in demand (LSM 4-10+) 202 268 357 

TOTAL MARKET DEMAND

Number of beds (private beds) 2 022 2 685 3 565 

MARKET SUPPLY (Trade Area Apportioned Effective Competitive Supply)

Fordsburg Clinic Hospital 12 12 12

Lesedi Private Hospital 86 86 86

Netcare Garden City Hospital 127 127 127

Selby Hospital 225 225 225

Mulbarton Hospital 54 54 54

Netcare Clinton Hospital 25 25 25

Netcare Union Hospital 22 22 22

Netcare Rehabilitation Hospital 17 17 17

Netcare Rand Hospital 15 15 15

EFFECTIVE COMPETITIVE SUPPLY

Total competing beds in primary market 450 450 450

MARKET POTENTIAL

Net effective demand (residual market capacity -

additional beds)

1 

572 

2 

235 

3 

116 

Market share (% market share of total beds for facility) 10,0% 10,0% 10,0%

Market potential (total number of viable beds for 

facility)
202 268 357 

Total additional area requirement (sqm hospital floor 

space)
15 165 

20 

137 

26 

740 

Model Calibration & Sensitivity

Beds / 1000 total population as benchmark:

Population ('000) 379,1 503,4 668,5

National Average (Private beds per 1000 population) 4,80 4,80 4,80

Study area private beds per 1000 total population (as per 

Demacon Model)
1,55 1,28 1,09 

Model acuracy (under / over estimation) 32,3% 26,8% 22,6%
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Healthcare Gap Analysis 
SK Matseke Private 

Hospital (Lesedi Private 

Hospital)

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital

Physical Address

23967 Old Potchefstroom 

Road, Zone 6, Diepkloof, 

Soweto

25 True North Road, 

Mulbarton, Johannesburg

62 Clinton Road, New 

Redruth, Alberton

47 Clinton Road, New 

Redruth, Alberton

Number of Beds

132 (undergoing 

refurbishment and upon 

completion will house 266 

beds)

216 165 222

24-hr Emergency centre

Audiology & Speech Therapy

Antenatal Classes

Brachytherapy

Biokinetics

Burns Unit

Cardiology

Cardiothoracic

Cardiac Cathlab

Chiropractitioner

Dental Procedures

Dermalogica

Dermatology

Dialysis

Dietetics

Diabetic Ward

Ear, Nose & Throat Surgeon

Endocrinology

Endoscopy Unit

Epilepsy Monitoring Unit

Gastroenterology

General Practitioners

General Surgery

Gynecology & Obstetrics

Haematology

HIV Wellness Clinic

ICU

Internal medicine

Lithotripsy

Maxillofacial & Oral Surgery
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Healthcare Gap Analysis 
SK Matseke Private 

Hospital (Lesedi Private 

Hospital)

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital

Physical Address

23967 Old Potchefstroom 

Road, Zone 6, Diepkloof, 

Soweto

25 True North Road, 

Mulbarton, Johannesburg

62 Clinton Road, New 

Redruth, Alberton

47 Clinton Road, New 

Redruth, Alberton

Number of Beds

132 (undergoing 

refurbishment and upon 

completion will house 266 

beds)

216 165 222

Maternity

Nephrology

Neurology

Neonatal

Nuclear medicine

Occupational Therapy

Oncology

Ophthalmology

Orthopaedics

Periodontics

Orthopaedical Surgery

Occularist

Orthotics

Ophthalmology

Paediatric ICU

Paediatric Oncology

Paediatric Specialist (Cardiologist, Neurologist etc)

Paediatrics

Pathology

Physiotherapy

Plastic & Reconstructive Surgery

Psychiatry

Psychology

Pulmonology

Podiatristy

Radiology

Rehabilitation Unit / Step-Down Facility

Renal Dialysis

Rheumatology

Thoracic Surgery



75

Diepkloof Mixed Use Market Study – April 2019 

Healthcare Gap Analysis 
SK Matseke Private 

Hospital (Lesedi Private 

Hospital)

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital

Physical Address

23967 Old Potchefstroom 

Road, Zone 6, Diepkloof, 

Soweto

25 True North Road, 

Mulbarton, Johannesburg

62 Clinton Road, New 

Redruth, Alberton

47 Clinton Road, New 

Redruth, Alberton

Number of Beds

132 (undergoing 

refurbishment and upon 

completion will house 266 

beds)

216 165 222

Maternity

Nephrology

Neurology

Neonatal

Nuclear medicine

Occupational Therapy

Oncology

Ophthalmology

Orthopaedics

Periodontics

Orthopaedical Surgery

Occularist

Orthotics

Ophthalmology

Paediatric ICU

Paediatric Oncology

Paediatric Specialist (Cardiologist, Neurologist etc)

Paediatrics

Pathology

Physiotherapy

Plastic & Reconstructive Surgery

Psychiatry

Psychology

Pulmonology

Podiatristy

Radiology

Rehabilitation Unit / Step-Down Facility

Renal Dialysis

Rheumatology

Thoracic Surgery
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Healthcare Gap Analysis 
SK Matseke Private 

Hospital (Lesedi Private 

Hospital)

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital

Physical Address

23967 Old Potchefstroom 

Road, Zone 6, Diepkloof, 

Soweto

25 True North Road, 

Mulbarton, Johannesburg

62 Clinton Road, New 

Redruth, Alberton

47 Clinton Road, New 

Redruth, Alberton

Number of Beds

132 (undergoing 

refurbishment and upon 

completion will house 266 

beds)

216 165 222

Trauma Unit

Sleeplab

Spinal Unit

Urology

Vascular Surgery

Wound Care Clinic

In terms of the above gap analysis, the following gaps could be filled at the private hospital.

Development 

Type

Burns & Wound Unit

HIV/TB Clinic

Rehab Centre

Ophthalmologist

Effective Market 

Gap
Yes

Yes

Yes

Development 

Prospects
Moderate to High

Moderate to High

Moderate to High
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Private Healthcare Recommendations

Healthcare facilities / services to be considered: 

✓ Supplementary services

• CT Scan

• Pathology

• Radiology

• Renal dialysis.

Level 2 Hospital

It is recommended that the proposed private hospital could include facilities and

services offered at a level 2 hospital.

A facility that provides care requiring the intervention of specialists as well as

general medical practitioner services.

✓ A hospital providing a single specialist service would be classified as a

specialised level 2 hospital.

✓ A general level 2 hospital should provide and the staffed permanently in the

following 6 basic specialties of surgery:

• Medicine

• Orthopedics

• Pediatrics

• Obstetrics

• Gynecology

• Psychiatry

• Diagnostic radiology and anesthetics.

Healthcare facilities / services to be considered: 

✓ Specialised nursing units

✓ 24 –hr Emergency centre

✓ Critical/high care unit

• Critical care unit/high care unit to perform a variety of procedures,

ranging from simple diagnostic to more complicated interventional

procedures.

✓ Neonatal critical/high care unit

• The unit should comprise of high care, critical care beds, and special

isolation units, and be equipped with the latest medical technological

equipment in order to care for the infants.

✓ Specialised clinics

• Antenatal clinic

• Diabetes clinic

• Diabetes clinic

• Pre-admission centre

• Woundcare clinic.

Independent Consulting Rooms:

The consulting rooms should include one or more independent practitioners

to see ambulatory patients for consultation, examination, investigation and

treatment.

Medical & Surgical Disciplines to consider:

✓ Cardiology

✓ Dental surgery

✓ Dentistry

✓ Dermatology

✓ Ear, nose and throat surgery

✓ General practice

✓ General surgery

✓ Gynaecology

✓ Urology

✓ Renal Dialysis

✓ Orthopaedic surgery

✓ Pathology

✓ Paediatrics

✓ Periodontal surgery

✓ Ancillary services: Pharmacy.
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Private Healthcare Recommendations

HIV/ AIDS Centre

Treatment / Facilities to consider:

✓ Voluntary HIV Testing

✓ CD4 Testing

✓ Wellness Programme

✓ Antiretroviral Programme

✓ Circumcision

✓ On Site Pharmacy

✓ Prevention of Mother-to-child Transmission

✓ Post Exposure Prohylaxis

✓ Pap Smears

✓ Family Planning

✓ Child Vaccine Programme

✓ Adult Immunisation

✓ Cholesterol Screening

✓ Diabetes Management

✓ High Blood Pressure

✓ TB Screening.

Private Medical Centre

It is recommended that a private medical centre (such as a community health

centre, specialised health centre and / or independent consulting rooms) could

be considered as part of the proposed private hospital development. This

provides for the agglomeration of various types of medical disciplines to be

accommodated in a single building – examples include private doctor,

gynaecologist, optometrist, orthodontist/dentist, audiologist en pathologist

Recommended medical centres

Recommended Medical Centres

Community health 

centre

A facility which is open 24 hours a day, 7 days a week

at which a broad range of primary healthcare services

are provided. It also offers accident and emergency

and midwifery services but not surgery under general

anaesthesia

Specialised health 

centre

A facility that provides specialised care to particular

groups of patients usually for less than 24 hours at a

time. There are many possibilities for such units, but

the most common are obstetric units and renal dialysis

units

Independent consulting 

rooms

A facility that is not part of a hospital or clinic and is

used by one or more independent practitioners to see

ambulatory patients for consultation, examination,

investigation and treatment. General practitioner

consulting rooms – one or more professionals

registered as medical practitioners and who are not

registered as specialist deliver health services

Specialist consulting rooms – one or more

professionals register as medical practitioners and who

are registered as specialists deliver health services

Registered practitioner consulting rooms – where one

or more professionals registered in any of the allied

health professions deliver health services.
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Education Supply Analysis
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Education Supply Analysis
Name of School

Marist Brothers Linmeyer - Marian College Seana Marena Secondary School Rosettenville Central Primary School Molalatladi Primary School

Elethu Themba Public School Sekanontoane Secondary School Saint Ive's Primary School Molemo Primary School

Bethany Combined School Selelekela Secondary Saint Theresa's Convent School Motjoli Primary School

Fred Clark Combined School Senaoane Secondary School Tambotie Preparatory School Mveledzandivho Primary School

Ipatleleng Zifuneleni Combined School Thaba -Jabula Secondary School TC Esterhuysen Primary School Mxolisi Primary School

Lulama Combined School Thesele Secondary School Theo Wassenaar Primary School Mzamo Primary School

Paul Mosaka Combined School Thulare Secondary School Townsview Primary School Ndondo Primary School

Paul Mosaka Combined School Tlhatlogang Junior Secondary School Turffontein Primary School Nhluvuko Primary School

Lulama Combined School Vuwani Secondary School Voorbrand Primary School Nka Thuto Primary School

Paul Mosaka Combined School Esiyalweni Junior Secondary West Rand Seventh Day Adventist Primary School Nkholi Primary School

Paul Mosaka Combined School Maraisburg Madressah Westbury Primary School Nonofelo Primary School

Lulama Combined School Alberton Leersentrum Wilhelmina Hoskins Primary School Nonto Primary School

Anchors Comprehensive School Spy Kidz Nursery School Winchester Ridge Primary School Orlando Sda Primary

Nghunghunyani Comprehensive School Soweto Day Care WR Goliath Primary School Phakamani Primary School

Progress Comprehensive School Inkululeko Day Care Centre Mayfair Convent Primary School Phiri Primary School

Bona Comprehensive School Arbor Helland Pre-Primary School Dzata Primary School Phumuzile Primary School

Nghunghunyani Comprehensive School Busy Buddies Nursery School Emelang Primary School Phuthalushaka Primary School

Progress Comprehensive School Kidz At Play Nursery School Empumalanga Primary School Pimville Primary School

Kip McGrath Education Centre Towerby Pre Primary School Emzimvubu Primary School Reutlwile Primary School

Bopasenatla Secondary School Little Scholars Nursery Hlabangane Primary School Risuna Primary School

Diepdale Secondary School Sagat School Indoni Primary School Rutegang Primary School

Fidelitas Comprehensive School Wheezie Wizard Nursery Inkonjane Primary School Saint Angela's Primary School

Fons Luminis Secondary School Bakgomana Primary School Kwa-Phalo Primary School Saint John Berchman's Primary School

Immaculata Secondary Bapedi Primary School Lejoeleputsoa Primary School Saint Martin de Porres Primary School

Madibane Comprehensive School Boepakitso Primary School Livhuwani Primary School Saint Matthew's Primary School

Namedi Secondary School Bopanang Primary School Mawila Primary School Saint Peter Claver Primary School

Abbott's College Johannesburg South Dumezweni Primary School Moruta-Thuto Primary School Samuel Mangala Primary School

Alpha and Omega Christian Academy Ekuthuleni Primary School Nkwe Primary School Sapebuso Primary School

Coronationville Secondary School Elitheni Primary School Palesa Primary School Sefika Primary School

Covenant College Giyani Primary School Retile Primary School Sekwati Primary School

De Fakkel High School Holy Cross Schools Rishile Primary School Selope-Thema Primary School

Edumore Christrian Academy Ikaneng Primary School Shako-Bowa Primary School Senyamo Primary School

Eldoradopark Secondary School Inkwenkwezi Primary School Sivelile Primary School Shalom Manne Primary School

Forest High School Ipolokeng Primary School Thakhisa Primary School Shomang Primary School

Futura School-Remedial School JS Mpanza Primary School Thembalethu Primary School Sibongile Primary School

Glenvista High School Khomanani Primary School Thobeka Primary School Sizanani Primary School

Hor Tegniese Skool Langlaagte Khulangdwazi Primary School Thsimologo Lower Primary School Thabaneng Primary School

Hoërskool Vorentoe Lebowa Primary School Tiyimiseni Primary School Thabisang Primary School

Horizon International High School Mangwele Primary School Tlhokomelo Primary School Thathezakho Primary School

Johannesburg Polytech Institute Nandi Primary Totomeng Primary School Thembu Primary School

Johannesburg Secondary School Qhobosheane Primary School Tshileletso Primary School Thulasizwe Primary School

Klipspruit Wes High School Sedibeng Sa Thuto Primary School Tsietsi Mashinini Primary School Thusanang Primary School

Kliptown Secondary School Seipateng Primary School Tsogang Primary School Tiakeni Primary School
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Education Supply Analysis
Name of School

Lancea Vale Secondary School Thabisile Primary School Tswelelang Primary School Tirisano Primary School

Missouri Secondary School Tiyani Primary School Tumang Primary School Tlhoreng Primary School

Mondeor High School Tlotlego Primary School Tumelo Primary School Tshebedisano Primary School

Moses Maren Mission Technical Secondary 

School
Vulamazibuko Primary School WK Maponyane Primary School Tshedimosho Primary School

Nationwide School for Academic Excellence Bephelo-Impilo Primary School Arthur Mathews Primary School Tshilidzi Primary School

Noordgesig Secondary School Bernard Isaacs Primary School Bosmont Primary School Usindiso Primary School

Park Secondary School Boekenhout Primary School Claremont Primary School Uvuyo Primary School

President High School Bree Street Primary School GR Harris Primary School Vezokuhle Primary School

Raucall Secondary School Calvary Primary School Kersten College - Private Primary School Vukani Primary School

Riverlea Secondary Cavendish Primary School Laerskool General de la Rey Vukayibamba Primary School

Sama Independent Charles McBain Primary School Crown Christian School Vukazenele Primary School

Silver Oaks Secondary School CL Magardie Primary School AB Xuma Primary School Welizibuko Primary School

Sir John Adamson High School Crown Mines Primary School Bafikile Primary School Winnie Ngwekazi Primary School

Sparrow Secondary School Crown Reef Primary School Basani Primary School Wisani Primary School

Vine College Dalmondeor Primary School Batsogile Primary School Zakheni Primary School

Waterstone College Primary School Delrado Primary School Belle Primary School Zithathele Primary School

Westbury Secondary School Dowlinglaan / Avenue L Bethany Girls' Primary School Johannesburg Muslim School

Willow Crescent Secondary School Eldocrest Primary School Ditau Primary School Takelani School

Saint Martin's High School Eldorado Park Muslim School Ditawana Primary School Coronationville Special School

Thathulwazi school Eldorado Park Primary School Doctor Mary Malahlela Primary School Don Mattera School

Kelokitso Comprehensive School Eldridge Primary School Donaldson Primary School Frances Vorwerg Special School

Khindlimukani Secondary School EP Baumann Primary School Ekuphumeleleni Primary School Goudveld Vaardigheid Special School

Kwa-Mahlobo Secondary School Everest Primary School Emadlelweni Primary School Hamlet School

Lamula Jubilee Secondary School EW Hobbs Primary School Emathafeni Primary School Randeor Special School

Matseliso Secondary School Firethorn Primary School Emisebeni Primary School
Adelaide Tambo School for the Physically 

Challenged

Meadowlands Secondary School Florida Avenue Primary School Enkanyezini Higher Primary School Mezodo Tech Orientation Centre Special School

Mokgome Secondary School Fordsburg Primary School Enkolweni Primary School Pumelela Special School

Thutolore Secondary School Forest Hill Primary School Entandweni Primary School Mezodo Tech Orientation Centre Special School

Veritas Secondary School General Christiaan de Wet Primary School Faresani Primary School Pumelela Special School

Bosmont Muslim School Glenanda Primary School Freedom Primary School Barloworld Automotive Training Centre

Chris J. Botha Secondary School Goudpark Primary School Gazankulu Primary School Magnetic Nail Academy

Die Burger Secondary School Hartford College Hlakaniphani Junior Primary School Thera-Ed Educational Centre

Kotulo School of Excellence Heerengracht Primary School Hlalefang Primary School Funda Community College

RW Fick Primary School Hesperus Primary School Hoernle Primary School Academy of Learning

Unifield Public School Highveld Primary School Igugu Primary School
Bernard Price Institute for Palaeontological 

Research

Bhukulani Secondary School Huguenot Primary School Ikwezi Primary School Central Johannesburg College Highveld Campus

Daliwonga Secondary Jim Fouche Primary School Isipho Primary School Dental Teaching Hospital - Wits

Doctor Beyer's Naude Secondary School Kliptown Primary School Itekeng Primary School Harvest Christian College

Emadwaleni Secondary School Laerskool Danie Theron Ithembalihle Primary School Johannesburg College

Emphukantambo Secondary School Laerskool Piet van Vuuren Jabavu East Primary School New Nation College

Freedom Park Secondary School Mary Help Of Christians Junior Primary School Khandubuhle Primary School Riverlea College
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Education Supply Analysis
Name of School

Ibhongo Secondary School Meredale Primary School Lakeview Primary School Task Academy College

Jabulani Technical Secondary School Milnerton Primary School Leihlo Primary School Waterstone College

Job Rathebe Secondary School Mondeor Primary School Lekang Primary School Meadowlands Life College

Kwa-Ntsikane Intermediate School Mossie Primary School Lilydale Primary School Furntech

Lobone Secondary School Mulbarton Primary School Lodirile Primary School JD Group

Lofentse Girls' High School Nancefield Primary School Lo-Itekile Primary School Open Learning Group

Mafori Mphahlele Secondary School Naturena Primary School Lukholweni Primary School Saint Barnabas College - Bosmont

Mlamli Finishing Secondary School Newclare Primary School Mabewana Primary School Dube Community College

Mncube Secondary School Noordgesig Primary School Makhoarane Primary School Herbert Mdingi Adult Education Centre

Morris Isaacson Secondary School Olifantsvlei Primary Mambo Primary School Itshepeng Community College

Musi Comp. School Our Lady Of Lebanon Maronite Catholic School Margaret Gwele Primary School John Wesley College

Orlando West Secondary School Park Primary School Mdelwa-Hlongwane Primary School South West Gauteng College

Phafogang Secondary School Parkdale Primary School Moetapele Primary School Zenzele Baking School

Phefeni Secondary School Rainbow Lower Primary School Mohloding Primary School Dube Community College

Reutlwile Secondary School Riverlea Primary Mokorotio Primary School

Saint Matthew's Secondary School Robertsham Primary School Molaetsa Primary School

61,1 

21,3 

7,3 

2,8 

2,6 

2,3 

1,4 

0,5 

0,2 

0,2 

0,2 

Primary School

High School

Vocational Training

Special School

Combined School

Pre-School

Comprehensive School

Independent School /…

Coeducational school

Educational Centre

Learningschool

 -  20,0  40,0  60,0  80,0

Schools / Education Facilities

Findings:

✓ 61.1% of the education facilities are primary schools, 21.3% are high

schools, 7.3% vocational training facilities, 2.8% special needs schools,

2.6% combined school, 2.3% of pre-schools.
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Market Area 2019 2024 2029

Total number of people 1 542 243 1 611 426 1 683 713 

Ages 18months - 4 years 7,1% 109 912 114 843 119 995 

Ages 5 - 9 7,4% 114 476 119 612 124 977 

Ages 10 - 14 6,6% 101 286 105 829 110 576 

Ages 15 - 19 7,6% 117 296 122 558 128 056 

442 971 462 842 483 604 

MARKET AREA DEMAND

MARKET SHARES (MINIMUM AND MAXIMUM)

PRIVATE SCHOOL ATTENDANCE

Private School Attendance 2019 2024 2029 Percentage

Ages 18months - 4 years 16 487 17 226 17 999 24,8%

Ages 5 - 9 17 171 17 942 18 747 25,8%

Ages 10 - 14 15 193 15 874 16 586 22,9%

Ages 15 - 19 17 594 18 384 19 208 26,5%

Total (Pupils) 66 446 69 426 72 541 100,0%

Private School 

Attendance
2019 2024 2029 Percentage

Ages 18months - 4 

years
495 – 824 517 – 861 540 - 900 24,8%

Ages 5 - 9 515 – 859 538 – 897 562 - 937 25,8%

Ages 10 - 14 456 – 760 476 – 794 498 - 829 22,9%

Ages 15 - 19 528 – 880 552 - 919  576 - 960 26,5%

Total (Pupils) 1993 – 3 322 2 083 – 3 471 2 176 – 3 627 100,0%

✓ It can be concluded that there is demand for a private school as part of the

Diepkloof Project.

✓ Potential exists for the development of one private school catering for 2 083

to 3 471 pupils (2024) or 2 176 to 3 627 pupils at full capacity (2029) It is

recommended that the facility should be developed in phases as demand

increases.

✓ The optimum point of market entry should be 2022+.

Demacon’s Demand Modelling results illustrate that the market can sustain one

private school catering for approximately 3 627 (say 3 500) pupils (2038) at full

capacity.

Based on the anticipated nature of the proposed facility and the facilities to be

provided it is anticipated that it could attract larger shares from the secondary

market provided if the project is effectively branded.

GAP ANALYSIS

Private School Supply Analysis

Development 
Type

Private School

Effective 
Market Gap

Yes

Development 
Prospects

Moderate to High

DEMACON’S Demand Modelling results illustrate that the market can sustain

an integrated private school consisting of the following:
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Social Amenities Supply Analysis
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SOCIAL FACILITIES SUPPLY

Pre-Primary Schools Primary Schools (continue) Secondary Schools Vocational Training

Pre-Primary School Mokorotio Primary School Abbott's College Johannesburg South Vocational Training

Arbor Helland Pre-Primary School Molaetsa Primary School Alpha and Omega Christian Academy Academy of Learning

Busy Buddies Nursery School Molalatladi Primary School Bhukulani Secondary School Barloworld Automotive Training Centre

Day Care Molemo Primary School Bopasenatla Secondary School Bernard Price Institute for Paleontological Research

Inkululeko Day Care Centre Mondeor Primary School Bosmont Muslim School Central Johannesburg College Highveld Campus

Kidz At Play Nursery School Moruta-Thuto Primary School Chris J. Botha Secondary School Dental Teaching Hospital - Wits

Little Scholars Nursery Mossie Primary School Coronationville Secondary School Dube Community College

Sagat School Motjoli Primary School Covenant College Funda Community College

Spy Kidz Nursery School Mulbarton Primary School Daliwonga Secondary Furntech

Towerby Pre Primary School Mveledzandivho Primary School De Fakkel High School Harvest Christian College

Wheezie Wizard Nursery Mxolisi Primary School Die Burger Secondary School Herbert Mdingi Adult Education Centre

Primary Schools Mzamo Primary School Diepdale Secondary School Itshepeng Community College

AB Xuma Primary School Nancefield Primary School Doctor Beyer's Naude Secondary School JD Group

Arthur Mathews Primary School Nandi Primary Edumore Christrian Academy Johannesburg College

Bafikile Primary School Naturena Primary School Eldoradopark Secondary School John Wesley College

Bakgomana Primary School Ndondo Primary School Emadwaleni Secondary School Magnetic Nail Academy

Bapedi Primary School Newclare Primary School Emphukantambo Secondary School Meadowlands Life College

Basani Primary School Nhluvuko Primary School Fidelitas Comprehensive School New Nation College

Batsogile Primary School Nka Thuto Primary School Fons Luminis Secondary School Open Learning Group

Belle Primary School Nkholi Primary School Forest High School Riverlea College

Bephelo-Impilo Primary School Nkwe Primary School Freedom Park Secondary School Saint Barnabas College - Bosmont

Bernard Isaacs Primary School Nonofelo Primary School Glenvista High School South West Gauteng College

Bethany Girls' Primary School Nonto Primary School Hoër Tegniese Skool Langlaagte Task Academy College

Boekenhout Primary School Noordgesig Primary School Hoër skool Vorentoe Thera-Ed Educational Centre

Bopanang Primary School Olifantsvlei Primary Horizon International High School Waterstone College

Bosmont Primary School Orlando Sda Primary Ibhongo Secondary School Zenzele Baking School

Bree Street Primary School Our Lady of Lebanon Maronite Catholic School Immaculata Secondary Other Schools

Calvary Primary School Palesa Primary School Jabulani Technical Secondary School
Adelaide Tambo School for the Physically 

Challenged

Cavendish Primary School Park Primary School Job Rathebe Secondary School Alberton Leersentrum

Charles McBain Primary School Parkdale Primary School Johannesburg Polytech Institute Anchors Comprehensive School

CL Magardie Primary School Phakamani Primary School Johannesburg Secondary School Bethany Combined School

Claremont Primary School Phiri Primary School Kelokitso Comprehensive School Blue World Swim School

Crown Mines Primary School Phumuzile Primary School Khindlimukani Secondary School Boepakitso P

Crown Reef Primary School Phuthalushaka Primary School Klipspruit Wes High School Bona Comprehensive School

Dalmondeor Primary School Pimville Primary School Kliptown Secondary School Coronationville Special School

Delrado Primary School Qhobosheane Primary School Kotulo School of Excellence Crown Christian School

Ditau Primary School Rainbow Lower Primary School Kwa-Mahlobo Secondary School Don Mattera School

Ditawana Primary School Retile Primary School Kwa-Ntsikane Intermediate School Elethu Themba Public School

Doctor Mary Malahlela Primary School Reutlwile Primary School Lamula Jubilee Secondary School Esiyalweni Junior Secondary

Donaldson Primary School Rishile Primary School Lancea Vale Secondary School Frances Vorwerg Special School

Social Amenities Supply Analysis
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SOCIAL FACILITIES SUPPLY

Primary Schools Primary Schools (continue) Secondary Schools Other Schools

Dowlinglaan / Avenue L Risuna Primary School Lobone Secondary School Fred Clark Combined School

Dumezweni Primary School Riverlea Primary Lofentse Girls' High School Futura School-Remedial School

Dzata Primary School Robertsham Primary School Madibane Comprehensive School Goudveld Vaardigheid Special School

Ekuphumeleleni Primary School Rosettenville Central Primary School Mafori Mphahlele Secondary School Hamidia Madressah

Ekuthuleni Primary School Rutegang Primary School Matseliso Secondary School Hamlet School

Eldocrest Primary School Saint Angela's Primary School Meadowlands Secondary School Holy Cross Schools

Eldorado Park Muslim School Saint Ive's Primary School Missouri Secondary School Ipatleleng Zifuneleni Combined School

Eldorado Park Primary School Saint John Berchman's Primary School Mlamli Finishing Secondary School Johannesburg Muslim School

Eldridge Primary School Saint Martin de Porres Primary School Mncube Secondary School Kip McGrath Education Centre

Elitheni Primary School Saint Matthew's Primary School Mokgome Secondary School Lulama Combined School

Emadlelweni Primary School Saint Peter Claver Primary School Mondeor High School Maraisburg Madressah

Emathafeni Primary School Saint Theresa's Convent School Morris Isaacson Secondary School Marist Brothers Linmeyer - Marian College

Emelang Primary School Samuel Mangala Primary School
Moses Maren Mission Technical Secondary 

School
Mayfair Convent

Emisebeni Primary School Sapebuso Primary School Musi Comp. School Mezodo Tech Orientation Centre Special School

Empumalanga Primary School Sedibeng Sa Thuto Primary School Namedi Secondary School Nghunghunyani Comprehensive School

Emzimvubu Primary School Sefika Primary School Nationwide School for Academic Excellence Paul Mosaka Combined School

Enkanyezini Higher Primary School Seipateng Primary School Noordgesig Secondary School Progress Comprehensive School

Enkolweni Primary School Sekwati Primary School Orlando West Secondary School Pumelela Special School

Entandweni Primary School Selope-Thema Primary School Park Secondary School Randeor Special School

EP Baumann Primary School Senyamo Primary School Phafogang Secondary School Saint Martin's High School

Everest Primary School Shako-Bowa Primary School Phefeni Secondary School Takelani School

EW Hobbs Primary School Shalom Manne Primary School President High School Thathulwazi school

Faresani Primary School Shomang Primary School Raucall Secondary School Post Boxes / Post Offices

Firethorn Primary School Sibongile Primary School Reutlwile Secondary School Post Boxes / Post Office

Florida Avenue Primary School Sivelile Primary School Riverlea Secondary Post Boxes - Florida Glen

Fordsburg Primary School Sizanani Primary School RW Fick Primary School Post Office - Soweto

Forest Hill Primary School Tambotie Preparatory School Saint Matthew's Secondary School Post Office - Booysens

Freedom Primary School TC Esterhuysen Primary School Sama Independent Post Office - Columbine Square

Gazankulu Primary School Thabaneng Primary School Seana Marena Secondary School Post Office - Comaro View Shopping Centre

General Christiaan de Wet Primary School Thabisang Primary School Sekanontoane Secondary School Post Office - Crown Mines

Giyani Primary School Thabisile Primary School Selelekela Secondary Post Office - Delarey - The Founders Square

Glenanda Primary School Thakhisa Primary School Senaoane Secondary School Post Office - Diepkloof

Goudpark Primary School Thathezakho Primary School Silver Oaks Secondary School Post Office - Dobsonville

GR Harris Primary School Thembalethu Primary School Sir John Adamson High School Post Office - Dube

Hartford College Thembu Primary School Sparrow Secondary School Post Office - Eldorado Park

Heerengracht Primary School Theo Wassenaar Primary School Thaba -Jabula Secondary School Post Office - Fordsburg

Hesperus Primary School Thobeka Primary School Thesele Secondary School Post Office - Glenvista Shopping Centre

Highveld Primary School Thsimologo Lower Primary School Thulare Secondary School Post Office - Industria

Hlabangane Primary School Thulasizwe Primary School Thutolore Secondary School Post Office - Jabulani Shopping Centre

Hlakaniphani Junior Primary School Thusanang Primary School Tlhatlogang Junior Secondary School Post Office - Kibler Park

Social Amenities Supply Analysis
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SOCIAL FACILITIES SUPPLY

Primary Schools Primary Schools (continue) Secondary Schools Post Boxes / Post Offices

Hlalefang Primary School Tiakeni Primary School Unifield Public School Post Office - Kliptown

Hoernle Primary School Tirisano Primary School Veritas Secondary School Post Office - Maponya Mall

Huguenot Primary School Tiyani Primary School Vine College Post Office - Maraisburg

Igugu Primary School Tiyimiseni Primary School Vuwani Secondary School Post Office - Meadowlands

Ikaneng Primary School Tlhokomelo Primary School Waterstone College Primary School Post Office - Meyersdal Mall

Ikwezi Primary School Tlhoreng Primary School Westbury Secondary School Post Office - Mondeor

Indoni Primary School Tlotlego Primary School Willow Crescent Secondary School Post Office - Moroka

Inkonjane Primary School Totomeng Primary School Fire Station Post Office - Motsoaledi

Inkwenkwezi Primary School Townsview Primary School Fire Station - Brixton - Training Post Office - Mulbarton Shopping Centre

Ipolokeng Primary School Tshebedisano Primary School Fire Station - Diepkloof Post Office - Newclare

Isipho Primary School Tshedimosho Primary School Fire Station - Dobsonville Post Office - Orlando

Itekeng Primary School Tshileletso Primary School Fire Station - Eldorado Park Post Office - Pimville

Ithembalihle Primary School Tshilidzi Primary School Fire Station - Jabulani Post Office - Ridgeway Gardens

Jabavu East Primary School Tsietsi Mashinini Primary School Fire Station - Kibler Park Post Office - Robertsham

Jim FouchÃƒÂ© Primary School Tsogang Primary School Fire Station - Linmeyer Post Office - Rosettenville

JS Mpanza Primary School Tswelelang Primary School Fire Station - Turffontein Post Office - Southdale

Kersten College - Private Primary School Tumang Primary School Fire Station 10 - Brixton Post Office - Southgate

Khandubuhle Primary School Tumelo Primary School Library Post Office - Springfield

Khomanani Primary School Turffontein Primary School Alberton Library Post Office - Tshiawelo

Khulangdwazi Primary School Usindiso Primary School Bosmont Public Library Post Office - Turfontein

Kliptown Primary School Uvuyo Primary School Brixton Library Post Office - Weltevreden Park

Kwa-Phalo Primary School Vezokuhle Primary School Coronation Library Post Office - Wibsey

Laerskool Danie Theron Voorbrand Primary School Diepkloof Library Post Office - Wits

Laerskool General de la Rey Vukani Primary School Islamic Research Library & Bookshop Post Office - Witspos

Laerskool Piet van Vuuren Vukayibamba Primary School Jabavu Library Post Point - Johannesburg

Lakeview Primary School Vukazenele Primary School Klipspruit West Library Post Point - Alberton

Lebowa Primary School Vulamazibuko Primary School Kopanong Library Post Point - Roodepoort

Leihlo Primary School Welizibuko Primary School Library - Roodepoort Post Point - Bassonia

Lejoeleputsoa Primary School
West Rand Seventh Day Adventist Primary 

School
Library - Johannesburg Post Point - Checkers Hyper Centre

Lekang Primary School Westbury Primary School Mayfair Library Post Point – Glenvista

Lilydale Primary School Wilhelmina Hoskins Primary School Meadowlands Community Library Post Point - Ridgeway Gardens

Livhuwani Primary School Winchester Ridge Primary School Newlands Public Library Post Point - The Founders Square

Lodirile Primary School Winnie Ngwekazi Primary School Noordgesig Library PostNet - Meyersdal Square

Lo-Itekile Primary School Wisani Primary School Phiri Public Library PostNet - Mulbarton - Panorama Shopping Centre

Lukholweni Primary School WK Maponyane Primary School Pimville Library PostNet - New Redruth

Mabewana Primary School WR Goliath Primary School Riverlea Library PostNet - The Glen Park

Makhoarane Primary School Zakheni Primary School Rosettenville Library

Mambo Primary School Zithathele Primary School Southdale Library

Mangwele Primary School Westbury Library

Social Amenities Supply Analysis
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SOCIAL FACILITIES SUPPLY

Primary Schools Primary Schools (continue) Secondary Schools Vocational Training

Margaret Gwele Primary School Private Hospitals

Mary Help of Christians Junior Primary 

School
Fordsburg Clinic Hospital

Mawila Primary School Lesedi Private Hospital

Mdelwa-Hlongwane Primary School Netcare Garden City Hospital

Meredale Primary School Selby Hospital

Milnerton Primary School Mulbarton Hospital

Mawila Primary School Netcare Clinton Hospital

Mdelwa-Hlongwane Primary School Netcare Union Hospital

Meredale Primary School Netcare Rehabilitation Hospital

Milnerton Primary School Netcare Rand Hospital

Moetapele Primary School
Medicross Roodepoort Family Medical 

Centre

Mohloding Primary School

Social Amenities Supply Analysis
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Social Amenities Demand Analysis

From the social facility modelling, it is evident that there is a

gap for several facilities in the primary trade area. The table

indicates that the social amenities that are feasible, necessary

and compatible with the site configuration are:

✓ Small Creche / early childhood development centre (3)

✓ Grade R Class at primary school (7)

✓ Primary School (1)

✓ Secondary School (1)

The development of other amenities would depend on future

population growth in the market area – current demand

thresholds can only partially sustain additional amenities.

Note: Parameter reflects the number of people required to support development of a specific facility.

Source: Demacon, 2018

Parameter

Land 

Required Per 

Amenity

Market Gap Hectares 

HEALTH AND EMERGENCY SERVICES

Tertiary Hospital L3 2 400 000 0,50 0,0 0,0

Regional Hospital L2 1 770 000 7,00 0,0 0,0

District Hospital L1 300 000 5,00 0,0 0,0

Community Health Centre 100 000 1,50 0,0 0,0

Primary Health Clinic 24 000 0,50 0,0 0,0

Fire Station 60 000 1,20 0,0 0,0

Police Station 60 000 0,45 0,0 0,0

SOCIAL & CULTURAL (PUBLIC SERVICE FACILITIES)

Community Performing Arts Centre 50 000 0,05 0,0 0,0

Museum – large 500 000 0,05 0,0 0,0

Regional Library – Reference 450 000 0,03 0,0 0,0

Regional Library 200 000 0,03 0,0 0,0

Local Library 20 000 0,05 0,0 0,0

CIVIC

Major Public Event Venue 1 000 000 3,00 0,0 0,0

Home Affairs – large office 400 000 0,05 0,0 0,0

Home Affairs – medium office 160 000 0,02 0,0 0,0

Home Affairs – small office 40 000 0,02 0,0 0,0

SOCIAL SERVICES

Community Hall – large 60 000 0,50 0,0 0,0

Community Hall - medium / small (fringe areas) 10 000 0,20 0,0 0,0

ICT Access point 10 000 1,50 0,0 0,3

Post office / agent with post boxes 10 000 0,03 0,0 0,0

Social Grant Pay Point 40 000 0,03 0,0 0,0

Community Hall – large 60 000 0,50 0,0 0,0

EDUCATION

Post-matric Skills Training (i.e. nursing teaching, 

etc.)
400 000 1,00 0 0,0

Small Creche / early childhood development 

centre
2 400 0,02 3 0,1

Grade R Class at primary school 1 000 0,01 7 0,1

Primary School 7 000 2,80 1 2,5

Secondary School 12 500 4,00 1 2,0

ECD Resource Hub and Care Centre 20 000 0,10 0 0,0

RECREATION PROVISION (SPORT & PARKS)

Indoor Sports Hall (medium/large) 250 000 0,50 0,0 0,0

Regional Sports Stadium 200 000 0,50 0,0 0,0

Sports Complex with 9 - 12 court sports hall, etc. 200 000 0,80 0,0 0,0

TOTAL HECTARES
5.2 

ha
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Short to Medium Term Land Budget & Estimated Timeframe 

Land Use
Proposed 

size 

Including 

Roads & 

Circulation

Percentage 

of land area 

(%)

Optimum point 

of market entry

Residential - Bonded 1 500 units 15,0 18,3% 2021+

Residential - Social 450 units 3,4 4,1% 2021+

Retail (Convenience / Lifestyle Shopping 

Centre)
22 494m2 6,7 8,2% 2022+

Trade (Automotive) 12 641m2 3,8 4,6% 2023+

Offices 62 126m2 12,4 15,2% 2024+

Industrial / Warehousing 11.01 ha 13,2 16,1% 2024+

Short-Stay Accommodation (Hotel) 318 keys (16 495m2) 3,3 4,0% 2020+

Medical - Private Hospital 357 beds (26 740m2) 5,3 6,5% 2023+

Private School 36 270m2 12,4 15,2% 2022+

Social Amenities 5.2 ha 6,2 7,6% 2020+

Hectare Take-up 81,9 ha 100.0%

The table below illustrates the potential composition for the Diepkloof Project.

Diepkloof Project Project  Land Use Budget (Site Potential) – 2029

To conclude, from the market research the following development options could be considered:

The total size of the property measures approximately 30 hectares. The highest and best use principle should be applied to select the optimum mix,

which may include the following three options in order of priority:

Source: Demacon, 2019

*This figure includes floor space for conferencing & restaurant
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Highest & Best Use Recommended Options 

❑ Convenience / Lifestyle Retail 

- 6.7ha

❑ Healthcare - 5.3ha

❑ High Density Residential - 10 

to 15 ha

❑ Automotive - 3.8ha

❑ Retail (Regional Mall) – 24.5ha

❑ Office – 12.4ha

❑ Automotive – 3.8ha

❑ Commercial / industrial –

13.2ha 

❑ Office – 12.4ha

❑ Automotive – 3.8ha

❑ Commercial / industrial –

13.2ha 

OPTION 1
Integrated Lifestyle Precinct

OPTION 2
Retail Precinct with Automotive

OPTION 3
Hybrid Commercial / Industrial 

Precinct

±30.8 ha ± 53.9 ha ± 29.4 ha 

Priority Priority Priority
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CHAPTER 1:  INTRODUCTION 
 
 
 
1.1 BACKGROUND 

 
Chapter one provides an introduction and concise roadmap of the Diepkloof 
Mixed Use Project. The chapter also provides concise background to the 
project, a site description as well as a report outline. 
 
1.2 PROJECT BRIEF & OBJECTIVES 

 
DEMACON Market Studies were commissioned by Turning Point Project 
Managers to perform market research to assess the demographic profile, 
economic drivers and trends, highest and best land uses and development & 
growth potential of a proposed mixed-use development in the Diepkloof 
(Soweto) area, with the optimum mix and sizes of the various highest 
and best land uses to be informed by the market study. 
 

 
 
It is our understanding that a comprehensive highest and best use market 
study is required to inform relevant parties with regard to the full and optimum 
development potential of the site, in order to inform strategic planning, 
investment and marketing decisions. 
 
In the context of the above, a comprehensive highest and best use market 
study is therefore required to assess the viability and optimum composition of 
a potential development concept in terms of, inter alia:   

 
✓ identify the optimum combination of highest and best uses (HBUs) for the 

sites (taking due cognisance of market and development trends and 
demands in the sub-region)  

✓ refine the above to a short list of potential activities / real estate markets 
to be analysed 

✓ demographic status quo and trends of the anticipated target market, 
including point of origin, affordability levels, etc. 

✓ local and sub-regional economic status quo and trends, including main 
economic drivers and trends in the region 

✓ location analysis and property description 
✓ SDF / Urban Design Framework Alignment 
✓ catalytic effect of new and / or comparable projects in the market 
✓ market activity and growth 
✓ main competitors / supply in the market, i.e. comparable projects aimed 

at similar target market (existing and proposed) 
✓ forecast take-up rates 
✓ extrapolated market profile, i.e. future resident population (and demand 

implications for ancillary facilities) 
✓ corresponding product offer and type 
✓ timing / phased implementation and optimum point of market entry 
✓ future demand thresholds and target markets per land use 
✓ Market potential assessment (including 5- and 10-year growth forecast) 
✓ Recommendations and conclusions, including optimum land use mix 

and project size (including optimum size quantified for each respective 
project component, optimum points of market entry / phasing, 
recommended typologies, product and pricing profiles, competition 
analysis, future growth and expansion potential, etc.) – including photos, 
diagrams, graphs, maps, etc. 

 
DEMACON’s approach is purely market based and we will apply our extensive 
involvement as well as recent research and market intelligence on the subject 
matter to complement the market study.   
 
 
 
 
 

INTRODUCTION 1 
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1.3 STUDY AREA DELINEATION 

 
❖ Regional Context  

 
The study area falls within City of Johannesburg Metro and Soweto Sub-Region. 
 
Map 1.1: Site in regional context - City of Johannesburg Metro Municipality and SowetoSub-Region 

  

Soweto Sub-Region 
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❖ Locality and description of site 
 

The proposed development is situated in the eastern extent of Region D of 

City of Johannesburg Metropolitan Municipality.  

 

The site is bordered by Chris Hani Road to the north and the N1 (Western 

Bypass) to the east of the suburb Diepkloof. 

 

To the west of the subject site is Chris Hani Baragwanath Hospital Complex 

and ±5km further west Maponya Mall. To the north of the site is Diepkloof 

Square. 

 
Map 1.2: Location of the site 
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1.4 REPORT OUTLINE 

 
The remainder of the report is structured in terms of the following main themes:   
 

 
The following Chapter provides the location analysis.  
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CHAPTER 2: AREA BACKGROUND & LOCATION 
ANALYSIS 
 
 
2.1 INTRODUCTION 

 
The proposed development site is located within City of Johannesburg 
Metro Municipality. The Chapter aims to provide contextual background to 
the area and general development trends, cumulating into a location 
assessment of the proposed site as suitable location for a range of urban 
property markets. This chapter is outlined by the following subheadings: 

 
 
 
 
 
 
 
 
 

 
2.2 CITY OF JOHANNESBURG REGIONAL SPATIAL DEVELOPMENT 

FRAMEWORK: REGION D1 

 
City of Johannesburg regions 
 
The City has instituted a system of urban management that operates at a 
regional scale. There are seven regions within City of Johannesburg 
Metropolitan Municipality, see table below.  
 
 
 
 
 
 
 
 

                                                
1 City of Johannesburg Regional Spatial Development Framework: Region D 

 
 
 
 
 
Table 2.1: City of Johannesburg Regions 

New 
Regions 

Old 
Regions 

Comments 

A 1 and 2 
The former regions have been combined into one (such as 
Diepsloot, Midrand, Fourways, Sunninghill, Woodmead). 

B 3 and 4 
Includes whole of the former Region 4, excluding Ward 70 
(such as Florida), including Wards 90, 102 & 104 (such as 
Rosebank, Bryanston, Randburg) 

C 5 
This includes Wards 44, 49, 50, 70 and 84 (such as Bram 
Fischerville, Thulani, Florida) 

D 6 and 10 Soweto only 

E 7 

Includes all of the former Region 3, excluding Wards 90, 
102 and 104 (such as Rosebank, Bryanston, Randburg). 
Includes Wards 73, 74, 91, 103 and 106 (such as 
Parkwood, Highlands North, Alexandra, Wynberg, 
Morningside, Douglasdale)  

F 8 and 9 
Includes whole of former Region 8 and includes Wards 23, 
54, 57, 65 and 66 (such as Glenvista, Ormonde, City Deep, 
Benrose, Kensington)  

G 11 
Includes the former Region 11 plus Ward 10 (Lenasia), 
Wards 17 and 18 (Eldorado Park) and Protea. 

 
The Diepkloof site is situated within Region D but is bordered by Region F 
on the eastern site. 
 
 
 
 
 
 
 
 
 
 
 

AREA BACKGROUND & LOCATION ANALYSIS 2 

City of Jhb RSDF 

Region D 

Building Statistics 

Development Site  

Assessments 

 

Synthesis 2 

1 3 

4 
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Map 2.1: Johannesburg’s seven regions 

  

                                                
2 City of Johannesburg Regional Spatial Development Framework 2010/11 
Administrative Region D 

2.2.1 CITY OF JOHANNESBURG REGIONAL SPATIAL DEVELOPMENT 

FRAMEWORK 2010 / 20112 

 

REGIONAL ANALYSIS 
 

❖ LOCALITY 
 

Region D is one of the seven Administrative Regions in the City of 
Johannesburg. It is situated to the western edge of the City and is surrounded 
by Regions B and C to the north, Region F to the east and Region G to the 
south. There are 36 wards in Soweto. Refer to Locality Plan below. 
 

❖ REGIONAL CHARACTERISTICS AND TRENDS 

 
The information provided in this section is a brief summary of the main 
development trends and characteristics in Region D. 
 
✓ Rich in history, but poorer in terms of quality of the settlement. 
✓ It is a vast, sprawling urban area, characterised by mostly residential 

developments and a limited variety of other uses and facilities (social 
amenities and infrastructure). 

✓ Existing mining operations and activities to the north of the region implying 
that certain land parcels may be locked and unavailable for packaging, 
release and development along the EWDC. 

✓ There are few significant sites for commercial, office, retail and industrial 
development and informal activities proliferate. 

✓ Prominent nodes include: Baralink, Jabulani, Dobsonville and Kliptown.  
 
Map 2.2 indicates existing Broad Land Uses in Region D, with the most 
dominant land uses being residential housing and vacant agricultural land to 
the western edge of the Region. 
 

 
 
 

Diepsloot Site 
Region D 
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❖ MOVEMENT  

 

✓ Regional accessibility provided by the N1, Golden Highway, Chris Hani 
Road, Soweto Highway and Roodeport Road. 

✓ External linkages are limited as well as northern access from the two 
interchanges onto the N1 Highway. 

✓ Road conditions have improved but there is still limited access both into 
and through Soweto. The N17 is being constructed to improve 
accessibility.  

✓ Growing trend towards private motor vehicle usage. 
✓ Intense traffic bottlenecks are experienced during morning and afternoon 

peak hours. 
✓ Large numbers of people commute to the Inner City via public transport. 
✓ Major mode of transport is the minibus (taxi); hence the need to upgrade 

some taxi ranks and public transport routes. 
✓ Public transport services do not extend to all areas. 
✓ Two rail lines service Soweto. Currently they do not extend further than 

Naledi. However, there are plans to extend the northern rail west of Naledi, 
as well as roads to the Lufhereng/Doornkop Township. 

✓ There is increasing pedestrian and vehicular traffic volumes given new mall 
developments. 

✓ Main congestion points are concentrated in the approaches to Baralink and 
Jabulani Node and nearly all inbound routes have little/ spare capacity or 
are overloaded. 

✓ Bus Rapid Transit (BRT) system being implemented consists of three main 
types of services, i.e. trunk, feeder and complementary bus services. 

✓ Three BRT terminals are proposed at Dobsonville, Jabulani and 
Baragwanath and are to be complimented by BRT stations situated at 
500m apart along the trunk route. 

 
❖ SOCIAL FACILITIES 

 
✓ There are budgetary constraints for upgrading of existing and construction 

of new social facilities. 
✓ The quantity and location of social facilities in Soweto is unevenly 

distributed amongst the wards and the quality is often poor. 
✓ There is no proper hierarchy of facilities in terms of threshold. 
✓ There is a multipurpose library planned for Klipspruit. 
✓ The current trend among resident parents is to send children to schools 

within other established suburbs in the City. This is fuelled by the 

perception that public education is poor and that these schools offer a 
better level of education. 

✓ Consequently, over twenty schools have so far been closed due to low 
enrolment in Region D. This number is estimated to remain high, as the 
majority of young and up coming as well as the middle-income residents, 
have no desire to place their children in the local schools. 

✓ Arrangements are underway to lease out the closed schools for other uses. 
✓ The following summarises the different social facilities in Soweto: 

• Recreation (halls, multi purpose community centres):28 

• Sports (stadiums, sports fields): 23 

• Butt huts: 9 

• Health (clinics): 20 

• Aquatic complexes: 11 

• Libraries and information services: 17 

✓ Need for skills development facilities. 

 
❖ HOUSING 

 
✓ Most dominant land use in Soweto. 
✓ Rental housing is the most common form of tenure (flats, backyard shacks 

and hostels). 
✓ Soweto has 15% of the city’s informal settlements with an approximate total 

of 12 809 shacks. 24 of the informal settlements are located on public land, 
while 4 are on private land. 68% of these have an official mandate for 
upgrading. 

✓ Increasing informal settlements place a major strain on the existing 
infrastructure. 

✓ A large number of the informal settlements are concentrated around the 
Klipspruit Valley Area and other environmentally unsafe areas. They offer 
poor quality living environments, inadequate services and lack bulk 
infrastructure. Furthermore, they are normally located on land that is 
Dolomitic. 

✓ Greater Kliptown is a high priority upgrading and renewal housing area with 
projects in Pimville Zone 9, Klipspruit Ext 6, Klipspruit Ext 7 and Klipspruit 
Ext 11at various planning and implementation stages. 

✓ A total of 3 082 stands have been approved for transfer in Devland 
Extensions 1, 14, 15, 16, 27, 30, 33 and 35 by end of 2009. Of these, 2 
793 have been transferred and 289 are outstanding. 
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❖ REGIONAL ECONOMY 

 
✓ Soweto remains economically entrapped due to negative impacts of 

Apartheid. 
✓ Most residents work outside Soweto and most of the disposable income is 

spent outside the region. 
✓ There is high unemployment and a proliferation of informal businesses. 
✓ Similarly, there are relatively low levels of income. 
✓ There is a small commercial, industrial and rates base (as a result of 

historical legislative restrictions). 
✓ Recent mall developments are Jabulani, Bara and Maponya Malls. 
✓ Development frameworks for Dobsonville, Bara Central and Ikwezi nodes 

approved to generate economic opportunities. 
✓ The envisaged development of the Soweto Empowerment Zone (SEZ) and 

Orlando eKhaya precinct would boost local economic development. 
✓ Doornkop has been identified as a site suitable for agri-business (organic 

farming, etc). 
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Map 2.2: Broad Land Use Plan – Region D 

 
 

Diepkloof Site 
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Map 2.3: Infrastructure Hotspots (Roads & Power) 

Diepkloof Site 
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2.2.2 DEVELOPMENT POLICIES AND STRATEGIES 

 
GROWTH MANAGEMENT STRATEGY 
 
The GMS sets high, medium and low priority areas across the City and 
describes specific interventions: 
 
I. HIGH PRIORITY AREAS (I.E. 2008-2011 CAPITAL INVESTMENT AND 

IMMEDIATE SERVICE UPGRADING) 
 
PUBLIC TRANSPORT PRIORITY AREAS: 
 
The locations noted below represent the backbone of a revitalised and 
integrated public transportation system. The multi-billion Rand investments of 
Gautrain and the Bus Rapid Transit System (BRT) represents the City and 
State’s commitment to realising a world-class public transportation system that 
facilitates movement within and beyond the City’s borders and is efficient and 
accessible to all communities. The expanded system being developed 
represents a significant and complimentary advancement of the current bus 
and taxi services rendered within the City. 
 
The locations below also represent latent opportunities to restructure the 
current fragmented City form and to provide more inclusive environments for 
the City’s communities. Issues relating to appropriate and effective densities, 
mixed-uses and infrastructure provision are foremost in the City’s designation 
of these areas as priority areas from an infrastructure perspective. City 
budgets relating to infrastructure will be co-ordinated to ensure that these 
imperatives are met. Additionally, aspects relating to Inclusionary Housing to 
facilitate affordable and “gap-market” housing and incentives to facilitate 
socially geared developments in these locations are critical. 
 
The Public Transport Priority Areas for Region D are: 
 

• The existing rail corridor and the station precincts. 

• Nodal precincts that coincide with transportation interventions, such as 
Jabulani, Baralink, Kliptown, Orlando Stadium. 

• Phase 1 of the Bus Rapid Transit System. 
 

Planning emphasis in Soweto has been placed on developing Development 
Frameworks and Precinct Plans for a number of areas that have rail or BRT 

stations located in and/or near them. These areas have very good potential 
for diversification and more intense land uses to compliment investment in the 
public transportation facilities. The following are such areas in Region D. 
 

❖ Ikwezi Station Precinct 
 
The Ikwezi station precinct has been identified as a public transport 
interchange node. The node is serviced by a rail station and taxi rank. Elias 
Motsoaledi Road and Koma/Mmila Roads are proposed BRT complimentary 
routes passing through the precinct. This qualifies it as a GMS public transport 
priority area. 
 

❖ Naledi / Merafi Station Precincts 
 
The precincts cover a 1km radius around the Naledi and Merafe rail stations. 
The vision is informed by the understanding that TOD is not only about 
densification around a transit point but is also mainly concerned with creating 
an extremely pedestrian friendly precinct. 
 

❖ Midway / Chiawelo Stations Precinct 
 
The Midway precinct is a “specialist node” that is industrial in function and 
strategically located close to both rail and road transportation networks. The 
Chiawelo rail station precinct is however more residential in character. 
 

❖ Orlando East / Noordgesig Precinct 
 
The precinct covers the Orlando East and Noordgesig residential areas. It 
incorporates the two rail stations of Orlando East and Mlamlankunzi. 
 
NODAL BASED HIGH PRIORITY AREAS: 
 

❖ Baralink 
 
Baralink node is the only Regional node in Soweto. It is regarded as the 
“gateway” to Soweto because of its strategic location between the eastern 
sector of Soweto and the southern sector of Johannesburg CBD. The node is 
mainly institutional in character comprising of the military, prison, tertiary 
education, medical and mining establishments. There is also an established 
retail component in the node (Bara mall, Diepkloof shopping centre). 
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❖ Soweto Empowerment Zone 
 
The Soweto Empowerment Zone (SEZ) is located in Diepkloof at the 
intersection of Chris Hani Road and N1 Highway and forms part of the Baralink 
Regional Node. It is situated on Portion 159 of the Farm Diepkloof No 319 and 
is approximately 35.64ha in size. 
 

❖ Orlando Ekhaya 
 
Orlando Ekhaya project is situated within Sub-Area 10. It is located in close 
proximity to the Baragwanath Hospital and Bara mall. It lies directly along the 
Chris Hani Road, a mobility spine and within 3Km of the N1 highway. 
 
Key components of the development are: 
 
▪ 1 200 new mixed income houses 
▪ 30 000m2 of new retail space 
▪ 10 000 student University Campus 
▪ 60ha lakefront park 
▪ Conference and business centre. 
▪ Extreme heights centre – Orlando Towers. 
▪ Commercial 

 
❖ Bara Central 

 
Bara Central is a node within the greater Baralink node located adjacent the 
Bara Public Transport Terminus and south of the Universal Church of the 
Kingdom of God in Diepkloof Zone 6. 
 

❖ Kliptown node 
 
Kliptown is a District node situated in Sub Area 9. It is both a heritage and 
business node made up of various formal and informal land uses that include 
housing, retail and transport facilities. 
 

❖ Jabulani node 
 
The Jabulani Node is located in central Soweto, east of the intersection of 
Koma Road and Bolani Street. It is a mixed-use district node with great 
momentum for growth. 

❖ Dobsonville Node 
 
Dobsonville is a neighbourhood node that fulfils an important local function. 
The challenge is that the node is not currently developed to its fullest potential 
and does not look or function the way an important node should do 
 
MARGINALIZED AREAS 
 
The continued City commitment to the upgrading and economic upliftment of 
these areas places them within the highest priority category of the five Growth 
Management Areas and reinforces the commitment to service upgrading (e.g. 
gravel roads upgrading, eradication of informal settlements etc.). 
 
The transformation of these locations from their previous dormitory township 
status to vibrant, integrated communities are central to the principles of the 
Growth and Development Strategy such as “facilitated social mobility” and 
“settlement restructuring”. 
 
The City via a series of incentives and targeted infrastructure provision will 
support developments that foster increased economic development and 
labour-intensive industries. A full suite of incentives is still being developed but 
they could include fast tracking of applications, application fee and bulk 
contributions exemptions and in relation to industrial and commercial 
development, rates holidays. 
 
Region D is identified as a marginalized area in the City and is the focus of 
township regeneration programmes and interventions. 
 
One such example is the potential development of the SOJO Business, 
Tourism and Recreation Trail in Soweto: 
 
The Tourism Trail: 
 
Soweto has a rich history mainly due to apartheid and there do exist heritage 
elements at various points within the region. These heritage sites are 
connected through a Tourism Trial that has been identified by the City’s 
Department of Arts, Culture and Heritage. 
 
Identified core heritage sites/ tourism points within Soweto include: 

1. Chris Hani Baragwanath Node, along Old Potchefstroom Road. 
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2. Cooling Towers, Orlando Dam. 
3. Walter Sisulu Freedom Square, Kliptown. 
4. Regina Mundi Church, Rockville. 
5. Credo Mutwa Cultural Village and Oppenheimer Tower. 
6. Morris Isaacson School. 
7. Hector Pieterson Museum, Orlando West. 
8. Vilakazi Street, Orlando West. 

 
II. MEDIUM PRIORITY AREAS (I.E. IMMEDIATE REMEDIAL 

INFRASTRUCTURE UPGRADING. NEW CAPITAL INVESTMENT 
2011-2015)  

 
CONSOLIDATION AREAS 
 
The greatest impact of the Growth Management Strategy will undoubtedly be 
felt in the Consolidation Areas. The primary objective of the Consolidation 
Areas is to prevent the compounding of the infrastructure constraints, most 
notably relating to energy and traffic but also noting the significant impact of 
large-scale and incremental developments on water and sanitation, storm 
water management and social amenities. 
 
Consolidation areas do not affect region D. 
 
EXPANSION AREAS 
 
To the north and south of the City, potential land resources presently beyond 
the Urban Development Boundary (UDB) have been identified and the 
proposal to include them within the UDB are included in the SDF and RSDFs 
for Regions A and G. There are no expansion areas within Region D. 
 
III. LOW PRIORITY AREAS (I.E. NO INFRASTRUCTURE UPGRADING / 

PROVISION BEFORE 2020) 
 
PERI URBAN AREAS 
 
Localities beyond the extent of the Urban Development Boundary comprise 
the Peri-Urban Management Areas. There are no short- or medium-term 
obligations or plans to service these areas. The west of the region is identified 
as a peri-urban area. 
 

Map 2.4: The City’s Growth Management Priority Areas 

 
 

Diepkloof Site 
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2.2.2.1 ROAD NETWORK HIERARCHY AND MANAGEMENT 
GUIDELINES 

 
A number of critical road linkages are required to improve inter- and intra-
regional connectivity. These include: 
 

• Westlake Road Extension to Meadowlands (north-south link) between 
Roodepoort and Soweto. 

• Soweto Highway extension eastwards to Rosettenville Road improving 
access to the City Deep Freight Logistics Hub and also a new on-and off-
ramp to the north of Soweto High way and N1. 

• Chris Hani Road inter-change onto the N1. 

• Emdeni link promoting access to new developments to the West of Soweto. 

• K43 / Union Road extension improving access and linkages southward. 

• K102 linking the K15 in the West and northward to Roodepoort Road. 

• M2/Golden Highway link 

• Develop initiatives to address the upgrade and extension of Tshabuse 
Road, Foxglove Street as well as safe pedestrian access to the Station and 
Taxi Rank, Klipspruit West. 

• N17 link to Nasrec Road, Crown Mines and Klipspruit Valley Roads, 
Soweto.  

• Widening of Bolani and Koma Roads in order to support the Jabulani Node. 

• Pedestrian bridges at Orlando East/Diepkloof, vehicle and pedestrian 
bridge at Naledi Ext.2 across railway line, Kliptown low level bridge and 
Roodepoort and Van Onselen link 

• Develop the first 25Km of dedicated cycle lanes along roads 
 
The dual carriageway of Koma Road, from Moroka police station to Moletsane 
Road junction is currently under construction including street curbing and 
sidewalks paving. Chris Hani Road is also presently being widened to 
accommodate the BRT median lane from Moroka police station to Roodepoort 
Road junction. 
 

❖ Bus Rapid Transit (BRT) 
 
In November 2006 the City approved the upgrading of the SPTN to a Bus 
Rapid Transit (BRT) System which is defined as a “ high quality bus-based 

transit system that delivers fast, comfortable and cost-effective urban 
mobility through the provision of segregated right-of-way infrastructure, 

rapid and frequent operations, and excellence in marketing and consumer 
service” (Wright and Hook, 2006 in Rea Vaya Scoping Study). 
 
The BRT system consists of a hierarchy of three routes, namely BRT trunk 
routes, complimentary routes and feeder routes. The trunk routes in Region D 
for Phase 1 indicated on Map 2.5, are: 
 

1. Lenasia - Sunninghill 
2. Jabulani – Alexandra 
3. Baragwanath – Ellis Park 
4. Orlando – Sandton 
5. Dobsonville – Eastgate 

 
Three terminal stations at Jabulani, Dobsonville and Baragwanath are 
proposed. These shall be supported by conventional BRT stations 
strategically located apart at points where higher potential passenger 
movement would take place. The implementation of the BRT has commenced 
and Phase 1a from Soweto to the Inner City is operational. 
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Map 2.5: BRT ROUTE indicating Phase 1 Routes 

 
 
2.2.2.2 FACILITATING SUSTAINABLE HOUSING ENVIRONMENTS IN 

APPROPRIATE LOCATIONS 
 
The Housing Strategy aims to facilitate the most fundamental change in the 
City by promoting the provision of sustainable housing environments within 
close proximity to economic opportunities and social amenities. Appropriate 

housing typologies meeting a range of needs throughout the City are a pre-
requisite to a City that is accessible, efficient and sustainable. Beyond the 
provision of accommodation, new housing delivery must address the provision 
of adequate social and economic amenities to ensure the concept of 
sustainable housing environments.  
 
Within the region, the following are housing issues: 

• Housing is the most dominant land use in Greater Soweto. 

• Addressing the housing backlog as well as investigating alternatives for 
densification. 

• Soweto houses 15% of the city’s informal settlements. 

• Hostel re-development and conversions remain an issue. 

• Integrating housing development with social and economic development. 

• Providing various tenure options and housing typologies (single 
residential, town houses, flats etc). 

 
The City’s Housing programmes form the basis of the City’s delivery targets 
of developing 100 000 units by 2011. These units must be made available to 
include a range of tenure options and typologies. The Housing programmes 
include the formalisation of informal settlements; rejuvenation of the CBD and 
other nodes and hostel redevelopment. 
 
The initiatives in terms of the Housing programmes are as illustrated in Table 
2.2 below. It is focussed on areas such as Kliptown, Golden Triangle, Elias 
Motsoaledi, Orlando East, Zola (back yard rental upgrading) and Doornkop 
Greenfields. 
 
Table 2.2: Housing Initiatives in Region D 

Area Location Description/Components Custodian 

Greater 
Kilptown 

• Klipspruit Ext 6 
(Fred Clarke) 

• Klippsruit Ext 7 
(Chris Hani) 

• Klippsruit Ext 
11 

• Pimville Zone 9 

• Klippsruit Ext 7 
south 

• 207 units planned. 

• Layout plan circulated 
for 2015 units. 

• Layout plan circulated 
for 728 units. 

• 224 units built and 30 
stands subdivided. 

• New precinct plan with 
200 units coming. 

City of 
Johannesburg 

Devland Golden Triangle 
Top Structure 
construction, 3 082 stands 

City of 
Johannesburg 
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Area Location Description/Components Custodian 

approved for transfer, with 
289 still outstanding as at 
December 2009. 

Klipspruit Staff hostel Conversion 
City of 
Johannesburg 

Orlando  Staff hostel Conversion 
City of 
Johannesburg 

Orlando East 
Orlando East Back 
yard 
project 

Construction of 
Backrooms 

Province 

Zola 
Zola Backyard 
rental 
upgrading 

Construction of 
Backrooms- 274 units 
completed 

Province 

Dube Dube hostel 
Temporary relocation units 
‘Containers’ - 326 
Completed 

Provincial 
Hostel Re-
developments 

Meadowlands 
Zone 3 

Meadowlands 
hostel 

1 115 temporary 
relocation 
units to be constructed 

Provincial 
Hostel Re-
developments 
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Map 2.6: Region D Nodes 
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2.3 BUILDING PLANS COMPLETED 

 
The following table indicate the buildings reported as completed within City of 
Johannesburg Metro, in terms of residential buildings, non-residential 
buildings as well as additions and alterations. 
 
Table 2.3: Buildings completed – City of Johannesburg Metro 
Municipality 

City of Johannesburg Metro Municipality 

 
Residenti

al  
buildings 

Non-residential  
buildings 

Additions and 
alterations 

Buildings 
reported  

as completed 

Year 
Total 

square 
metres 

No 
of 

buildings 

Total 
square  
metres 

No of 
plans 

Total 
square 
metres 

Total square  
metres 

2004 1 351 238 197 510 257 2 386 226 944 2 088 439 

2005 1 764 336 136 408 312 2 177 187 805 2 360 453 

2006 1 688 155 111 289 140 5 041 414 935 2 392 230 

2007 1 433 395 109 355 344 4 650 378 241 2 166 980 

2008 1 327 816 116 600 623 4 851 451 875 2 380 314 

2009 836 176 92 495 443 4 562 474 114 1 805 733 

2010 560 373 75 239 625 3 614 357 043 1 166 041 

2011 609 179 125 174 915 4 443 470 526 1 254 620 

2012 714 257 107 320 042 3 283 361 408 1 395 707 

2013 547 833 93 371 234 2 896 291 759 1 210 826 

2014 619 431 55 323 660 1 429 101 202 1 134 293 

2015 628 829 35 223 493 597 124 817 977 139 

2016 535 525 56 351 892 732 115 713 1 003 130 

2017 423 776 45 371 947 862 123 333 919 056 

Source:  Demacon ex StatsSA 

Figure 2.1: Buildings completed in City of Johannesburg Metro 

 
Source:  Demacon ex StatsSA 
 

❑ DWELLING HOUSES, FLATS & TOWNHOUSES COMPLETED 

 
The following tables provide dwelling houses, flats and townhouses reported 
as completed within City of Johannesburg Metro. 
 
Table 2.4:   City of Johannesburg Metro (2017) 

City of Johannesburg Metro 

 Dwelling houses Flats & Townhouses Total 

2004 3 807 4 065 7 872 

2005 4 181 6 086 10 267 

2006 5 245 4 947 10 192 

2007 4 678 3 901 8 579 

2008 6 290 3 562 9 852 

2009 2 714 2 286 5 000 

2010 1 680 1 154 2 834 

2011 3 740 1 123 4 863 

2012 3 567 2102 5 669 
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City of Johannesburg Metro 

 Dwelling houses Flats & Townhouses Total 

2013 2 920 1 201 4 121 

2014 2 387 1 433 3 820 

2015 3 149 520 3 669 

2016 3 010 200 3 210 

2017 2 240 348 2 588 

Total   82 536  

Average   5 895 

Source:  Demacon ex StatsSA 

 
Figure 2.2:  Dwelling Houses, Flats and Townhouses Completed (City of 
Johannesburg Metro Municipality) 

 
Source:  Demacon ex StatsSA 

 
The average number of residential buildings completed between 2004 and 
2017 amounts to approximately 5 895 units.  
 
 

❑ RESIDENTIAL BUILDING COMPLETED BY SIZE OF DWELLING 

 
The following table indicates residential buildings completed by size of 
dwelling. 
 
Table 2.5: Residential buildings completed by size of dwelling house 

City of Johannesburg Metro 

Year Smaller than 80sqm 
Equal to or larger than 

 80sqm 
Total dwelling houses 

2004 1 039 2 768 3 807 

2005 977 3 204 4 181 

2006 1 927 3 318 5 245 

2007 1 853 2 825 4 678 

2008 3 205 3 085 6 290 

2009 1 260 1 454 2 714 

2010 394 1 286 1 680 

2011 1 659 1 287 2 946 

2012 2 065 1 502 3 567 

2013 1 553 1 367 2 920 

2014 1 099 1 288 2 387 

2015 1 840 1 309 3 149 

2016 1 894 1 116 3 010 

2017 1 646 594 2 240 

Source:  Demacon ex StatsSA 

 
 
 
 
 
 
 
 
 
 
 
 
 

0

1 000

2 000

3 000

4 000

5 000

6 000

7 000

20042005200620072008200920102011201220132014201520162017

N
u

m
b

e
r 

o
f 

u
n

it
s

Dwelling houses, flats & townhouses completed - City of 
Johannesburg Metro

Dwelling houses Flats & Townhouses

Average: 5 895 
units per annum 



Diepkloof Mixed Use Market Study – April 2019  

115 | P a g e  
  

Figure 2.3: Number dwelling houses completed by size  

 
Source:  Demacon ex StatsSA 
 

❑ NON-RESIDENTIAL BUILDINGS COMPLETED 

 
The following tables provide the non-residential buildings completed. 
 
Table 2.6:  Non-Residential buildings completed 

 
Office and banking 

space 
(m2) 

Shopping space 
(m2) 

Industrial and 
warehouse space 

(m2) 

2004 180 129 173 920 131 243 

2005 223 701 63 049 118 799 

2006 120 780 69 334 91 958 

2007 175 742 75 615 95 094 

2008 353 067 129 928 104 330 

2009 304 463 18 922 161 637 

2010 112 941 4 253 119 126 

2011 71 420 48 961 54 534 

2012 105 198 103 362 95 792 

 
Office and banking 

space 
(m2) 

Shopping space 
(m2) 

Industrial and 
warehouse space 

(m2) 

2013 238 067 39 934 88 519 

2014 180 475 79 108 54 002 

2015 162 756 1 076 57 978 

2016 104 063 29 173 136 217 

2017 228 640 44 915 65 083 

Source:  Demacon ex StatsSA 

 
Figure 2.4: Non-residential space – City of Johannesburg Metro 
Municipality 

 
Source:  Demacon ex StatsSA 
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2.4 DEVELOPMENT SITE ASSESSMENT 

 

2.4.1 SITE DESCRIPTION 

 
❖ Locality and description of site 

 

The proposed development is situated in the eastern extent of Region D of 

City of Johannesburg Metropolitan Municipality.  

 

The site is bordered to Chris Hani Road to the north and the N1 (Western 

Bypass) to the east of the suburb Diepkloof. 

 

To the west of the subject site is Chris Hani Baragwanath Hospital Complex 

and ±5km further west Maponya Mall. To the north of the site is Diepkloof 

Square. 

 
Map 2.7: Location of the site 

 

2.4.2 LOCATION ASSESSMENT 
 
Market potential is influenced not only by consumer income and expenditure, 
but in particular also by the characteristics of the retail site/location under 
consideration. Retail centres and other urban property markets have specific 
location requirements and given the fact that the development potential of an 
array of other uses should also be tested, these should also be included in the 
location assessment exercise. 
 
To this effect, DEMACON Site Evaluation Models © are utilised. These 
DEMACON models are pragmatic and are based on the assignment of values 
to various location factors. Firstly, the site is evaluated on a ten-point scale, 
with ten being the highest. Secondly, weights are attached to these factors, in 
order of importance (1 to 5, with 5 being the most important). 
 
Subsequent section provides the location assessments of the following land 
uses: 

• Residential  

• Trade (Retail & Automotive) 

• Office 

• Industrial 

• Short-Stay Accommodation (Hotel) 

• Medical (Private Hospital) 

• Education (Private School) 
 

❖ RESIDENTIAL ASSESSMENT 
 
Table 2.7: Residential assessment 

  Grade 1-10 Weight 1-5 Points 

Perceived Level of Safety and Security 7 5 35 

Area Price Profile 7 4 28 

Address Value 8 4 32 

LSM Profile 7 5 35 

Perceived Quality of Residential 
Environment 

7 4 28 

Tempo of Residential Growth 8 5 40 

Within direction of Current & Future 
Growth 

8 5 40 

Perceived investment value 8 4 32 

Site 
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  Grade 1-10 Weight 1-5 Points 

Access to main roads 8 3 24 

Proximity to work place 8 3 24 

Proximity to schools 7 4 28 

Proximity to retail facilities 7 4 28 

Proximity to social amenities 7 3 21 

Proximity to public transport 7 3 21 

Availability of Land 8 3 24 

Total   440 

Score   74,6% 

Source: Demacon, 2019 
* Note:  80%+ indicates an exceptional site rating; a site rating of 70 – 80% is high and indicates 
that most important fundamentals for a successful residential development is in place; a rating of 
60 – 70% indicates some critical factors may be lacking but could possibly be addressed; projects 
with a sub 60% rating are not recommended for consideration. 

 

❖ RETAIL ASSESSMENT 
 
Table 2.8: Retail assessment 

  Grade 1-10 Weight 1-5 Points 

Consumer Volumes 8 5 40 

Income / LSM profile 7 5 35 

Population Growth 8 4 32 

Visibility 8 4 32 

Accessibility 8 4 32 

Functional & Complimentary Uses 8 3 24 

Effective Market Gap 8 4 32 

Proximity to Intermodal Facilities, e.g. 
BRT Route, Gautrain, Rail / Taxi / Bus 
terminus 

7 3 21 

Address Value 8 4 32 

Availability of Land  8 4 32 

Future Expansion Potential 8 4 32 

Directional Growth of Area 8 4 32 

Proximity to Labour 7 3 21 

Proximity to Suppliers 7 3 21 

Perceived Level of Security 7 4 28 

  Grade 1-10 Weight 1-5 Points 

Total   446 

Score   76,9% 

Source: Demacon, 2019 
* Note:  80%+ indicates an exceptional site rating; a site rating of 70 – 80% is high and indicates 
that most important fundamentals for a successful retail development is in place; a rating of 60 – 
70% indicates some critical factors may be lacking but could possibly be addressed; projects with 
a sub 60% rating are not recommended for consideration. 

 

❖ PRIVATE SCHOOL ASSESSMENT 
 
Table 2.9: Private School Assessment 

  Grade 1-10 Weight 1-5 Points 

Accessibility 8 4 32 

LSM Profile 7 4 28 

Direct Proximity to Middle to High 
Income Suburbs 

7 4 28 

Moderate to Large Segment of 
Population aged below 18 years 

8 5 40 

Moderate to High Population Growth 8 4 32 

Proximity to Captive Market 7 4 28 

Absence of Competitive Products 7 3 21 

Perceived Level of Security 7 4 28 

Address Value 8 4 32 

Proximity to Retail Facilities 7 3 21 

Total   290 

Score   74,4% 

Source: Demacon, 2019 
* Note:  80%+ indicates an exceptional site rating; a site rating of 70 – 80% is high and indicates 
that most important fundamentals for a successful private school & college development is in 
place; a rating of 60 – 70% indicates some critical factors may be lacking but could possibly be 
addressed; projects with a sub 60% rating are not recommended for consideration. 
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❖ PRIVATE HEALTCHARE ASSESSMENT 
 
Table 2.10: Private Healthcare Assessment 

  Grade 1-10 Weight 1-5 Points 

Address Value 8 4 32 

Local Accessibility 7 4 28 

Regional Accessibility 7 4 28 

Visibility 8 3 24 

LSM Profile 7 5 35 

Level of Private Healthcare Insurance 7 5 35 

Moderate to Higher Population 
Growth  

8 3 24 

Abscence of Competitive Products / 
Market Gap 

8 4 32 

Proximity to Skilled and Semi-Skilled 
Labour Force 

7 3 21 

Perceived Level of Security 7 4 28 

Located in Direct Line of Growth 8 3 24 

Availability of Land 8 4 32 

Future Expansion Potential 7 3 21 

Total   364 

Score   74,3% 

Source: Demacon, 2019 
* Note:  80%+ indicates an exceptional site rating; a site rating of 70 – 80% is high and indicates 
that most important fundamentals for a successful private healthcare development is in place; a 
rating of 60 – 70% indicates some critical factors may be lacking but could possibly be addressed; 
projects with a sub 60% rating are not recommended for consideration. 

 
2.5 SYNTHESIS 

 
This chapter investigated the context of the development in terms of the 
surrounding environment’s characteristics, anticipated future development 
and suitability for development. 
 

❑ AREA BACKGROUND 
 
✓ The Diepkloof site is situated within Region D - one of the seven 

administrative regions in the City of Johannesburg. 

✓ It is situated to the western edge of the City and is surrounded by Regions 

B and C to the north, Region F to the east and Region G to the south. There 

are 36 wards in Soweto. 

✓ It is a vast, sprawling urban area, characterised by mostly residential 

developments and a limited variety of other uses and facilities (social 

amenities and infrastructure). 

✓ Prominent nodes include: Baralink, Jabulani, Dobsonville and Kliptown.  

✓ Regional accessibility is provided by the N1, Golden Highway, Chris Hani 

Road, Soweto Highway and Roodeport Road. 

✓ Three BRT terminals are proposed at Dobsonville, Jabulani and 

Baragwanath and are to be complimented by BRT stations situated at 

500m apart along the trunk route. 

✓ Housing is the most dominant land use in Soweto. 

✓ Rental housing is the most common form of tenure (flats, backyard shacks 

and hostels). 

✓ Greater Kliptown is a high priority upgrading and renewal housing area with 

projects in Pimville Zone 9, Klipspruit Ext 6, Klipspruit Ext 7 and Klipspruit 

Ext 11 at various planning and implementation stages. 

✓ Most residents work outside Soweto and most of the disposable income is 

spent outside the region. 

✓ Major retail roll players in the area include Jabulani, Bara and Maponya 

Malls. 

✓ The envisaged development of the Soweto Empowerment Zone (SEZ) and 

Orlando eKhaya precinct would boost local economic development. 

 
Source: City of Johannesburg Regional Spatial Development Framework 
2010/11 Administrative Region D 

 

❑ LOCATION ASSESSMENT 
 
In terms of the location assessment, the site ratings are summarised in Table 
2.11. 
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Table 2.11: Summary of Site Evaluation Results: 

Proposed Land Use Percentage 

Retail / Trade 77.4% 

Medical (Private Hospital) 77.1% 

Residential 76.4% 

Education (Private School) 75.4% 

Short-Stay Accommodation (Hotel) 75.2% 

Office 74.5% 

Industrial 73.9% 

* Note:  80%+ indicates an exceptional site rating; a site rating of 70 – 80% is high and indicates 
that most important fundamentals for a successful mixed-use development is in place; a rating of 
60 – 70% indicates some critical factors may be lacking but could possibly be addressed; projects 
with a sub 60% rating are not recommended for consideration. 

 
The proposed mixed-use development site scored locational ratings between 
70% and 80%+ which indicates that most important fundamentals for a 
successful mixed-use development is in place. 
 
The subsequent chapter provides an overview of the local economy in which 
the proposed development will be located.  
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CHAPTER 3: ECONOMIC BASE ANALYSIS 
 

3.1 INTRODUCTION 

 
An intricate, though well-defined relationship exists between the economy and 
urban real estate markets. The performance of specific economic sectors 
serves as proxy for the performance of these real estate markets. The purpose 
of this chapter is to outline the salient features of the market area economy 
(reference is made to the City of Johannesburg Metro & Soweto Local 
Economy) in terms of selected time series economic indicators; most notably 
the economic profile and growth trends within the local economy. 
 
As such, this chapter provides insight into the composition and stability of the 
sub-region economy and hence, provides a more comprehensive assessment 
of medium- to long-term investment prospects than the conventional 
demographic analysis. 
 
Subsequent sub-sections provide a concise overview of the local economy in 
terms of the following aspects: 
 

 
 
3.2 REFERENCE FRAMEWORK  

 
The causal relationship between economic sector performance and property 
market performance is illustrated in Diagram 3.1.  
 
 
 
 

Diagram 3.1:  Causal Relationship between Economic Performance and 
Property Sectors 

 
© 2019 H du Toit, MSc, PhD  

 
The economic indicators of an area form the basis for current demand for 
commercial product offering and serve as drivers for future growth in demand.  
Subsequent paragraphs highlight the main indicators for the market area 
under investigation. 
.. 
 
 

ECONOMIC BASE ANALYSIS 3 
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3.2.1 MACRO-ECONOMIC FUNDAMENTALS – WHAT TO EXPECT3 

 
‘Modest growth recovery as elections loom 
 
✓ Elections due in May 2019 are key. Over the past year, President 

Ramaphosa has made progress in rolling back state capture and rebooting 

the economy. However, his ability to further advance clean and 

technocratic governance depends on whether he gets a strong mandate 

from the elections. Current polls suggest the ANC will win but the exact 

outcome is unclear.  

✓ The economy has gained some traction since the recession in H1 18 

but the near-term outlook remains muted. Investment spending is 

floundering due to weak business confidence and the consumer is 

constrained by a lack of jobs. We forecast GDP growth of 1.7% for 2019 

and 2.1% for 2020 on the assumption of middle-of-the-road policy settings 

after the 2019 election. 

✓ Inflation will likely remain well contained within the target range. 

There are presently no big inflationary pressures in the economy, and FX 

pass-through remains weak. Wage settlements also appear to be 

moderating. However, electricity prices, food prices and the exchange rate 

remain upside risks. We forecast that headline CPI will hit 4.6% by end-

2019 and 5.3% by end-2020. 

✓ We forecast the current account to track sideways at 3.8% of GDP in 

2019, then widening as demand recovers. But the risky part of the 

balance of payments is portfolio capital flows, which are vulnerable to a 

potential rating downgrade from Moody’s or a fall in risk appetite globally.  

✓ The 2019 Budget on 20 February is critical. Finance Minister Mboweni 

would probably like to push for a tougher fiscal stance, given that budget 

deficits above 4% of GDP will lead to still higher public indebtedness, but 

he likely does not have much political room to manoeuver. 

✓ Financial, operational and structural challenges at troubled state-

owned companies are a big fiscal constraint and drag on sovereign 

creditworthiness. Eskom is due to unveil a turnaround plan in Q1 19. 

President Ramaphosa has appointed an expert panel to make 

recommendations by end-January, and NERSA is set to decide Eskom’s 

tariff hike on 1 March. 

                                                
3 Source: ABSA. South Africa Quarterly Perspectives: Q3:2018. 6 July 2018. 

✓ With scant inflation and low oil prices we believe the SARB will leave 

rates on hold until demand recovers – unless the rand weakens sharply. 

The market recently shifted to price in much less tightening this year. We 

forecast the next 25bp rate hike in September 2019. 

✓ A further downgrade from Moody’s cannot be ruled out after 

elections. However, with Stable Outlooks on their ratings, all three rating 

agencies will likely give warning of any potential move by cycling through 

a directional outlook change first. Moody’s is due to opine next on 29 

March. 

✓ We are more constructive about the ZAR. Our structural ZAR valuations 

imply the ZAR has become less overvalued, due to SA’s improving growth 

outlook. However, our peer model valuations are broadly unchanged 

because of mixed global developments. Hence, our 2019-point forecasts 

are only slightly less ZAR bearish, namely R14.50 by mid-year and R14.80 

by year-end.  

✓ Heightened global market volatility poses risks of big adverse 

repercussions for South Africa. As usual, for small open economies 

dependent on commodity prices and capital flows, the potential downside 

risks to an economy like South Africa’s seem more numerous and more 

probable than upside risks – even before South Africa’s own domestic 

uncertainties feed through. 

 
The Quarterly Perspectives series of reports outline our macroeconomic 
forecasts for South Africa with discussion of the key themes and issues for the 
quarters ahead. The forecasts presented in this report are based on the output 
of our proprietary demand-side macroeconomic model, enlivened with supply-
side constraints. The model runs off a comprehensive macro data set up to 
Q3 18, as published by Statistics South Africa and the South African Reserve 
Bank’s latest Quarterly Bulletin, but updated for other relevant data published 
more recently. 
 
The elections in May 2019 are critical for South Africa’s prospects In the last 
year, since he was elected as president of the African National Congress 
(ANC), President Ramaphosa has made a lot of progress in rolling back state 
capture. He has relied on the judicial system and due process to effect critical 
personnel changes in the cabinet, boards and management of various state-
owned companies, and in key institutions such as the National Prosecuting 
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Authority, South Africa Revenue Services and South African Police Service. 
However, much work remains to be done to fully restaff and rehabilitate South 
Africa’s damaged institutions. 
 
President Ramaphosa’s personal popularity remains elevated, which would 
seem to give him the upper hand over his opponents but their fight-back is 
existential, and victory over the state capture brigade is far from complete. 
Ramaphosa’s task is complicated by the fact that the ANC’s popularity has 
been buffeted recently by revelations at the Zondo Commission of Inquiry, 
which has shown that state capture cannot be blamed on one or two errant 
officials alone. Meanwhile, both the key opposition parties, Democratic 
Alliance (DA) and the Economic Freedom Fighters (EFF), appear to have 
suffered major setbacks - the former over racial politics and the latter with 
evidence linking its leaders and the party to the VBS bank fraud. 
 
Meanwhile, the government’s decision to change the constitution to facilitate 
expropriation without compensation (EWC) to speed up land redistribution will 
likely continue to generate a heated public and political debate. The DA and 
various civic organisations could challenge the government’s decision in the 
courts, while the EFF could attempt to outflank the ANC’s plans for 
circumscribed EWC with its argument that all land should be nationalised. 
 
Against this backdrop, the national and provincial elections due sometime in 
May 2019 are critical. (The date will be announced at the State of the Nation 
Address on 7 February.) We are inclined to agree with the thesis that a strong 
showing for the ANC would be supportive of President Ramaphosa, and 
therefore positive for the country’s reform prospects. However, we rather 
discount the ancillary argument that a weak showing for the ANC in the 
elections would embolden and enable Ramaphosa’s opponents within the 
party to have him recalled. Instead, we just think that a weak showing for the 
party could make it hesitant on the economic reform front. A big uncertainty 
would arise, however, if the ANC’s support drops below 50% at the national 
level, forcing it to seek a coalition partner, more likely the EFF than the DA. 
 
Current opinion polls suggest the ANC will win the elections, although there is 
still a high degree of uncertainty about the precise outcome. An IPSOS face-
to-face poll of 3,571 respondents, published on 4 January found 61% of the 
electorate supporting the ANC, 14% the DA, 9% the EFF and 2% the Inkatha 
Freedom Party, with 13% of respondents answering, ‘don’t know/won’t 
say/won’t vote’. However, the recent establishment of a couple of new political 

parties, including a socialist one backed by the 350,000-strong National Union 
of Metalworkers of South Africa could alter the outcome at the margins in 
unpredictable ways, especially given South Africa’s pure proportional 
representation and disillusionment with established parties. And events 
themselves, especially as the Zondo inquiry resumes its hearings, could also 
alter the electoral calculus. Thus, the elections in May could well set South 
Africa on either a high road or a low road – or leave the country bumbling 
along in a muddled middle. At present, it is a difficult call, but we are inclined 
to believe the elections will put South Africa on a moderately upward 
trajectory. 

 
Growth has picked up from the H1 18 recession, but the outlook is muted  
 
After falling into recession in the first half of 2018, the South African economy 
began to grow modestly from Q3 18 with a 2.2% q/q saar GDP print, marginally 
ahead of our and consensus forecasts. This came after a revised contraction 
of 0.4% q/q saar (initial estimate: -0.7%) in Q2 18.  
 
From a supply-side perspective, the manufacturing sector showed the biggest 
gain in Q3, rising 7.5% q/q saar compared with an upwardly revised 0.6% q/q 
saar in Q2, thereby adding 0.9pp to the overall quarterly GDP growth rate 
(Table 3.1). Additionally, and perhaps surprisingly, agricultural production 
registered a sharp uptick of 6.5% q/q saar, following two successive quarters 
of extremely negative growth. While agriculture has a small share of GDP, 
large volatility in agricultural output (often due to climate fluctuations) tends to 
be a big driver of the movement in the overall GDP growth figure. The tertiary 
services sector also performed well in Q3 18, with all of its five subcomponents 
showing positive growth.  
 
All these positive developments were more than sufficient to offset the big 
8.8% q/q saar contraction in the mining sector, where sharply lower output of 
gold, PGMs, iron ore, copper and nickel outweighed higher output of coal, 
diamonds and manganese in Q3. 
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Table 3.1: Strong Q3 18 GDP growth was quite broadly based 

 
 
From a demand-side perspective, household consumption expenditure 
recovered sharply in Q3 18 by 1.6% q/q saar, after a big contraction in Q2, 
thereby contributing 1.0pp to overall quarterly GDP growth rate. Of the four 
broad household consumption categories, semi-durable goods showed the 
biggest improvement, rising 6.0% 
q/q saar in Q3, after a 2.3% q/q 
saar contraction in Q2. Similarly, 
non-durables registered a 4.5% 
q/q saar increase compared with 
a contraction of 2.0% q/q saar in 
Q2. A strong pick-up of 9.6% q/q 
saar in vehicle sales pushed up 
durable goods consumption to -
0.9% q/q saar, significantly up 
from -7.7% q/q saar in Q2, albeit 
still in negative territory. 
Discouragingly, services, which 
account for 43% of total household consumption, were down 1.2% q/q saar. 
We attribute much of the weakness in household consumption in Q2 18 to the 

VAT increase, which sucked a lot of timing-discretionary purchases, 
particularly on big ticket items, forward from Q2 into Q1. However, the strength 
of the rebound in Q3 18 is also a little surprising to us, given various headwinds 
to consumption.  
 
We have argued before 
that various headwinds 
against the consumer 
continue to persist. A weak 
labour market is probably 
the most important of all. 
The latest Quarterly 
Employment Statistics 
reported that a further 16k 
formal sector jobs were 
shed in Q3 18, primarily in 
the manufacturing and 
construction sectors 
Additionally, income 
growth is slowing. StatsSA 
reported that average 
monthly earnings were 
estimated to have grown 
just 5.0% y/y in Q3 18, 
even though the public 
sector wage uplift kicked in 
during that quarter, such 
that the growth in 
aggregate nominal 
compensation of 
employees has fallen to 
record lows. Other 
important headwinds were the big increase in petrol prices from March 
onwards (now substantially abated) and the ongoing weakness of household 
credit growth.  
 
After reaching extraordinary elevated levels in H1 18, consumer confidence 
fell sharply to 7 points in Q3 from 22 points in Q2 Sentiment was down across 
all income groups but the fall was most notable in low income consumers, with 
the sub-index for them plunging by 28 points to -8. Meanwhile, TransUnion’s 
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Consumer Credit Index 
(CCI) continued its 
downward trend, falling by 
1 index point to 51 in Q3 
18, still just above the 50-
mark that ostensibly 
separates improving credit 
health from a 
deteriorationError! 
Reference source not 
found.. Furthermore, data 
released by the National 
Credit Regulator in mid-
December showed a 
tightening credit market, 
with a fairly sharp rise in 
rejection rates on new 
consumer credit 
applications (Figure 7), and 
another modest pick-up in 
arrears (Figure 8), as well 
as some indirect evidence 
that consumers are rolling 
loans, and with much of the 
marginal increase in 
consumer credit growth 
(from 3.8% y/y at end-2017 
to 5.5% y/y in November) driven by unsecured credit. With a stagnant jobs 
market, moderating confidence and weakening credit health, consumer 
spending faces several headwinds, though these will be at least partly offset 
by two tailwinds: the recent fall in fuel prices and the introduction of National 
Minimum Wage at the start of this year. We expect household consumption 
expenditure to have grown 1.5% in 2018, and forecast growth of 1.5 for 2019 
and 1.9% in 2020. 
 

 
 
Regrettably, although household consumption expenditure recovered, fixed 
investment spending slumped in Q3 18 by 5.1% q/q saar, sufficient to subtract 
1.0pp from overall GDP growth. Declines were largely seen in activities 
associated with construction works, transport equipment and nonresidential 
construction. Private sector investment in particular continued to deteriorate, 
falling 4.0% q/q saar (Figure 9). The deterioration is not particularly surprising 
considering that business sentiment remains gloomy. Despite President 
Ramaphosa’s political progress and growth initiatives such as the Investment 
Summit, the BER Business Confidence Index (BCI) fell further to 31 points in 
Q4 18 from 34 in Q3, indicating that 7 out of 10 South African businesses are 
not confident (Figure 10), with pessimism reigning in all 5 business sectors 
comprising the BCI.  
 
Similarly, two confidence surveys that are not part of the BCI were also weak. 
The Agbiz/IDC Agribusiness Confidence Index fell to a nine-year low in the 
fourth quarter to print at 42, down from 48 in Q3, while the BER Civil 
Construction Confidence Index printed at just 18 in Q4. 
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Elsewhere in the GDP expenditure components, the picture was mixed. A big 
inventory rebuilds in Q3 18 (after a big inventory drawdown in Q2) was the 
biggest single contributor to GDP growth, adding 2.8pp to the overall GDP 
growth of 2.2% q/q saar. Meanwhile, final consumption expenditure by the 
general government increased by 2.2% q/q saar in Q3, adding 0.4pp to the 
growth rate. While exports performed strongly in Q3, growing by 24.2% q/q 
saar compared with 12.7% q/q saar in Q2, net exports dragged on growth, 
given the relatively bigger surge in imports of 26.7% q/q saar in Q3 compared 
with 4.0% q/q saar in Q2. Overall, net exports shed 0.9pp from overall GDP in 
Q3. 
 
So far, high frequency indicators point to a relatively strong start to Q4 18. In 
particular, manufacturing output jumped sharply by 1.1% m/m sa in October 
and another 0.7% m/m sa in November. (These strong prints were quite 
surprising given that in October the Absa PMI was at a 15-month low of 42.4 
before some recovery to 49.5 in November. It then rose further to 50.7 in 
December, the first print above the neutral mark since May 2017, offering 
some hope that the December output might also have been quite robust. We 
note, however, that the PMI has been very volatile in recent months and the 
results ought to be read with caution.  
 
Meanwhile, mining production also started Q4 on a solid footing, surging by 
3.3% m/m sa in October compared with 0.7% m/m sa in September. Retail 
sales in October were also stronger than expected, despite higher petrol 
prices peaking during the month, with a 0.6% m/m sa gain, following a 0.7% 
m/m contraction in September. However, the ongoing strike at Sibanye from 
late November suggests that gold output remained under pressure in 
November and December. Meanwhile, passenger car sales data in Q4 18 
were pretty much flat on Q3 18 after adjusting for seasonal factors.  
 
Overall, we forecast real GDP growth of 1.5% q/q saar in Q4 18, with the data 
to be released on 5 March. Absent any big revisions to historical data, this 
should leave South Africa with a 2018 GDP growth rate of 0.7%. 

 
 
Looking further ahead, we do not see any reason to be especially bullish about 
South Africa’s nearto medium-term growth prospects. The economics of 
growth is complicated, but countries can expand GDP by increasing either the 
capital or labour inputs to production processes or by adopting new 
technologies or new modes of commercial organisation to improve 
productivity.  
 
Absent a pick-up in business confidence, it is hard to see investment picking 
up much from its current insufficient 18.5% of GDP. And increased utilisation 
of South Africa’s substantially unemployed labour force is deterred by weak 
skill levels and sclerotic labour markets. Meanwhile, the policy alchemy 
required to catalyse stronger productivity growth remains mysterious and 
probably largely unrealised. Mining is probably key to South Africa’s growth 
prospects. However, it remains to be seen if the recently improved regulatory 
environment will engender strong investment in the sector, which accounts for 
about 8% of GDP directly, but has strong forward and backward linkages into 
manufacturing and business services. In the near term, the return of load 
shedding could bode ill for production volumes and general sentiment, with 
Eskom warning that load shedding could resume in 2019. Material drought 
risks continue to linger as well, with below average rainfall in the central and 
western parts of the country, such that many farmers have missed the optimal 
planting window for the key maize harvest. We forecast GDP growth of 1.5% 
in 2019 and 1.9% in 2020. These forecasts are based on a middle-of-the-road 
scenario for policy settings in the wake of the 2019 elections, but the inherent 
political and policy uncertainty generates many potential paths for the 
economy.  
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Modest inflation, with ongoing uncertainty about upside inflation risks 
 
South Africa’s current inflationary dynamic appears relatively benign, with 
negligible inflationary pressure aside from the huge surge in fuel prices 
between March and November. Fuel prices, which comprise 4.6% of the CPI 
basket, posted a 23.1% y/y inflation rate in November, but the remaining 
95.4% of the CPI basket posted an inflation rate of just 4.2% y/y. However, 
since November, petrol prices have since fallen so steeply (by 10.9% m/m in 
December and 8.1% m/m in January) that they are now subtracting from 
headline y/y inflation, rather than adding to it (Figure 13). And, in general, core 
CPI inflation has manifested more downside than upside surprises (Figure 14). 
 

 
 

 
 
However, while it is clear that inflation is currently subdued, it does seem likely 
to rise anew from Q2 19 onwards, though just how fast and how high remain 
somewhat uncertain. Negatively, inflation expectations have risen in the past 
handful of quarters (Figure 17), but positively, wage settlements and unit 
labour costs have decelerated sharply, such that in Q2 18 they grew just 3.6% 
y/y, the slowest pace of growth in over a decade (Figure 18). 

 
 
However, we do see ongoing upside inflation risks from electricity prices, with 
the National Energy Regulator of South Africa’s decision on Eskom’s 15% 
standard tariff application due on 1 March. Even if NERSA sharply scales back 
the standard tariff award, there are still sizeable upside risks to our 8% 
electricity price hike assumption for 2019, given that Regulatory Clearing 
Account tariff adjustments to be implemented this year already amount to a 
4% uplift. We also see the current drought as generating upside risks to food 
prices (which constitute 17.2% of the CPI basket and which currently are 
experiencing an overall inflation rate of just 3.4% y/y). Grain prices have 
already risen sharply, wheat by 20% over the last year and maize by half 
(Figure 19). However, we believe the good domestic grain stockpiles should 
limit the increase and keep overall food prices more or less contained – but 
the risks lie to the upside (Figure 20). 
 

 
 
We also see upside inflationary risks if the rand lurches weaker, whether as a 
result of a Moody’s rating downgrade or a surge in global risk aversion. There 
is a lively debate about whether South Africa will experience a burst of pent-
up pass-through from exchange rate depreciation once demand picks up 
again, but we are inclined to view FX pass-through effects as probably ‘lower’ 
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rather than just ‘slower’. (In contrast, the SARB’s inflation model still embeds 
a 20% pass-through coefficient, which is one reason why its inflation forecasts 
are higher than Absa’s, see Monetary Policy section, page 13). Key to our 
inflation forecast is our assumption that that USDZAR rises to 14.80 by Q4 19 
and 15.60 by end-2020, and that Brent rises back to USD69.0/bbl in Q4 19 
and USD71.4/bbl in Q4 20 (in line with the Bloomberg consensus although 
current spot prices suggest downside risk to this assumption). We forecast 
that core CPI inflation will rise from 4.4% in Q4 18 to 4.8% in Q4 19 and 5.1% 
in Q4 20 as the output gap narrows. However, even with the assumed rebound 
in crude oil prices, base effects in petrol prices will likely see headline CPI 
track more or less sideways in 2019 to hit 4.6% in Q4 19 and then 5.3% in Q4 
20. In other words, though both headline and core CPI inflation are projected 
to rise over the forecast period, we do not see them breaching target. 
 
Modest widening of current account but portfolio capital flows are vulnerable 
South Africa’s monthly trade balance data are inherently volatile, but have 
exhibited a trend deterioration over the last year, as import growth (in nominal 
rand terms) has outpaced export growth (Figure 21). Much of this trend, 
however, has been due to mounting crude oil prices (Figure 22). Now, the 22% 
collapse of the crude oil price since end-October offers some succour, but this 
benefit could be offset in the short run by lower gold exports due to the Sibanye 
strike and also by higher diesel imports to fuel the open cycle gas turbines, as 
Eskom experiences elevated breakdowns at its coal-fired plants due to 
insufficient maintenance. Commodity export prices remain flat and are unlikely 
to pick up in the face of a global growth slowdown (Figure 23). 
 
 Overall, we expect South Africa’s imports to pick up as domestic demand 
recovers, but only a muted export response to the weaker exchange rate, 
given weakening global growth and limited willingness of producers of tradable 
goods in South Africa to invest in export capacity. Consequently, we forecast 
the current account tracking pretty much sideways at 3.8% of GDP in 2019 
(Figure 24). 
 
 
 
 
 
 
 

 
 
In general, we see the main risk to South Africa’s overall balance residing in 
the capital, rather than current account. Notwithstanding President 
Ramaphosa’s USD100bn investment drive, we do not see a big pickup in FDI-
related FX inflows. And portfolio capital flows are volatile and have been 
materially negative since April, amounting to ZAR173bn, about 3.5% of 2018 
GDP, between May and December (Figure 25). Some of these may have been 
offset by other forms of capital inflow, such as shifts in bank deposits. But the 
reality is that portfolio capital flows will remain sensitive to potential domestic 
shocks, such as a possible credit rating downgrade, or political noise, or shifts 
in risk appetite globally. Fortunately, South Africa does enjoy some sizeable 
buffers in its balance of payments, not least a sizeable positive net 
international investment position (reflecting huge outward FDI and portfolio 
investment by South African corporates, institutional investments and 
individuals) worth ZAR799bn, a little over 16% of estimated 2018 GDP as of 
end-September (Figure 26). 
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Fiscal weakness is a huge policy challenge for the government 
 
We view the 2019 Budget to be presented by Finance Minister Mboweni on 
20 February as critical. The Medium Term Budget Policy Statement (MTBPS) 
revised the main budget deficit target for FY18/19 wider to 4.3% of GDP from 
3.8% of GDP, largely as a result of a ZAR20bn increase to VAT refunds to 
catch up on a backlog, thereby reducing net tax collections. (The total shortfall 
in net tax collections relative to the original 2018 Budget target was projected 
in the MTBPS to be ZAR27.4bn on an assumption of nominal GDP growth of 
6.9% and a tax buoyancy of 1.21.) We accept that the widening of the budget 
deficit target in the current fiscal year reflects a meritorious effort by South 
Africa Revenue Service (SARS) to regularise its VAT credit book after prior 
maladministration. However, we are concerned that the MTBPS also revised 
substantially wider the main budget deficit targets for the subsequent years in 
the planning horizon (from FY19/20 to 21/22) by about half a percentage point 
of GDP – although this reflects weaker revenue projections rather than 
expenditure slippage (Figure 27). Nonetheless, with the main budget deficit 
projected to track more or less sideways above 4% of GDP, the primary 
balances are left still mired in the red. This is far too lax a fiscal stance to 
stabilise debt to GDP, which is now only projected by the National Treasury to 
begin to plateau in 2023/24 at best (Figure 28). There are of course inevitable 
upward debt management risks from higher interest rates, a weaker rand and 
increased inflation. For example, a 10% increase in USDZAR would lift the 
debt ratio about half a percent of GDP (Figure 29). 
 
 
 
 

                                                
4 Source: South African Reserve Bank, Composite Business Cycle – January 2019:  

 
 

3.2.2 COMPOSITE BUSINESS CYCLE INDICATORS – SARB, 

JANUARY 20194 

 
DEMACON believes the composite leading business cycle indicator is one of 
the most useful indicators to follow for the following reasons:  
 
✓ It is a composite indicator – consists of various sub-indicators, including;  
✓ Job advertisement space in the Sunday Times newspaper: Percentage 

change over twelve months  
✓ Number of residential building plans passed for flats, townhouses and 

houses larger than 80m2  
✓ Interest rate spread: 10-year government bonds less 91-day Treasury bills  
✓ Index of prices of all classes of shares traded on the JSE  
✓ Real M1 money supply (deflated with CPI): Six-month smoothed growth 

rate  
✓ Index of commodity prices in US dollar for a basket of South Africa’s 

export commodities  
✓ Composite leading business cycle indicator of South Africa’s major 

trading-partner countries: percentage change over twelve months  
✓ Gross operating surplus as a percentage of gross domestic product  
✓ Opinion survey of business confidence: Manufacturing, construction, and 

trade  
✓ Net balance of manufacturers observing an increase in the average 

number of hours worked per factory worker (half weight)  
✓ Net balance of manufacturers observing an increase in the volume of 

orders received (half weight)  
✓ Number of new passenger vehicles sold: Percentage change over 12 

months.  
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✓ Forward looking – i.e. indicative of future growth expected to materialize 
over the short to medium term, i.e. the next 12-18 months.  

 
Note: The composite business cycle indicators were rebased to 
2010=100 
 
✓ The composite leading business cycle indicator decreased by 0.5% 

on a month-to-month basis in December 2018. Of the nine available 
component time series, four decreased and four increased, while the other 
component remained unchanged. The largest negative contributions to 
the movement in the composite leading business cycle indicator in 
December came from decreases in the number of residential building 
plans approved and the South African produced export commodity price 
index (US dollar based). The largest positive contributions resulted from 
an acceleration in the twelve-month percentage changes in job 
advertisement space and in the twelve-month percentage change in the 
number of new passenger vehicles sold. 

✓ The composite coincident business cycle indicator remained 
unchanged in November 2018. 

✓ The composite lagging business cycle indicator decreased by 0.8% 
on a month-to-month basis in November 2018. 

 
Table 3.2: Composite Business Cycle Indicators 

Descriptio
n 

(Indices 
2010 = 
100) 

Apr 
2018 

May 
2018 

Jun 
2018 

Jul 
2018 

Aug 
2018 

Sept 
2018 

Oct 
2018 

Nov 
2018 

Dec 
2018 

Leading 
indicator  

105.
9 

105.
8 

106.
7 

106.
2 

105.
8 

105.
3 

105.
8 

105.
7 

105.
2 

12-month 
percentage 
change 

3.7 4.4 5.3 2.8 2.4 0.6 0.3 0.0 -0.6 

Coincident 
indicator  

102.1 103.0 103.4 103.3 103.6 103.7 104.2 104.2 - 

12-month 
percentage 
change 

0.0 0.8 1.0 0.5 0.1 0.4 0.6 -0.1 - 

Lagging 
indicator  

94.4 94.5 94.7 94.7 94.4 95.3 95.4 94.6 - 

                                                
5 FNB Property Barometer, 2018 

Descriptio
n 

(Indices 
2010 = 
100) 

Apr 
2018 

May 
2018 

Jun 
2018 

Jul 
2018 

Aug 
2018 

Sept 
2018 

Oct 
2018 

Nov 
2018 

Dec 
2018 

12-month 
percentage 
change 

-2.4 -2.6 -2.6 -1.7 -1.2 -1.0 -0.3 -0.8 - 

Source: Demacon ex. SARB, Jan 2019 
*The composite business cycle indicators are revised continuously following revisions to 
underlying component time series data. 

 
The composite leading business cycle indicator decreased slightly on a 
month-to month basis from October 2018 to December 2018. In terms of the 
latest press release (February 2019), the current value of the leading indicator 
for December 2018 is 105.2.  
 
The leading indicator affirms that the national economy remains under 
pressure – which ultimately impacts the consumer in general and the retail 
sector (including shopping centres). Extensive private and public-sector 
capital investment (including new real estate development and associated 
investment in infrastructure) is required to reignite economic growth. 
 
3.3 PROPERTY MARKET OUTLOOK5  

 
Figure 3.1 reflects the biannual property index performance for South Africa, 
based on the following characteristics: 
✓ Total Market Value (R’million) – R340 747 
✓ Total Number of Properties – 1 581 
✓ Average Property Value (R’million) – R215.5 
✓ Number of Portfolios – 15 
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Figure 3.1: IPD South Africa Biannual Property Index Performance – 
Property Returns (Rand) 

 
 
Table 3.3: South Africa Property Index Transparency 

 
Total Market 

Value 
(R'million) 

Average 
Property 

Value 
(R'million) 

Number of 
Properties 

Number of 
Portfolios 

Retail 194 846 595.9 15 17.0% 

Office 91 233 155.4 13 9.7% 

Industrial 36 825 73.8 10 9.0% 

Hotel 1 105 157.9 4 84.2% 

Other 12 481 111.4 11 - 
Source: Demacon ex. MSCI, 2018 

 
PROPERTY SECTOR WEIGHTS 
 
Sector weights are calculated by aggregating the capital value of individual 
assets across the main property types. This illustrates the composition of the 
index and whether there is a heavier concentration in a particular property 
sector thus having a greater impact on the overall index performance. 
 
 
 

                                                
6 Source: IPD South Africa Biannual Property Index 

Figure 3.2: Property Sector Weights 

 
Source: IPD South Africa Biannual Property Index 

 
Property Fundamentals – Outlook for 20186 
 
Office Market: 
 
✓ Despite businesses experiencing internal growth underlined by a demand 

for additional space, do not result in a shift towards larger office space. 
✓ Current market trends reflect a preference towards: 

• Employing the services of working space specialists 

• Encourage mobile offices 

• Shrinking offices sizes – moving away from individual offices and 
cubicles towards more social work settings. 

✓ These trends have resulted in property managers and landlords finding 
themselves leasing to a larger number of tenants, each utilising a smaller 
space (despite the higher number of employees).  

✓ Medium-to-small businesses have also started leaning towards flexible 
leases and subdividing space to share risk and ultimately reduce monthly 
costs. 

FNB Property Barometer, January 2018. 

Retail; 57,2%

Office; 26,8%

Industrial; 10,8%

Other; 3,7%

Hotel; 0,3%

Property Sector Weights
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Retail Market: 
 
✓ South Africa is the sixth country in the world considering the number of 

formal retail malls.  
✓ This situation is rather cumbersome given: 

• Uncertain economic climate 

• Unstable political situation 

• Increased pressure on disposable income 

• Decline in foot traffic 

• Lower individual spend. 
✓ Many retailers, including Stuttafords, River Island, to name a few have 

been forced to withdraw from South Africa, resulting in increased 
vacancies in South African Malls. 

✓ It appears that retail centre developers are reconsidering smaller centres 
with smaller gross leasable space to rent out. 
 

Industrial Market: 
 
✓ The industrial market is perceived to be the most resilient of these three. 
✓ Property developers are focused towards the provision of warehouses, 

largely catering to the logistic industry. 
✓ The logistic industry reflects strong demand towards new high-tech 

warehousing. 
✓ Moving away from older industrial assets. 
 
Residential Market: 
 
✓ 2018 could see a slightly stronger house price growth, with average house 

price growth higher/near 5%. 
✓ This is based on expectations of marginal economic growth improvement 

in 2018, and one interest rate hike only late in 2018 (not expected to 
dampen market performance). 

✓ Much will depend on the political and government policy environment, 
though, with 2018 being the run-up to the 2019 general election.  

✓ In addition, drought conditions, notably in the Western Cape region, can 
impact on regional economies which feeds into those regions’ housing 
markets, so much will depend on weather patterns in certain parts of the 
country this year, especially in the Western Cape which is one of the 
country’s prime property markets. 

 

The following section provides an overview of local economic trends in the 
market area. 
 
3.4 LOCAL ECONOMIC TRENDS 

 
Subsequent section provides the key economic indicators of Soweto Local 
Economy. 
 

❖ Regional Context  
 
Map 3.1: Site in regional context – City of Johannesburg Metro and 
Soweto Sub-Region 
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Map 3.2: Metropolitan Sub-Regions 

 
3.4.1 SIZE OF ECONOMY 

 
The figure below indicates the size of City of Johannesburg Metro in relation 
to Gauteng Province and Soweto Local Economy in relation to the City of 
Johannesburg Metro. 
 
 

Figure 3.3: Size of the economy, 2017 (at basic prices) - GVA 

 
Source: Demacon ex Statssa, 2019 

 
Findings: (Figure 3.3) 
 
Figure 3.3 indicates that City of Johannesburg Metro contributed 39.6% 
towards Gauteng Province in 2017 and Soweto Local Economy contributed 
15.4% towards City of Johannesburg Metro. 
 

3.4.2 ECONOMIC PROFILE 
 
The assessment in the following sections serves to highlight sub-regional 
growth trends in the market. Future investment opportunities will be informed 
by this sub-regional assessment.  
 
The figure below indicates the contribution of the ten major economic sectors 
to the total economic production of the local economy.  
 
The ten economic sectors referred to include: 

✓ General government services 

✓ Community, social and other personal services 

✓ Finance and business services 

✓ Transport and communication 

✓ Trade sector (Wholesale and retail; catering and accommodation) 

✓ Construction 

✓ Electricity and water 

✓ Manufacturing  

✓ Mining 

✓ Agriculture, forestry and fishing. 

City of 
Johannesburg Metro 

39,6%

Remainder of Gauteng Province 
60,4%

Size of economy

Soweto Local 
Economy 

15,4%

Remainder of City of 
Johannesburg Metro 

84,6%

Size of economy
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Figure 3.4:  Economic Profile of Soweto Local Economy, 2013 – 2017 
(GVA at basis prices) 

 
Source: Demacon ex Statssa, 2019 

 
Findings: (Figure 3.4) 
 
The pillars of Soweto Local Economy include the Finance & Business 
Sector, Trade Sector, Manufacturing Sector and the Transport Sector - 
contributing approximately 76.8% towards the district economy. 
 

✓ The Finance & Business Sector represents the largest contributing sector 
- increasing its contribution from 21.4% to 22.7% between 2013 and 2017.  

✓ The Community Sector represents the second largest contributing sector 
decreasing slightly from 21.6% to 21.5% between 2013 and 2017.  

✓ The Wholesale & Retail Sector represents the third dominant sector with 
its share also decreasing slightly from 17.0% to 16.8% between 2013 and 
2017. 

✓ The Manufacturing represents the fourth largest contributing sector – its 
contribution decreased from 16.6% to 15.8% between 2013 and 2017. 
 
 

IN-DEPTH ECONOMIC PROFILE OF SOWETO LOCAL ECONOMY  
Figure 3.5: In-Depth Economic Profile of Soweto Local Economy, 2017 
(GVA at basis prices) 

 
Source: Demacon ex Statssa, 2019 
 
Subsequent economic indicator provides insight to the economic growth 
performance of the above-mentioned municipalities.  
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3.4.3 ECONOMIC GROWTH 
 
Figure 3.6 provides detail on the growth performance of the City of 
Johannesburg Metro & Soweto Local Economy between 1996 and 2017. 
 
Figure 3.6:  Economic Growth Performance, 1996 – 2017 (GVA at basic 
prices) 

 
Source: Demacon ex Statssa, 2019 

 
Findings: (Figure 3.6) 
 

✓ City of Johannesburg Metro reached an average growth rate of 

approximately 3.8% since 1996. Since 2012 the metro recorded an 

average growth rate of approximately 2.0.% 

✓ Soweto Local Economy reached an average growth rate of 

approximately 2.9% since 1996. Since 2012 the local economy recorded 

an average growth rate of approximately 1.4%.  

✓ Note: The latest local area economic data is only available up to 2017. The local 

business cycle follows the national cycle closely, albeit that local data lags by 

approximately 12 to 18 months, and a similar upward trend in the local economy, 

compared with the national trend, which is already noticeable. 

Development Implications 

✓ Economic growth in the local and regional economy reflects a similar cyclical 
trend that correlates with growth trends experienced in the SA domestic economy 
over the same period of time.   

✓ Most notable negative impacts that had a lagged effect on domestic demand and 
consumer expenditure include the 1997/1998 Asian Crisis (more commonly 
referred to as the Asian Flu), followed by record high prime lending rates of 25.5% 
in August 1998 and all-time high exchange rates in January 2002 (R16.64:1£ and 
R11.61:1$). 

✓ The global financial crisis that erupted in 2007 and progressively spread to the 
real economy resulted in world output growth slowing to 3% in 2008, from 5.2% 
the previous year. Economic conditions continued deteriorating well into 2009, 
with output estimated by the International Monetary Fund (IMF) to have declined 
by 0.6%. As global demand waned, and production levels were curtailed, world 
trade registered a staggering 12% contraction in 2009, according to the World 
Trade Organization (WTO). This followed a dismal 2% growth in the volume of 
world trade in 2008. 

✓ The global economy emerged from recession in 2010, although the pace of 
recovery has varied substantially across regions, and particularly at country level. 
Certain emerging and developing economies, especially those that managed to 
side-step a recession quite effectively, such as China and India, have seen a 
visible improvement in their growth momentum. Nevertheless, a number of 
emerging economies continue experiencing difficulties in resuming and 
sustaining higher growth trajectories. 

✓ In South Africa, signs of recovery from the economy’s first recession in 17 years 
gradually emerged during the last six months of 2009. Gross domestic product 
(GDP) expanded in real terms by 3.1% (on a quarter-on-quarter basis) in the 
fourth quarter of 2009, accelerating to 4.6% in the first quarter of 2010. However, 
economic growth slowed to 2.8% and 2.6% in the subsequent two quarters of 
2010 respectively. 

✓ Although the global economic recovery has been swifter than initially anticipated, 
its multi-speed characteristics have become more pronounced and the 
momentum has lost some steam in several advanced economies. Fiscal austerity 
measures in several countries, particularly in Europe, high unemployment rates 
and yet excessive household indebtedness underpin expectations of a slowdown, 
particularly in the industrialized nations, and rising concerns over the 
sustainability of the global economic recovery. Recently announced by the United 
States authorities, the second round of quantitative easing (known as QE2 and 
amounting to a massive US$600 billion) reflects this uneasiness. 

✓ The South African economy continued to report growth in economic activity 
during the opening six months of 2010, although there have been signs of the 
momentum being weaker than initially anticipated. The recovery in demand has 
been slow, especially from the household segment, as well as externally. After 
reducing inventory levels during the recession, companies eventually started 
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Development Implications 

rebuilding them, resulting in an upturn in production, albeit still at levels below 
those reached in 2008 for most economic sectors. 

✓ The local business cycle reflects a negative trend with reference to 2007 to 2009.  
The local business cycle follows the national cycle closely. In the context of the 
national recovery - including economic growth and retail sales - local economic 
growth and growth in disposable income is expected to reveal a similar recovery 
trend since 2009. 

✓ The domestic growth outlook remains subdued and below-trend growth is 
expected to persist. The forecast of the National Reserve Bank pertaining to GDP 
growth remained at 2.8 per cent for 2010, a slight recovery is however expected 
towards 2011 and 2012 with average estimated growth rates of 3.3 per cent and 
3.6 per cent respectively.  This bodes well towards the metropolitan regions of 
the national economy, which in general leads the economic recovery curve and 
in general reflects economic growth rates exceeding that of the national average. 
 

 

3.4.4 FINANCIAL AND BUSINESS SERVICES SECTOR 
PERFORMANCE 

 
The business and finance sector serve as proxy for the office market. This 
sector comprises establishments engaged in professional services, financial 
institutions (e.g. banks and insurance companies) as well as real estate 
services.  
 
CLASSIFICATION OF FINANCE AND BUSINESS SECTOR  
 
According to the SIC (Standard Industrial Classification of all Economic 
Activities) the following are included in the Finance and Business Services 
Sector: 

✓ Financial intermediation 

✓ Insurance and pension funding 

✓ Real estate activities 

✓ Computer and related activities 

✓ Other business activities 

• Legal 

• Accounting 

• Book-keeping 

• Auditing activities 

• Tax consultancy 

• Market research 

• Public opinion research 

• Business and management consultancy 
 
Figure 3.7 indicates the growth performance of the business and finance 
sector from 1996 to 2017. 
 
Figure 3.7:  Financial and Business Services Sector Growth Performance 
(constant 2010 prices) 

 
Source: Demacon ex Statssa, 2019 

 
Findings: (Figure 3.7) 
 

✓ The finance and insurance sub-sector of Soweto Local Economy reached 
an average growth rate of approximately 6.2% since 1996. Since 2012 the 
finance sector recorded an average growth rate of approximately 1.3%.  

✓ The business services sub-sector of Soweto Local Economy reached an 
average growth rate of approximately 5.2% since 1996. Since 2012 the 
business sector recorded an average growth rate of approximately 3.6%.  

 

-20,0

-10,0

0,0

10,0

20,0

30,0

40,0

50,0

G
ro

w
th

 P
e
rc

e
n

ta
g

e
 %

Business Sector Growth  Performance 

Finance and insurance Business services



Diepkloof Mixed Use Market Study – April 2019  

137 | P a g e  
  

3.4.5 TRADE AREA SECTOR PERFORMANCE 
 
The trade sector comprises establishments engaged in retailing merchandise, 
generally without transformation, and rendering of services incidental to the 
sale of merchandise. Trade thus involves the selling or arranging the purchase 
or sale of goods from resale, and selling durable, semi-durable and non-
durable consumer goods. The trade sector is sensitive to business cycle 
fluctuations, which in turn are extremely sensitive to global economic 
fluctuations.  
 
The state of this sector is therefore an ultimate and direct reflection of 
consumer demand. The impact of macro and micro economic forces on the 
trade sector therefore extends to both supply and demand side dynamics of 
the product value chain. The trade sector is the all-important interface between 
producer, wholesaler and consumer. The figure below illustrates trade sector 
growth in the market area since 1996.  
 

 
 

Figure 3.8: Soweto Trade Sector Growth Performance, 1996 - 2017 
(constant 2010 prices) 

 
Source: Demacon ex Statssa, 2019 

 
Findings: (Figure 3.8) 
 
✓ Figure 3.8 indicates the growth performance of the trade sector – the 

sector peaked during 1999 to 2000, 2004 to 2005 and 2009 to 2010.  The 
sector reached its weakest point in 1996 to 1997. 

✓ The wholesale and retail trade sub-sector of Soweto Local Economy 
reached an average growth of approximately 3.0% since 1996. Since 
2012 the sub-sector recorded an average growth rate of approximately 
1.3%.  

✓ The catering and accommodation sub-sector reached an average growth 
of approximately 1.5% since 1996. Since 2012 the sub-sector recorded 
an average growth rate of approximately -1.6%.  
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3.4.6 MANUFACTURING SECTOR PERFORMANCE 

 
Wholesale and distribution refer to storage and wholesale facilities from where 
products (usually in large quantities) are distributed. This does not necessarily 
include an industrial or manufacturing function. Wholesalers do have a buying 
and selling function – products are usually sold in large quantities. An example 
is such as wholesale trade in agricultural materials and livestock. 
 
Figure 3.9: Manufacturing Sector Performance (constant 2010 prices) 

  
Source: Demacon ex Statssa, 2019 

 
Findings: (Figure 3.9) 
 

✓ The four dominant contributors within this sector in Soweto Local 
Economy in 2017 are the following: 

• Petroleum products, chemicals, rubber and plastic – 28.7% 

• Other non-metal mineral products – 22.0% 

• Food, beverages and tobacco – 19.7%  

• Transport equipment – 8.4% 
 

3.4.7 GROWTH IN FINAL CONSUMPTION EXPENDITURE & 
DISPOSABLE INCOME 

 
Figures in subsequent paragraphs illustrate the rate of growth of final 
consumptions expenditure (on all goods and services) in relation to growth 
in disposable household income.  The graph reveals a high degree of 
positive correlation between the two variables, which in turn reveals similar 
up- and downturns to the business cycle as a whole.   
 
Figure 3.10: Growth in final consumption expenditure & disposable 
income (constant 2010 prices) 

 
Source: Demacon ex Statssa, 2019 

 
Findings: (Figure 3.10) 
 
✓ The cyclical trend observed in the above figure correlates with the 

business cycle trend, i.e. a follow through on the 2000 / 2001 weakening 
of the Rand and subsequent growth to record high levels in 2004 
(continuing into 2005 and the first quarter of 2006). 

✓ Final consumption expenditure of Soweto Local Economy obtained an 
average annual growth rate of 2.6% since 1996 and 1.9% since 2012. 

✓ Disposable income of Soweto Local Economy obtained an average 
annual growth rate of 2.7% since 1996 and 1.6% since 2012. 
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3.4.8 HOUSEHOLD EXPENDITURE PER CATEGORY 
 
The trade sector is accounted for by a spectrum of consumer types, including 
private households, other businesses, government and exports. The 
household sector is by far the largest of these consumer markets, especially 
in the retail sub-sector.  Retail sales refer to the amount of money spent on a 
variety of consumer goods. This includes for example non-perishable 
products, footwear, jewellery and hardware. Retail sales serve as an indication 
of the expenditure in certain categories. Retail sales figures provide an 
indication of current demand for specific categories of consumer goods, which 
can be divided into three broad groupings, namely: 
 
Figure 3.11: Household expenditure per category – Soweto Local 
Economy (constant 2010 prices), 2013 to 2017 

 
Source: Demacon ex Statssa, 2019 

Findings: (Figure 3.11) 
✓ A general urban South African trend indicates that the decrease in 

expenditure directed towards non-durable groceries is declining year-on-
year with a rise in consumption expenditure on semi durables including 

clothes and foot ware.  These trends can be ascribed to the high rate of 
inflation on non-durables (especially meat) and unabated clothing and 
footwear deflation. 

✓ The figure discloses that food, beverages and tobacco is the largest sector 
of the household expenditure categories, with a contribution of 44.7% in 
2017. 

✓ The second largest sector is represented by clothing and footwear with a 
contribution of 11.5%. 

✓ The third largest sector is household consumer goods of 8.3% and the 
smallest category is other durable goods of 0.8%. 

 
3.5 SYNTHESIS  

 
This module provided an overview of the macro-economic trends underlining 
the local economy. 
 

❑ LOCAL ECONOMIC TRENDS SUMMARY 

 
The table below summarises the key economic indicators of Soweto Local 
Economy. 
 
Table 3.4 : Key Economic Indicators  

Variable Market Characteristics 

Size of the GVA (2017) 
✓ The economic sector of Soweto Local 

Economy contributes 15.4% towards City of 
Johannesburg Metro. 

Dominant Economic 
Contributions (2017) 

Soweto Local Economy: 

✓ Finance, insurance, real estate and business 
services – 22.7% 

✓ Community, social and personal services – 
21.5% 

✓ Trade – 16.8% 

✓ Manufacturing – 15.8% 

Economic Growth 
Performance  
(Time Period 1996 – 2017) 

Soweto Local Economy 

✓ Growth in the local economy has averaged 
2.9% per annum since 1996 

✓ Since 2012, growth in the local economy has 
averaged 1.4% per annum. 

Business Sector 
Performance 

Soweto Local Economy 
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Variable Market Characteristics 

(Time Period 1996 – 2017) ✓ Finance & insurance sub-sector obtained an 
average growth of 6.2% since 1996 and 1.3% 
since 2012. 

✓ Business sub-sector obtained average growth 
of 5.2% since 1996 and experience a decrease 
to 3.6% since 2012 

Trade Sector Performance 
(Time Period 1996 – 2017) 

Soweto Local Economy 

✓ Wholesale & retail trade sub-sector obtained 
an average growth of 3.0% since1996 – 2017 
and 1.3% since 2012. 

✓ Catering and accommodation obtained an 
average growth of 1.5% since 1996 and 
experience a decrease to -1.6% since 2012 

Manufacturing Sectors 
Performance  
(Time Period 1996 – 2017) 

Soweto Local Economy: 

✓ Petroleum products, chemicals, rubber and 
plastic – 28.7% 

✓ Other non-metal mineral products – 22.0% 

✓ Food, beverages and tobacco – 19.7% 

✓ Transport equipment – 8.4% 

Final Consumption 
Expenditure  
(Time Period 1996 – 2017) 

Soweto Local Economy: 

✓ Final consumption expenditure of the local 
economy obtained average growth of 2.6% 
since 1996 and 1.9% since 2012. 

✓ Disposable income of the local economy 
obtained average growth of 2.7% since 1996 
and 1.6% since 2012. 

Note:  the latest local area economic data is only available up to 2017. The local business cycle 
follows the national cycle closely. In the context of the national recovery – including economic 

growth and retail sales – local economic growth and growth in disposable income is expected to 
reveal a similar trend since 2017.  

 
The economic indicators of an area form the basis for current demand for 
residential and commercial product offering and serve as drivers for future 
growth in demand. An improving economy has positive implications for 
disposable income growth and thus residential purchasing power in the near 
term.  
 
Market potential is not influenced by economic and demographic trends alone, 
but also by macro and micro area dynamics. In the context of the above, 
Chapter Four provides a demographic profile of the study area under 
consideration 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

.
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CHAPTER 4: TRADE AREA & DEMOGRAPHIC PROFILE 
 
 
 
4.1 INTRODUCTION 

 

The demand for commercial activities is a derived demand. Hence, the current 
level and depth, as well as anticipated future growth in demand are a function 
of the local consumer market profile. The purpose of this chapter is to 
delineate the trade area and to provide a concise overview of the local 
consumer market, its income and expenditure patterns.  
 
The consumer market profile is outlined in terms of the following headings: 
 

 
 
 
 

 
 
 
 

The following section provides an overview of the population size of the 
primary market area. 
 
4.2 MARKET AREA DELINEATION AND POPULATION SIZE  

 
In order to gain some insight into the socio-economic character of the greater 
surrounding area, a market area was delineated in order to establish the main 
socio-economic market characteristics of affecting the study. The primary 
market area for the project is based on an approximated 15-minute drive time 
polygon.  
 
This chapter provides the key socio-economic indicators of the primary 
market, informed by general trade area criteria, as well as the following: 
 

✓ Consumer market behaviour and expenditure trends 

✓ Regional and sub-regional levels of accessibility 

✓ Geographic barriers 

✓ Natural catchment areas 

✓ General consumer mobility patterns and drive times. 

✓ General SACSC guidelines 
 
Table 4.1: Population size of the market area, (approximated 15-minute 
drive time polygon - 2019 

Sub-places 
Number of 
people in 
sub-place 

Number of 
households 
in sub-place 

Household 
size 

Aeroton 11 9 1,2 

Alan Manor 2 283 789 2,9 

Alberante 269 94 2,9 

Alberton SP 1 824 669 2,7 

Alveda 3 493 1 131 3,1 

Amalgam 108 68 1,6 

Aspen Hills Nature Estate 1 556 506 3,1 

Auckland Park 852 411 2,1 

TRADE AREA & DEMOGRAPHIC PROFILE 4 
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Sub-places 
Number of 
people in 
sub-place 

Number of 
households 
in sub-place 

Household 
size 

Bassonia 4 633 1 579 2,9 

Bassonia Rock 1 680 579 2,9 

Bergbron 2 043 775 2,6 

Booysens 3 163 1 218 2,6 

Booysens Reserve 53 25 2,1 

Bosmont 6 301 1 617 3,9 

Brixton 4 067 1 872 2,2 

Chiawelo 13 103 4 113 3,2 

Chiawelo Ext 1 5 759 1 769 3,3 

Chiawelo Ext 2 19 740 5 941 3,3 

Chiawelo Ext 3 11 3 3,8 

Chiawelo Ext 4 & 5 841 215 3,9 

Chris Hani 1 499 567 2,6 

Chris Hani Baragwanath Hospital 470 350 1,3 

Chrisville 1 133 328 3,4 

City and Suburban 456 198 2,3 

City Deep Gold Mine 85 46 1,9 

City of Johannesburg NU 2 305 913 2,5 

Claremont 9 183 2 434 3,8 

Comptonville 574 177 3,2 

Consolidated Main Reef Gold 
Mine 

10 502 3 516 3,0 

Constantia Kloof 354 132 2,7 

Coronationville 4 848 1 898 2,6 

Croesus 6 2 3,0 

Crosby 6 112 1 746 3,5 

Crown 466 249 1,9 

Crown Gardens 4 110 1 210 3,4 

Crown Mine 154 64 2,4 

Crown North 802 191 4,2 

Delarey 1 846 601 3,1 

Devland 38 684 13 071 3,0 

Dhlamini 16 739 4 355 3,8 

Diepkloof SP 5 903 1 558 3,8 

Diepkloof Zone 1 13 241 3 612 3,7 

Diepkloof Zone 2 19 899 5 763 3,5 

Diepkloof Zone 3 9 897 2 513 3,9 

Diepkloof Zone 4 20 029 5 369 3,7 

Sub-places 
Number of 
people in 
sub-place 

Number of 
households 
in sub-place 

Household 
size 

Diepkloof Zone 5 14 681 4 128 3,6 

Diepkloof Zone 6 11 417 3 678 3,1 

Dobsonville 26 269 8 032 3,3 

Doornkop Military Base 218 46 4,7 

Droste Park 169 125 1,3 

Dube 18 123 6 325 2,9 

Eikenhof 4 579 1 814 2,5 

Eikenhof SP1 1 337 400 3,3 

Elandsfontein AH 44 16 2,7 

Elandshaven 666 221 3,0 

Elandspark 712 212 3,4 

Eldorado Estate 440 106 4,2 

Eldorado Park 65 698 15 266 4,3 

Evans Park 589 163 3,6 

Fairland 2 435 966 2,5 

Ferreirasdorp 370 183 2,0 

Fleurhof 1 755 487 3,6 

Floracliffe 10 3 2,8 

Florentia 64 21 3,1 

Florida 10 061 3 479 2,9 

Florida Glen 3 400 1 320 2,6 

Florida Hills 395 146 2,7 

Florida North 597 230 2,6 

Florida View 40 11 3,7 

Fordsburg 2 110 601 3,5 

Forest Hill 5 744 1 860 3,1 

Freedom Charter Square 4 947 1 752 2,8 

Freedom Park 10 755 3 811 2,8 

Gillview 1 027 294 3,5 

Glenanda 3 105 979 3,2 

Glenesk 290 96 3,0 

Glenvista 10 095 3 501 2,9 

Gosforth Park 11 4 2,7 

Haddon 2 271 801 2,8 

Homestead Park 1 423 396 3,6 

Hurst Hill 2 321 275 8,4 

Industria 38 12 3,2 

Industria North 10 5 2,0 
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Sub-places 
Number of 
people in 
sub-place 

Number of 
households 
in sub-place 

Household 
size 

Industria West 10 4 2,5 

Jabavu 45 198 12 383 3,6 

Jabulani 18 601 6 166 3,0 

Jan Hofmeyer 1 995 535 3,7 

Johannesburg Prison 9 742 413 23,6 

Johannesburg SP 7 950 2 487 3,2 

Jupiter 6 4 1,5 

Kenilworth 8 998 3 103 2,9 

Kibler Park 1 411 128 3,2 

Kibler Park 2 5 618 1 731 3,2 

Klipriviersberg Nature Reserve 3 3 1,0 

Klipriviersoog 0 0 2,2 

Klipspruit 25 581 8 781 2,9 

Klipspruit Treatment Works 505 343 1,5 

Klipspruit West 8 668 1 920 4,5 

Kliptown 7 548 2 544 3,0 

La Rochelle 12 4 2,8 

Langlaagte North 1 292 394 3,3 

Lea Glen 20 18 1,1 

Lehae SP 583 166 3,5 

Lenasia Ext 13 19 5 3,5 

Liefde en Vrede 4 086 1 337 3,1 

Lindberg Park 1 156 410 2,8 

Linmeyer 399 167 2,4 

Linmeyer 2 739 951 2,9 

Longdale 2 772 1 095 2,5 

Mapetla 4 768 1 488 3,2 

Maraisburg 3 053 958 3,2 

Marshalltown 752 386 1,9 

Martindale 446 130 3,4 

Mayberry Park 9 2 3,7 

Mayfair 12 027 3 354 3,6 

Mayfair West 4 669 1 349 3,5 

Mayfield Park 1 229 421 2,9 

Meadowlands East Zone 1 23 198 6 731 3,4 

Meadowlands East Zone 2 8 917 2 149 4,1 

Meadowlands East Zone 3 9 536 2 447 3,9 

Meadowlands East Zone 4 11 832 3 364 3,5 

Sub-places 
Number of 
people in 
sub-place 

Number of 
households 
in sub-place 

Household 
size 

Meadowlands East Zone 5 13 970 3 839 3,6 

Meadowlands West Zone 10 15 779 4 687 3,4 

Meadowlands West Zone 6 10 597 3 226 3,3 

Meadowlands West Zone 7 9 608 2 621 3,7 

Meadowlands West Zone 8 7 125 2 046 3,5 

Meadowlands West Zone 9 12 032 3 181 3,8 

Meredale 6 227 1 870 3,3 

Meyersdal 9 055 3 315 2,7 

Midvaal NU 26 9 2,9 

Mmesi Park 824 214 3,9 

Mofolo Central 701 185 3,8 

Mofolo North 13 014 3 589 3,6 

Mofolo South 6 270 1 778 3,5 

Molapo 14 935 4 136 3,6 

Moletsane 2 617 720 3,6 

Mondeor 8 021 2 573 3,1 

Montclare 963 268 3,6 

Moroka 17 402 4 570 3,8 

Moroka North 3 363 1 062 3,2 

Motsoaledi 8 392 3 038 2,8 

Mulbarton 6 645 2 236 3,0 

Nancefield 695 204 3,4 

Nancefield Industrial 234 59 4,0 

Nasrec 5 4 1,3 

Naturena 13 737 3 949 3,5 

New Centre 262 112 2,3 

New Redruth 2 344 895 2,6 

Newclare 6 519 1 849 3,5 

Newlands 6 506 1 996 3,3 

Newtown 1 336 471 2,8 

Noordgesig 12 115 2 855 4,2 

Northcliff 331 125 2,6 

Oakdene 4 931 1 854 2,7 

Ophirton 506 232 2,2 

Orlando East 68 210 23 658 2,9 

Orlando West 40 603 11 871 3,4 

Ormonde 9 823 3 170 3,1 

Ormonde View 3 299 1 104 3,0 
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Sub-places 
Number of 
people in 
sub-place 

Number of 
households 
in sub-place 

Household 
size 

Paarlshoop 1 890 634 3,0 

Pageview 813 281 2,9 

Parktown 56 14 3,8 

Phiri 13 621 3 613 3,8 

Pimville Zone 1 7 391 2 179 3,4 

Pimville Zone 2 7 055 2 000 3,5 

Pimville Zone 3 6 627 1 841 3,6 

Pimville Zone 4 9 266 2 884 3,2 

Pimville Zone 5 5 283 1 466 3,6 

Pimville Zone 6 8 642 2 492 3,5 

Pimville Zone 7 3 999 1 086 3,7 

Pimville Zone 8 4 481 1 148 3,9 

Power Park 6 071 2 438 2,5 

Prolecon 6 0 35,0 

Quellerina 1 897 638 3,0 

Rand Airport 0 0 2,6 

Rand Lease Gold Mine 1 280 637 2,0 

Randhart 928 300 3,1 

Reuven 466 86 5,4 

Ridgeway 8 723 2 774 3,1 

Risana 663 227 2,9 

Risipark AH 1 145 409 2,8 

Riverlea 16 226 4 317 3,8 

Robertsham 6 727 1 845 3,6 

Robertville 86 18 4,8 

Rosettenville 15 384 5 086 3,0 

Rosherville 15 7 2,2 

Rossmore 1 210 616 2,0 

Selby 3 077 1 223 2,5 

Senaoane 14 340 3 648 3,9 

Slovo Park 7 810 3 147 2,5 

Soteba 2 648 654 4,1 

South Crest 3 550 1 219 2,9 

South Hills 2 009 639 3,1 

Southdale 647 201 3,2 

Springfield 3 2 1,5 

Steeledale 0 0 1,3 

Stormill 259 - - 

Sub-places 
Number of 
people in 
sub-place 

Number of 
households 
in sub-place 

Household 
size 

Suideroord 3 556 1 116 3,2 

Tedderfield AH 558 186 3,0 

The Hill 953 307 3,1 

Towerby 751 241 3,1 

Townsview 1 096 346 3,2 

Triomf 1 743 534 3,3 

Tulisa Park 1 197 367 3,3 

Turf Club 1 862 631 3,0 

Turffontein 14 826 5 145 2,9 

Uitsaaisentrum 52 0 193,0 

Valentine Village/Mandela View 4 346 1 519 2,9 

Village Main Reef Gold Mine 38 16 2,3 

Vlakfontein SP 278 85 3,3 

Vrededorp 104 38 2,7 

Weltevredenpark 3 326 1 212 2,7 

West Turffontein 8 697 2 741 3,2 

Westbury 13 461 2 833 4,8 

Westdene 2 942 1 424 2,1 

Whiteridge 466 156 3,0 

Winchester Hills 9 207 3 203 2,9 

Winnie Camp 2 608 955 2,7 

Zakariyya Park SP 1 720 391 4,4 

Zola 753 191 3,9 

Zondi 15 130 4 546 3,3 

TOTAL 2011 1 276 632 385 414 3,3 

TOTAL 2019 1 584 453 485 556 3,3 
*Based on the new census 2011 figures 
Source:  Demacon ex StatsSA, 2019 

 
Findings: (Table 4.1) 
 

✓ From Table 4.1 it is estimated that the primary market area (approximated 
10 to 30-minute drive time polygon), consists of approximately 1 584 453 
people (2019) and 485 556 households (2019) residing in the primary 
market area. 

✓ The average household size of the primary market area amounts to 3.3 
people per household. 
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✓ It reflects moderate population densities, in line with surrounding areas. 

Figure 4.1: Population characteristic of the trade area 

 
Source:  Demacon ex StatsSA, 2019 

 
Map 4.1 to Map 4.4 illustrate the location of the site, the trade area delineation, 
drive times, population growth and population distribution. 
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Map 4.1: Site delineation within the primary trade area  

   

Primary Trade area 
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Map 4.2: Indication of site within a 5-minute, 10-min & 15-minute drive time polygons  

   

Trade area 

Site 
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Map 4.3: Population Growth  
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Map 4.4: Population Distribution  
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4.3 AGE & GENDER PROFILE  

 
The age and gender distribution of a specific area also serves as an important 
indicator, with reference to consumer demand behaviour and preferences - in 
particular the dominant age groups.  Figure 4.2 illustrates the age and gender 
profile of the consumer market. 
 
Figure 4.2: Age and Gender Profile 

 
Source:  Demacon ex StatsSA, 2019 

 
Findings: (Figure 4.2) 

 

✓ The primary market area is characterised by a large segment of young 
adults and maturing population and children supported by a smaller 
segment of elderly. 

✓ The majority of the market area falls within 20 to 40 years’ category, which 
consists of 43.2% of males and 39.5% of females. 

✓ The second largest grouping of the market falls within 40 – 60 years, which 
consists of 19.6% of males and 20.7% of females. 

✓ The third largest grouping falls within the 0 – 9 years, with 17.2% of males 
and 16.7% of females. 

✓ The fourth largest grouping falls within 10 – 19 years, with 14.1% of males 
and 14.2% females. 

 
Development implications 
 
Definition: This entry provides the distribution of the population according to 
age. Information is included by sex and age group (0-14 years, 15-64 years, 
65 years and over). The age structure of a population affects a nation's key 
socio-economic issues. Countries with young populations (high percentage 
under age 15) need to invest more in schools, while countries with older 
populations (high percentage ages 65 and over) need to invest more in the 
health sector. The age structure can also be used to help predict potential 
political issues. For example, the rapid growth of a young adult population 
unable to find employment can lead to unrest. 
 
4.4 HIGHEST LEVEL OF EDUCATION  

 
The highest level of education serves as proxy for human development within 
the consumer market.  The level of employment is also an important indicator, 
impacting on the level of human development as well as on the level of 
disposable community income. Figure 4.3 indicates the highest level of 
education of the population in the market. 
 
Findings: (Figure 4.3) 
 

✓ The largest portion of the market area (38.0%) has obtained Grade 12 / 
Std 10, some secondary education (35.5%) and 13.5% has obtained higher 
education. 

✓ 6.8% of the market has obtained some primary education and 3.4% 
complete primary education. 

✓ 2.7% has no schooling. 
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Figure 4.3:  Highest level of education 

 
Source:  Demacon ex StatsSA, 2019 

 
Development Implications 
 
Several factors contribute to the general property development climate in a 
specific geographical area.  Of the socio-economic factors that provide an 
initial indication of market potential are levels of education and standards of 
living.  A moderate segment of the adult market population is educated, and it 
is anticipated that this will be reflected in the employment and overall living 
standard profile of the market. In the market, the higher education segment 
amounts to 13.5%.  According to Census 2011, the percentage of people aged 
20 or older who have higher education increased from 8.4% in 2001 to 12.1%. 
The number of those who matriculated increased from 20.4% to 28.5%. Those 
who had no schooling at all decreased from 17.9% to 8.6%. 
http://www.southafrica.info/about/facts.htm#.UclhoZx3fwI#ixzz2XDbeVKs4 
 
 
 
 
 

4.5 EMPLOYMENT STATUS  

 
Employment is the primary means by which individuals who are of working 
age may earn an income that will enable them to provide for their basic needs. 
As such, employment and unemployment rates are important indicators of 
socio-economic well-being. The level of employment also impacts on the 
disposable income patterns of the market area and is indicative of dependency 
ratios.  (Refer to Figure 4.4). 
 
Figure 4.4:  Employment of the Market Area  

 
Source:  Demacon ex StatsSA, 2019 

 
Findings:(Figure 4.4) 
 

✓ 65.7% of the market area population is economically active within the 
market area.  

✓ The not economically active population (34.3%) represents children, the 
youth, the elderly and the disabled that are not able to be employed. 

✓ Of the economically active segment of the population in the market area, 
69.2% are currently employed, whereas 30.8% are unemployed. 
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Development Implications 
 
The trade area enjoys moderate levels of employment – 65.7% of being 
economically active and more than 65.0% employed. This is indicative of low 
dependency ratios and middle-income communities.  
 

Unemployment rate by province: 
In terms of the latest Quarterly Labour Force Survey of StatsSA for 2018Q2, 
the official unemployment rate increased by 0,5 of a percentage point in Q2: 
2018 compared to Q1: 2018. The official unemployment rate increased in five 
of the nine provinces. The largest increase in the unemployment rate was 
recorded in Free State (up by 1,6 percentage points), Gauteng (up by 1,1 
percentage points), and Western Cape (up by 1,0 percentage point). Year-on-
year, the official unemployment rate declined by 0,5 of a percentage point. 
The largest declines were recorded in KwaZulu-Natal (2,2 percentage points), 
followed by Northern Cape (1,6 percentage points) and Limpopo (1,5 
percentage points). Compared to Q1: 2018, the expanded unemployment rate 
increased by 0,5 of a percentage point in Q2: 2018 to 37,2%. The largest 
increases were recorded in Free State (1,7 percentage points) and North West 
(1,6 percentage points), followed by Northern Cape (1,4 percentage points). 
Compared to Q2: 2017, the expanded unemployment rate also increased by 
0,6 of a percentage points, with Gauteng recording the largest increase of 1,5 
percentage point. 
Source: Quarterly Labour Force Survey, Quarter 2, 2018 

 
Table 4.3: Unemployment rate by province 

 
 

The unemployment rate of Gauteng Province for the second quarter of 2018 
was approximately 29.7%. 
 
4.6 DWELLING TYPES  

 
The following table indicates the different dwelling types of the population in 
the market area.  
 
Figure 4.5:  Dwelling Type 

 
Source:  Demacon ex StatsSA, 2019 

 
Findings: (Figure 4.5) 
 

✓ The majority of the population in the primary market area (59.2%) is 
occupying a house of brick structure on a separate stand or yard or on a 
farm followed by 8.8% an informal dwelling (shack in backyard). 
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✓ 8.4% of the population occupies a flat / room in backyard and 6.8% a semi-
detached house. 

 
4.7 TENURE STATUS  

 
The following figure indicates the type of tenure of the population in the market 
area in terms of a residence that is owned and fully paid off, a residence owned 
but not yet paid off, rented and occupied rent-free. 
 
Figure 4.6:  Type of tenure 

 
Source:  Demacon ex StatsSA, 2019 

 
Findings: (Figure 4.6) 
 

✓ The majority of the population (43.9%) in the primary market area is 

renting a residence. 

✓ 29.0% owns a residence which is fully paid off in relation to 14.5% who 

owns a residence which is not fully paid off yet. 

✓ 12.6% of the population is occupying a residence rent-free. 

 

4.8 RACE PROFILE   

 
indicates the racial distribution of the primary trade area population. The racial 
distribution will also impact on the commercial behaviour of the consumer 
market and will impact on the preferences and demand for commercial and 
residential products and services. 
 
Figure 4.7:  Race Profile 

 
Source: Demacon, ex Statssa, 2018 

 
Findings: (Figure 4.7) 
 

✓ The dominant segment (77.8%) in the primary market area is Black 

Africans, 11.8% Coloured, 6.6% White and 3.8% Indian / Asian. 

 
4.9 OCCUPATION PROFILE   

 
The occupation profile is an important indicator of anticipated community 
income, serving as proxy for the level of community wealth and stability. The 
presence of white and blue-collar occupations serves as indication of a higher 
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income profile or lower income profile consumer market. Figure 4.8 indicates 
the occupation profile of the consumer market.   
 
Figure 4.8:  Occupation profile 

 
Source: Demacon, ex Statssa, 2018 

 
Findings: (Figure 4.8) 
 
The figure indicates the dominant type of occupations occupied by the market 
segments. 
 

✓ Elementary occupations – 21.1% 

✓ Service workers; shop and market sales workers – 19.9% 

✓ Clerks – 15.2% 

✓ Craft and related trades workers – 13.5% 

✓ Smaller percentages of technicians and associate professionals (9.7%), 
legislators; senior officials and managers (8.8%), professionals (7.2%) and 
plant and machine operators and assemblers (4.0%) are present in the 
market. 

Development implications 
 
The occupation profile reflects two dominant market segments – one segment 
representing white collar occupations, serving as proxy for higher incomes, 
with the other representing blue-collar occupations serving as proxy for middle 
income earners. These findings correlate with the findings of preceding 
paragraphs pertaining to aspects such as level of education and employment.  
 
4.10 ANNUAL HOUSEHOLD INCOME   

 
Average household income is a direct indicator of consumer demand for a 
broad spectrum of economic goods and services and the quantity of additional 
floor space that could be sustained by a given consumer market. Average 
household income, to an extent, also reflects the living standard of a 
household, and influences aspects such as asset ownership. Figure 4.9 
illustrates the annual household income profile of the market.  
 
Figure 4.9:  Average annual household income 

 
Source:  Demacon ex StatsSA, 2019 
*Based on the new census 2011 income categories and 2011 figures 
Note:  The income profile presents the income-defined segment of the market i.e. excluding 
households within the undetermined income category.  
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Findings: (Figure 4.9) 
 

✓ The dominant segment (17.7%) of households in the total market area 
earn no income - some of these suburbs include Orlando East, Devlang, 
Eldorado Park, Orlando West, Jabavu, Klipspruit and Meadowlands East 
Zone 1 etc. 

✓ 16.0% of the households earn between R21 891 – R43 779 followed by 
15.1% between R43 780 - R87 558. 

✓ 64.8% of households in the market earn between R10 946 – R350 231. 

✓ The weighted average annual household income in the market area 
for 2019 amounts to: 

• R144 665 per annum, which translates into R12 055 per month (All 
LSM – this calculation includes the no income segment) 

• R264 915 per annum, which translates into R22 076 per month 
(LSM 4 to 10+)  

 
Development Implications 
 
This indicates that the market area is predominantly characterised by a 
middle-income earning consumer market. Overall, these income trends 
correlate with the findings of the preceding sections and impact directly on the 
overall living standard measurement of the market. 
 
Subsequent paragraphs indicate the living standard measurement of the 
market. 
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Map 4.5: Household Income Profile  
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4.11 LIVING STANDARD MEASUREMENT   

 
The LSM index is an instrument designed to profile a market in terms of a 
continuum of progressively more developed and sophisticated market 
segments. The LSM system is based on a set of marketing differentiators, 
which group consumers according to their standard of living, using criteria 
such as degree of urbanisation and ownership of assets (predominantly luxury 
goods).    
 
The LSM system is a wealth measure based on standard of living, rather than 
income alone. The market segmentation continuum is divided into ten LSM 
segments, where LSM 1 signifies the lowest living standard and LSM 10+ 
signifies the highest living standard. The LSM categories are defined and 
weighted in terms of the following 29 variables (refer to Table 4.2). It is 
important to note that the LSM system is widely applied for marketing and 
branding purposes.  
 
Table 4.2:  Living Standard Measurement (LSM) Variables 

1 Hot running water 16 
Less than 2 radio 
sets/household 

2 Fridge/freezer 17 Hi-Fi/music centre 

3 Microwave oven 18 Rural outside  

4 Flush toilet in/outside house 19 Built-in kitchen sink 

5 No domestic in household 20 Home security service 

6 VCR 21 Deep freezer 

7 Vacuum cleaner/floor polisher 22 Water in home/plot 

8 No cell phone in household 23 M-net/DSTV subscription 

9 Traditional hut 24 Dishwasher 

10 Washing machine 25 Electricity 

11 PC in home 26 Sewing machine 

12 Electric stove 27 DVD player 

13 TV set 28 1 cell phone per household 

14 Tumble dryer 29 Motor vehicle in household 

15 Home telephone   

 
Table 4.3 below summarises the current status of the consumer market in 
terms of the LSM index. Essentially, the LSM index summarises the net result 
of market indicators discussed in preceding paragraphs. Th objective is to 
assess whether minimum demand thresholds can be met by households 

within the market area sustaining the market potential, taking due cognisance 
of demand potential and effective competitive supply. 
 
Table 4.3: LSM index summaries 

Trade area LSM 1 to 3 LSM 4 to 10+ 

Primary Market Area 57.5% 42.5% 
Source: Demacon ex Statssa, 2019 

 
Findings: (Table 4.3) 
As seen from the table above, 57.5% of the households in the market area fall 
within the LSM 1 to 3 category and 42.5% within LSM 4 to 10+ category. 
 
Figure 4.10:  LSM Profile 

 
Source: Demacon, 2019 
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Map 4.6: LSM Profile 
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4.12 DEMOGRAPHIC PROFILE SUMMARY & GENERATION PROFILE   

 
The following diagram summarises the demographic profile of the primary 
catchment. 
 
Figure 4.11: Demographic Profile Primary Catchment 

 
Source: Demacon, 2019 

 
Consumer Segments 
 
Changes have been taking place within shopping centres, largely due to 
changes in their market segment’s life styles.  Increased emphasis is being 
placed on the creation of spaces and atmospheres within malls where people 
feel comfortable and are encouraged to linger longer.  Focus is turned towards 
the experience and convenience of centres, offering consumers the 
opportunity to relax and interact with friends and family. 
 
Defining the Consumer Generations 
 
Silent Generation - aged 65 years +. Shaped by major influences including 
the Great Depression and two world wars. Not surprisingly, this cohort values 

savings, morals and ethics, and tends to be very patriotic. Family togetherness 
and conformity are also very important attributes for them. 
Baby Boomers - Born immediately after World War ii, now aged between 50 
and 64 years.  Influenced in their upbringing by strong economic growth and 
generally full employment, they are generally considered to be adaptive and 
flexible. Baby Boomers are regarded as having defined themselves largely by 
their careers, with a high proportion considered to be workaholics. They are 
increasingly moving into the retirement phase of their life, but many plan to 
continue working.    
 
Generation X - Aged between 35 and 49 years. A bridging generation, which 
joined the workforce generally during periods of economic prosperity (the mid 
to late 1980s onwards).  Generation Xs are highly educated but more 
questioning of convention than the Baby Boomers. They are also generally 
more interested in balancing family, life and work, and much less inclined to 
sacrifice time, energy and relationships for career advancement like the Baby 
Boomers did. 
 
Millennials - Aged 21 to 34 years.  The majority of this generation has never 
known a world without mobile phones, laptops and cable television. This 
cohort is the one that tends to cop most criticism at the moment, with labels 
such as ‘used to instant everything’, ‘believe they can separate effort from 
reward’, ‘do not live to work but work to live’.  This segment is the most formally 
educated and most sophisticated of all the generations before it. Detailed 
research has shown that they are looking for brands that resonate with their 
peers. They are very image driven and so value, for example, electronic toys, 
piercings and tattoos. Other research shows that they pay less attention to 
quality than other generations. 
 
Generation Z – Aged 15 to 20 years. The labels being attached to this 
generation include ‘realistic’, ‘highly connected’ and ‘digital natives’. 
Generation Z s are seen to be wary with their money, having seen their parents 
lose jobs and their older siblings move back home because housing is so 
expensive.  Via expert use of social media and the internet, they have already 
become demanding purchasers. They research diligently, are marketing 
savvy and are much less likely to make impulse purchases. They will find the 
best deals and will expect to test out products physically or virtually before 
they commit to buy. Generation Z will, apparently, want brands to show their 
long-term value. 
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Consumer Market Segments to Consider 
 
The following diagrams reflects the dominant consumer market segments 
present within the primary trade area.  Each of these market segments share 
similar characteristics and aspirational values. 
 
The important market segments to consider with regards to market, include: 
1 Millennials 
2 Generation X 
3 Boomers. 
 
Figure 4.12: Dominant Consumer Segments 

 
Source: Demacon, 2019 

 
Defining Market Segments & Relation to Retail Environment: 
 
Millennials: Aged 21 to 34 years of age. They represent young people with 
more choice over what they spend their money on.  They crave intuitive 
experiences and unique entertainment.  Their focus is on convenience and 
price and they reflect lower levels of brand loyalty.  They shop for bargains 
(take part in promotions) and seek inspiration (buy on impulse).  They are less 
purpose driven than the older consumer segments and make use of the 

entertainment options to spend time with friends.  Main purpose for visits to a 
mall include shopping for clothes, shoes and accessories, followed by 
groceries and household goods.  They also visit restaurants, cafés, spend 
leisure time and make use of services and entertainment offerings.  They 
prefer not to shop alone.  It is anticipated by JLL that they will want the 
following within shopping centres in future: a variety of smaller niche shops in 
authentic places where they can eat a variety of foods, drink coffee and hang 
out with their gadgets, friends and colleagues.  This consumer segment is 
mobile and experience-driven. 
 
Generation X:  Aged 35 to 49 years of age. Reflect slightly older more 
predictable and richer consumer segments.  This market segment is relatively 
fixed, brand loyal and asset-holding.  Consumers most often shop for grocery 
and household goods, followed by clothing, shoes and accessories.  They try 
to spend as much time with their families as possible and largely prefer 
shopping with family members.  They tend to perceive shopping as an 
obligation and necessity.  They do support food courts, cafés and delis while 
shopping.   
 
Boomers: Aged 50 to 64 years of age.  The ageing shoppers look for social 
interaction and leisure experiences in shopping malls.  They seek personal 
attention, opposed to, speed. They prefer high quality products at good prices.  
These consumers are wiser, more experienced and have plenty of time for 
scrutinising products and information gathering before making choices.  They 
place emphasis on security, safe parking areas, mall furniture and a range of 
places offering them social and leisure experience. 
  

Millenials
35,9% Generation X

28,2%

Boomers
16,5%

Generation Z
12,4%

Silent 
Generation

6,9%

Dominant Consumer Segments  
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Figure 4.13: Main Aspirations of Consumer Segments 

 
Source: Demacon, Ex. Nielsen, 2016 

 
The three consumer market segments reflect the following main aspirations: 
 
Millennials:  
 
✓ Highest aspiration is to be fit and healthy 
✓ Second aspiration is to make money 
✓ Third aspiration is to make time for their families. 
 
Generation X: 
 
✓ Highest aspiration is to be fit and healthy 
✓ Second aspiration is to make time for their families 
✓ Thirdly is to make money (with emphasis on the provision for retirement). 
 
Boomers: 
 
✓ Their highest aspiration is to spend time with their families 
✓ This is followed by the aspiration to be / and stay fit and healthy 
✓ Thirdly, and to a lesser extent, making money. 

All of these market segments places emphasis on being fit and healthy and 
to spend time with their families.  Centres providing for facilities where they 
can fulfil these aspirations will attract the largest share of these segments.   
 
These market segments also reflect lower risks pertaining to over-
indebtedness, and much lower impacts to be induced by interest rate hikes.  
Millennials and Generation X represent higher spenders compared to the 
Boomers.  A strong focus for these segments is towards quality of products 
and services. 
 
They also reflect higher frequencies of restaurant and fast food visitations 
compared to that of the Boomers.  The Boomers are loyal to the brands that 
they support, and relatively set in their shopping ways, although not 
excessively brand conscious. 
 
4.13 SYNTHESIS   

 
The trade area selected for this study is comprised of 15 min drive time 
isochrone (refer to Map 4.1).  Table 4.4 summarises the key socio-economic 
indicators for the primary source market, and considers inter alia, the 
following: 
 

✓ Consumer market behaviour and expenditure trends 

✓ Regional and sub-regional levels of accessibility 

✓ Geographic barriers 

✓ Natural catchment areas 

✓ General consumer mobility patterns and drive times. 

✓ General SACSC guidelines 
 
Table 4.4: Key socio-economic indicators of the primary trade area, 2018 
(approximated 15-minute drive time isochrone) 

Variable Market Characteristics 

Population Size 
1 584 453 people  
485 556 households 

Household Size 3.3 people / household 

Age & Gender Profile 

17.2% male, 16.7% female - 0 to 9 years  
14.1% male, 14.2% female - 10 to 19 years  
43.2% male, 39.5% female - 20 to 40 years 
19.6% male, 20.7% female - 40 to 60 years 
6.0% male, 8.9% female - 60 years+ 

37,4 
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Variable Market Characteristics 

Highest Level of Education 

2.7% - No schooling 
6.8% - Some primary 
3.4% - Complete primary 
35.5% – Some secondary 
38.0% - Std 10/Grade 12 
13.5% - Higher 

Level of Employment 
65.7% Economically active of which 69.2% is 
employed and 30.8% is unemployed 

Dwelling Types 

59.2% - House or brick/ concrete block 
structure on a separate stand or yard or on a 
farm  
8.8% - Informal dwelling (shack; in backyard) 
8.4% - House/ flat/ room in backyard 
6.8% - Semi-detached house 

Tenure Status 

43.9% - Rented Tenure  
29.0% - Owned and fully paid off   
14.5% - Owned but not yet paid off  
12.6% - Occupied rent free 

Race Profile 

77.8% - Black African 
11.8% - Coloured  
6.6% - White 
3.8% - Indian/ Asian 

Occupation Profile 

21.1% - Elementary occupations 
19.9% - Service workers; shop and market 
sales workers 
15.2% - Clerks  
13.5% - Craft and related trade workers  

Average Household Income 
(2019) 

R144 665 per annum, R12 055 per month – 
(All LSM) 
R264 915 per annum, R22 076 per month – 
(LSM 4 to 10+) 

LSM Profile 
47.5% - LSM 1 - 3 
52.5% - LSM 4 to 10+ 

Source:  Demacon ex StatsSA, 2019 

 
The market profile reveals the following pertinent characteristics:  
 
✓ In the primary market, an estimated 1 584 453 people or 485 556 

households reside within a 15-minute drive time polygon. 

✓ The primary market area is characterised by a large segment of young 

adults and children supported by a smaller segment of mature adults and 

elderly. 

✓ The weighted average annual household income in the market area 

for 2019 amounts to: 

• R144 665 per annum, which translates into R12 055 per month (All 

LSM – this calculation includes the no income segment) 

• R264 915 per annum, which translates into R22 076 per month 

(LSM 4 to 10+)  

✓ 52.5% of households in the primary market area fall within the LSM 4 and 

higher category. 
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CHAPTER 5: CONSUMER SURVEY RESULTS 
 
 
 
5.1 INTRODUCTION   
 

 
Subsequent paragraphs provide survey results to assess the potential for a 
new mixed-use development located in Diepkloof, Gauteng Province. As 
stated, random sample, perception surveys were performed in the surrounding 
area, which represents a large captive market for potential buyers.  
 
Subsequent paragraphs highlight the findings of the surveys and will be 
addressed under the following headings 
 
 
 
 
 
 
 
 
 
 
 
 
 
5.2 SOCIO ECONOMIC INFORMATION 

 
Subsequent paragraphs highlight information regarding suburb / area the 
respondent work in, how many members in household, breadwinners, current 
employment status, home language, and a description of their household. 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

Figure 5.1: In which suburb are you employed 

 
Source: Demacon, Household Survey, 2019 

 
Figure 5.2: Indicate your current employment status 

 
Source: Demacon, Household Survey, 2019 
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Figure 5.3: Please indicate your occupation 

 
Source: Demacon, Household Survey, 2019 

 
Figure 5.4: How many members do you have in your household * 

 
Source: Demacon, Household Survey, 2019 

Figure 5.5: Home Language 

 
Source: Demacon, Household Survey, 2019 
 
Figure 5.6: Describe your household 

 
Source: Demacon, Household Survey, 2019 
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Findings: (Figure 5.1 to Figure 5.6) 
 

✓ 43.8% of the respondents are permanently employed and working in 
Diepkloof / Orlando / Meadowlands areas (33.9%), Greater Soweto / 
Dobsonville areas (22.6%) and Sandton / Sunninghill (11.3%). 

✓ The majority of respondents (32.3%) indicated their household size is 
more than 6 members in the household, followed by 4 members (25.8%).  

✓ 46.9% indicated their home language is isZulu, 15.6% Setwana, 9.4% 
Tsonga and 6.3% Sepedi, Sotho and Xhosa. 

✓ Occupation profile – 70.6% of the respondents is occupied in 
professional occupations and 17.6% is domestic workers. 

✓ The majority of respondents described their household as: 

• Single – working (28.1%) 

• Parents with small children (25.0% 

• Parents with adult children (18.8%) 

• Single parent with adult children (9.4%) 
 

5.3 RETAIL SUPPORT & PREFERENCES 

 
CURRENT RETAIL EXPENDITURE AND LEAKAGES 

 
Figure 5.7: What would best describe your retail offering 

 
Source: Demacon Household Survey, 2019 

Figure 5.8: Need for an additional shopping centre in the Diepkloof area 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.9: Preferred shopping centre for grocery purchases? 

 
Source: Demacon Household Survey, 2019 
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Figure 5.10: Preferred shopping centre for clothing and other purchases 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.11: Please rate the importance of the following aspects, when 
choosing a shopping centre to shop at: * 

 
Source: Demacon Household Survey, 2019 

Figure 5.12: Would you shop at a new shopping centre if it were built as 
part of a larger mixed-use precinct? 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.13: If YES, what type of SHOPS do you feel are in demand in a 
new shopping centre? 

 
Source: Demacon Household Survey, 2019 
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Figure 5.14: If YES, what type of SERVICES do you feel are in demand in 
a new shopping centre? 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.15: In the context of the above, are there specific types of 
shopping centres you would like to see in the proposed development?  

 
Source: Demacon Household Survey, 2019 

Figure 5.16: How would a new retail centre development in the area affect 
your current shopping behaviour? 

 
Source: Demacon Household Survey, 2019 

 

Findings: (Figure 5.7 to Figure 5.16) 
 

✓ The respondents indicated the following regarding the current retail 
offering in the area: 

• Inadequate, new facilities should be built – 66.7% 

• inadequate existing facilities should be expanded – 25.0% 

• adequate, no new facilities required – 8.3%. 

✓ 77.1% of the respondents indicated that there is a need for an additional 
shopping centre, whereas 22.9% feel there is no need for an additional 
shopping centre in Diepkloof. 

✓ The preferred shopping centre for purchasing groceries include  

• Maponya Mall – 35.4% 

• Diepkloof Square – 22.9% 

• Southgate Mall – 8.3% 

• Dobsonville Mall – 6.3% 

✓ The preferred shopping centre for purchasing clothing and other 
include  

• Maponya Mall – 54.2% 
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• Diepkloof Square – 10.4% 

• Southgate Mall – 8.3% 

• The Glen Shopping Centre – 6.3% 

✓ The following aspects are of most importance to the respondents when 
choosing a shopping centre: 

• Pleasurable shopping experience – 93.8% 

• Safety and Security – 93.8% 

• Convenience – 91.7% 

• Price offered by retailers – 91.7% 

• Specific retailer/shop – 91.7% 

✓ 82.6% of the respondents indicated that they would shop at the new 
shopping centre if it were built as part of the mixed-use precinct. 

✓ Type of shops the respondents feel there is a demand for includes: 

• Accessory store – 100.0% 

• Speciality stores – 100.0%  

• Clothing store – 99.5% 

• Supermarket/Grocery store – 97.0% 

• Butchery – 98.6% 

• Hone décor & furniture – 97.7% 

• Pharmacy – 97.5%  

✓ Type of services the respondents feel there is a demand for includes: 

• Banks – 100.0% 

• Videostore – 97.5% 

• Doctors – 96.1% 

• Laundromat – 95.0% 

• Photolab – 95.2% 

✓ Are there specific types of shopping centres you would like to see 

• Regional mall – 95.0% 

• Convenience retail centre – 82.5% 

• Automotive/motor related – 76.3% 

• Home improvement centre – 72.8% 

• Hyper centre – 72.7% 

• Lifestyle centre – 72.6% 

• Outdoor safari centre – 60.0% 

• Value retail centre – 27.5% 

• Big box centre – 25.0% 

✓ Shopping behaviour 

✓ 61.7% of respondents indicated that their shopping behaviour will remain 
unaffected should a new shopping centre be built, this could be attributed 
to the historic dominance of Southgate Mall and the subsequent support of 
the Soweto residents in view of the absence of sizeable destination retail-
orientated centres in the local market. 

✓ 19.1% of the respondents indicated that they will visit the area more for 
shopping purposes. 

✓ 12.8% of the respondents indicated they will shop less at their previously 
preferred shopping centres. 

 
The above may indicate the suitability of a smaller initial phase with a 
more convenience and lifestyle orientated focus. 
 

GROCERY ANCHOR PREFERENCES 
 
Figure 5.17: Frequency of your grocery shopping 

 
Source: Demacon Household Survey, 2019 
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Figure 5.18: Preferred grocer 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.19: Is this grocer present in the area 

 
Source: Demacon Household Survey, 2019 

Figure 5.20: If yes, in which shopping centre is the grocer located? 

 
Source: Demacon Household Survey, 2019 

 
Findings: (Figure 5.17 to Figure 5.20) 
 

✓ Their frequency of grocery shopping is conducted on a monthly basis 
(72.3%) and every two weeks (19.1%), smaller percentages indicate more 
than once a week or weekly (27.8%). 

✓ Preferred grocer in general 
Most of the respondents in the area, indicated that in general, their 
preferred grocer for purchasing grocery items include Pick n Pay (66.0%) 
and Shoprite (23.4%), other grocers include Checkers (4.3%), Boxer, 
Food Lovers Market (2.1%).  

✓ 95.7% of the respondents indicated that this preferred grocery is 
present in the market area and located within the following shopping 
centres: 

• Maponya Malll (35.6%),  

• Diepkloof Square (20.0%),  

• Southgate Mall (11.1%),  

• Bara Mall (6.7%) and Meadowlands (6.7%). 
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5.4 RESIDENTIAL SUPPORT & PREFERENCES 

 

This section focuses on the support, preferences and personal expectations 
regarding the residential market. 
 

Potential Support towards New Residential Development 
 
Figure 5.21: Demand for new residential development in Diepkloof area 

 
Source: Demacon, Household Survey, 2019 
 
Figure 5.22: Envisaged ideal type of tenure in the new development 

 
Source: Demacon Household Survey, 2019 

Figure 5.23: Configuration of residential units 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.24: Preferred type of dwelling units 

 
Source: Demacon Household Survey, 2019 
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Figure 5.25: Configuration of residential buildings 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.26: Preferred composition of residential units (bedrooms) 

 
Source: Demacon Household Survey, 2019 

Figure 5.27: Preferred composition of residential units (bathrooms) 

 
Source: Demacon Household Survey, 2019 
 

Figure 5.28: Preferred composition of residential units (living areas) 

 
Source: Demacon Household Survey, 2019 
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Figure 5.29: Which of the following should also form part of the 
residential unit offering (garages) 

 
Source: Demacon Household Survey, 2019 
 

Figure 5.30: Which of the following should also form part of the 
residential unit offering (carports) 

 
Source: Demacon Household Survey, 2019 

Figure 5.31: Which of the following should also form part of the 
residential unit offering (domestic quarters)  

 
Source: Demacon Household Survey, 2019 

 
Figure 5.32: Which of the following should also form part of the 
residential unit offering (patio) 

 
Source: Demacon Household Survey, 2019 
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Figure 5.33: Which of the following should also form part of the 
residential unit offering (garden) 

 
Source: Demacon Household Survey, 2019 
 
Figure 5.34: Consider moving to new development 

 
Source: Demacon Household Survey, 2019 

Figure 5.35: Based on your current income profile, which option would 
you be able to afford? 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.36: Reasonable market price if you would buy 

 
Source: Demacon Household Survey, 2019 
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Figure 5.37: Reasonable monthly rental  

 
Source: Demacon Household Survey, 2019 

 
Findings: (Figure 5.21 to Figure 5.37) 
 
✓ The majority of respondents (92.7%) feel there is a demand for a new 

residential development in Diepkloof area and 50.0% would definitely 
move to this development if built.   

✓ The envisaged type of tenure as indicated by the respondent, is a primary 
residence (buy to occupy), 28.6% would rent and 11.4% would buy to let. 

✓ The preferred type of unit would be a government provided subsidy / RDP 
house (60.5%), a rental unit (26.3%) or a bonded unit (13.2%). 

✓ 71.1% of the respondents indicated the preferred configuration of 
residential units should be a full title stand with free standing house or 
23.7% a flat / apartment and 5.3% a room with shared facilities. 

✓ The preferred configuration of residential buildings to develop is 
indicated to be a single storey development (63.3%) or 3 to 4 storey walk-
up (33.3%) and multiple storey development (3.3%). 

✓ What composition of residential units would you prefer?  

• 2 bedrooms (50.6%),  

• 1 bathroom (48.1%),  

• 1 living area (81.0%),  

• with garages (73.7%),  

• with carports (76.3%),  

• domestic quarters (57.9%),  

• with patio (60.5%) and  

• with a garden (73.7%) 
✓ Based on your current income profile, which option would you be 

able to afford? 
65.4% of the respondents indicated that they would be able to buy a 
property whereas 34.6% would rent a property. 

✓ What would be a reasonable market price if you were to buy 
property?  

• Less than R500 000 – 66.7% 

• R500 000 to R1 million – 33.3% 
✓ What would be a reasonable monthly rental price?  

• Less than R3 500 per month – 84.0% 

• R3 500 to R5 000 per month – 12.0% 

• R5 000 to R10 000 per month – 4.0% 
 
5.5 PERCEIVED DEMAND FOR ANCILLARY USES 

 
Table 5.1: Offices 

Offices Low Demand Moderate 
High 

Demand 

Municipal Satellite Offices 3,7 11,1 11,1 14,8 59,3 

Government offices 3,7 7,4 22,2 22,2 44,4 

Parastatal offices 3,7 3,7 25,9 18,5 48,1 

SMME offices with shared 
business centre 

3,2 12,9 16,2 16,2 51,5 

Call Centre 3,2 12,9 19,3 12,9 51,8 

Small Business Offices (100 - 250) 3,2 16,1 19,4 9,7 51,6 

 
Table 5.2: Industrial & Warehousing  

Industrial facility Low Demand Moderate 
High 

Demand 

Industrial stand only (300 - 500sqm) 33,6 18,9 9,4 15,1 23,0 

Industrial stand only (500 - 

1000sqm) 
32,8 19,1 8,8 15,6 23,7 

Mini warehouse (100 - 150sqm) 34,1 17,8 7,8 16,7 23,6 

Mini warehouse (150-300sqm) 33,7 18,5 9,6 15,5 22,7 

Warehouse (300-500sqm) 33,3 18,2 9,1 17,1 22,3 

Warehouse (500sqm+) 34,4 19,1 8,2 15,3 23,0 

 

Less than R 3 500
84,0%

R 3 500 - R 5 000
12,0%

R5 000 - R10 000
4,0%

If you were to rent a unit in the new residential 
development, please indicate your target monthly rental
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Table 5.3: Automotive 

Automotive facility Low Demand Moderate 
High 

Demand 

Autotrade (new & second hand) 25,9 18,5 22,2 18,5 14,8 

Motorcycle trade 26,9 23,1 15,4 23,1 11,5 

Automotive/motorcycle parts & 
spares 

26,9 19,2 23,1 19,2 11,5 

Automotive fitness centres 26,9 19,2 23,1 19,2 11,5 

Tyres & wheel alignment centres 25,9 18,5 18,5 22,2 14,8 

Automotive workshops 26,9 19,2 23,1 19,2 11,5 

Filling station 22,2 18,5 22,2 22,2 14,8 

 
Table 5.4: Other facilities 

Other facilities Low Demand Moderate 
High 

Demand 

Public Primary School - 3,6 25,0 21,4 50,0 

Public Secondary School - 10,7 25,0 17,9 46,4 

Private Pre-Primary School / 
Creche 

- 11,5 30,8 19,2 38,5 

Private School - Primary Phase - 11,5 30,8 7,7 50,0 

Private School - Secondary Phase - 11,5 26,9 11,5 50,0 

Private Hospital 3,3 13,3 16,7 6,7 60,0 

Private Clinic 3,7 11,1 25,9 14,8 44,4 

Hotel / Accommodation Facility - 14,3 25,0 10,7 50,0 

Public Primary School - 3,6 25,0 21,4 50,0 
 

Findings: (Table 5.1 to Table 5.4)  
 
✓ There is very high perceived demand for the following: 

• Offices in general, 

• Facilities such as schools, a private hospital / clinic and a hotel 
✓ There is very low perceived demand for the following: 

• Industrial & warehousing and  

• Automotive and ancillary uses 
 
5.6 INCOME 

 
 
 
 
 
 

Figure 5.38: Number of Breadwinners 

 
Source: Demacon Household Survey, 2019 

 
Figure 5.39: Average monthly income profile 

 
Source: Demacon Household Survey, 2019 
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Table 5.5: Income from sources 

 R1 - 
R500 

R501 - 
R1000 

R1001
-

R1500 

R1501
-

R2000 

R2001
-

R3500 

R3500
-

R5000 

R5000
-

R7500 

R7500
+ 

Formal job 18,2 9,1 9,1 9,1 27,3 9,1 - 18,2 

Temporar
y job 

- - - - - - - - 

Informal 
trade 

- - - - - - - - 

Pension - 66,7 33,3 - - - - - 

Social 
grant 

- 100,0 - - - - - - 

Disability 
grant 

- - - - - - - - 

Remittanc
es 

- - - - - - - - 

Other - - - - - - - - 

Source: Demacon Household Survey, 2019 

 
Findings: (Figure 5.38 to Figure 5.39 & Table 5.5) 
 

✓ Breadwinners 
58.6% of the respondents indicated they have 1 breadwinner in the 
household, followed by 27.6% with 2 breadwinners in the household. 

✓ Average monthly household income 
The majority of respondents (33.3%) indicated they earn no income, 
followed by 23.8% between R4 000 to R8 000 per month. Smaller 
percentages earn between R8 000 to R64 000+ 

✓ Income sources 

• 27.3% of the respondents indicate their income primarily derives from 
their formal job which is between R2 001 to R3 500 per month. 

• 66.7% of the respondents indicated they earn income from pension 
allowance between R501 to R1 000 or a social grant (100.0%) also 
between R501 to R1 000. 

 
 

5.7 SYNTHESIS 

 
Subsequent paragraphs provide a synthesis of pertinent findings of the 
household market surveys conducted in the surrounding area. 
 
SUMMARISED INTERPRETATION  

 
SOCIO ECONOMIC INFORMATION 

 

✓ 43.8% of the respondents are permanently employed and working in 
Diepkloof / Orlando / Meadowlands areas (33.9%), Greater Soweto / 
Dobsonville areas (22.6%) and Sandton / Sunninghill (11.3%). 

✓ The majority of respondents (32.3%) indicated their household size is 
more than 6 members in the household, followed by 4 members (25.8%).  

✓ 46.9% indicated their home language is isiZulu, 15.6% Setwana, 9.4% 
Tsonga and 6.3% Sepedi, Sotho and Xhosa. 

✓ Occupation profile – 70.6% of the respondents is occupied in 
professional occupations and 17.6% is domestic workers. 

✓ The majority of respondents described their household as: 

• Single – working (28.1%) 

• Parents with small children (25.0% 

• Parents with adult children (18.8%) 

• Single parent with adult children (9.4%) 
 

RETAIL SUPPORT & PREFERENCES 
 

✓ The respondents indicated the following regarding the current retail 
offering in the area: 

• Inadequate, new facilities should be built – 66.7% 

• inadequate existing facilities should be expanded – 25.0% 

• adequate, no new facilities required – 8.3%. 

✓ 77.1% of the respondents indicated that there is a need for an additional 
shopping centre, whereas 22.9% feel there is no need for an additional 
shopping centre in Diepkloof. 

✓ The preferred shopping centre for purchasing groceries include  

• Maponya Mall – 35.4% 

• Diepkloof Square – 22.9% 

• Southgate Mall – 8.3% 

• Dobsonville Mall – 6.3% 
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✓ The preferred shopping centre for purchasing clothing and other 
include  

• Maponya Mall – 54.2% 

• Diepkloof Square – 10.4% 

• Southgate Mall – 8.3% 

• The Glen Shopping Centre – 6.3% 

✓ The following aspects are of most importance to the respondents when 
choosing a shopping centre: 

• Pleasurable shopping experience – 93.8% 

• Safety and Security – 93.8% 

• Convenience – 91.7% 

• Price offered by retailers – 91.7% 

• Specific retailer/shop – 91.7% 

✓ 82.6% of the respondents indicated that they would shop at the new 
shopping centre if it were built as part of the mixed-use precinct. 

✓ Type of shops the respondents feel there is a demand for includes: 

• Accessory store – 100.0% 

• Speciality stores – 100.0%  

• Clothing store – 99.5% 

• Supermarket/Grocery store – 97.0% 

• Butchery – 98.6% 

• Hone décor & furniture – 97.7% 

• Pharmacy – 97.5%  

✓ Type of services the respondents feel there is a demand for includes: 

• Banks – 100.0% 

• Videostore – 97.5% 

• Doctors – 96.1% 

• Laundromat – 95.0% 

• Photolab – 95.2% 

✓ Are there specific types of shopping centres you would like to see 

• Regional mall – 95.0% 

• Convenience retail centre – 82.5% 

• Automotive/motor related – 76.3% 

• Home improvement centre – 72.8% 

• Hyper centre – 72.7% 

• Lifestyle centre – 72.6% 

• Outdoor safari centre – 60.0% 

• Value retail centre – 27.5% 

• Big box centre – 25.0% 

✓ Shopping behaviour 

• 61.7% of respondents indicated that their shopping behaviour will 
remain unaffected should a new shopping centre be built, this could 
be attributed to the historic dominance of Southgate Mall and the 
subsequent support of the Soweto residents in view of the absence of 
sizeable destination retail-orientated centres in the local market. 

• 19.1% of the respondents indicated that they will visit the area more 
for shopping purposes. 

• 12.8% of the respondents indicated they will shop less at their 
previously preferred shopping centres. 

 
The above may indicate the suitability of a smaller initial phase with a 
more convenience and lifestyle orientated focus. 
 
Grocery Anchor Preferences 
 

✓ Their frequency of grocery shopping is conducted on a monthly basis 
(72.3%) and every two weeks (19.1%), smaller percentages indicate more 
than once a week or weekly (27.8%). 

✓ Preferred grocer in general 
Most of the respondents in the area, indicated that in general, their 
preferred grocer for purchasing grocery items include Pick n Pay (66.0%) 
and Shoprite (23.4%), other grocers include Checkers (4.3%), Boxer, 
Food Lovers Market (2.1%).  

✓ 95.7% of the respondents indicated that this preferred grocery is 
present in the market area and located within the following shopping 
centres: 

• Maponya Malll (35.6%),  

• Diepkloof Square (20.0%),  

• Southgate Mall (11.1%),  

• Bara Mall (6.7%) and Meadowlands (6.7%). 
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RESIDENTIAL SUPPORT & PREFERENCES 
 
✓ The majority of respondents (92.7%) feel there is a demand for a new 

residential development in Diepkloof area and 50.0% would definitely 
move to this development if built.   

✓ The envisaged type of tenure as indicated by the respondent, is a primary 
residence (buy to occupy), 28.6% would rent and 11.4% would buy to let. 

✓ The preferred type of unit would be a government provided subsidy / RDP 
house (60.5%), a rental unit (26.3%) or a bonded unit (13.2%). 

✓ 71.1% of the respondents indicated the preferred configuration of 
residential units should be a full title stand with free standing house or 
23.7% a flat / apartment and 5.3% a room with shared facilities. 

✓ The preferred configuration of residential buildings to develop is 
indicated to be a single storey development (63.3%) or 3 to 4 storey walk-
up (33.3%) and multiple storey development (3.3%). 

✓ What composition of residential units would you prefer?  

• 2 bedrooms (50.6%),  

• 1 bathroom (48.1%),  

• 1 living area (81.0%),  

• with garages (73.7%),  

• with carports (76.3%),  

• domestic quarters (57.9%),  

• with patio (60.5%) and  

• with a garden (73.7%) 
✓ Based on your current income profile, which option would you be 

able to afford? 
65.4% of the respondents indicated that they would be able to buy a 
property whereas 34.6% would rent a property. 

✓ What would be a reasonable market price if you were to buy 
property?  

• Less than R500 000 – 66.7% 

• R500 000 to R1 million – 33.3% 
✓ What would be a reasonable monthly rental price?  

• Less than R3 500 per month – 84.0% 

• R3 500 to R5 000 per month – 12.0% 

• R5 000 to R10 000 per month – 4.0% 
 

PERCEIVED DEMAND FOR ANCILLARY USES 
 
✓ There is very high perceived demand for the following: 

• Offices in general, 

• Facilities such as schools, a private hospital / clinic and a hotel 
✓ There is very low perceived demand for the following: 

• Industrial & warehousing and  

• Automotive and ancillary uses 
INCOME 

 

✓ Breadwinners 
58.6% of the respondents indicated they have 1 breadwinner in the 
household, followed by 27.6% with 2 breadwinners in the household. 

✓ Average monthly household income 
The majority of respondents (33.3%) indicated they earn no income, 
followed by 23.8% between R4 000 to R8 000 per month. Smaller 
percentages earn between R8 000 to R64 000+ 

✓ Income sources 

• 27.3% of the respondents indicate their income primarily derives from 
their formal job which is between R2 001 to R3 500 per month. 

• 66.7% of the respondents indicated they earn income from pension 
allowance between R501 to R1 000 or a social grant (100.0%) also 
between R501 to R1 000. 
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CHAPTER 6: RESIDENTIAL MARKET ANALYSIS 
 
 
 

6.1 INTRODUCTION   

 
This section of the report focuses on the residential market, with the objective 
of estimating the development potential within the designated area. In order 
to reach this objective, the supply and demand for residential facilities within 
the market area should be identified and assessed in terms of current trends.  
 
Subsequent paragraphs highlight the following main headings in order to 
identify the aforesaid beneficiaries: 
 
 
 
 
 
 
 
 
 

6.2 LOCAL RESIDENTIAL MARKET ACTIVITY IN SURROUNDING 
AREAS  

 

6.2.1 LOCAL MARKET ACTIVITY 
 

SALES DATA 
 
The following table provides the property activity of selected surrounding 
suburbs within the trade area - these are selling properties in the market. 
The table below summarises data in terms of bedroom units, quantity, average 
prices, standard deviation and classification.  

 
 
 
 
The following suburbs were selected for the analysis: 

Aeroton Eldorado Estate Naturena 

Alan Manor Eldorado Park Ophirton 

Booysens Jabavu Orlando 

Chiawelo Klipspruit Ormonde 

Devland Mayfair Pimville 

Dhlamini Meredale Ridgeway  

Diepkloof Mofolo Central Riverlea 

Dube Mofolo South Robertsham 

Eikenhof Moroka  

 
Table 6.1: Residential Market Activity, Size, Min and Max Prices, Mean 
Prices and Frequency, March 2019 

Size Minimum Maximum 
STD 

Deviation 

Average 

price 

Nr of 
pro- 

perties 
% 

Apartments / Flats 

1 Bedrooms R180 000 R499 000 R117 004 R414 000 6 12,8% 

2 Bedrooms R350 000 R975 000 R128 318 R579 469 32 68,1% 

3 Bedrooms R420 000 R1 795 000 R415 457 R953 889 9 19,1% 

Average price R558 511 47 100,0% 

Houses 

1 Bedrooms R180 000 R680 000 R211 021 R434 000 5 1,6% 

2 Bedrooms R260 000 R1 395 000 R205 561 R681 473 55 17,2% 

3 Bedrooms R470 000 7 999 000 R777 971 1 174 435 152 47,6% 

4 Bedrooms R500 000 R8 800 000 R1 231 553 R1 695 377 61 19,1% 

5 Bedrooms R980 000 R10 000 000 R2 214 381 R2 617 158 19 6,0% 

6 Bedrooms R819 000 R11 499 000 R3 783 168 R3 622 571 7 2,2% 

7 Bedrooms R1 030 000 R2 995 000 R854 190 R1 892 857 7 2,2% 

8 Bedrooms R350 000 R19 500 000 R10 207 146 R7 883 333 3 0,9% 

9 Bedrooms R260 000 R879 000 R234 214 R651 800 5 1,6% 

RESIDENTIAL MARKET ANALYSIS 6 

Local Residential Market 

Activity  

Residential Developments 

Residential Demand 

Modelling 

 

Synthesis 2 

1 3 

4 



Diepkloof Mixed Use Market Study – April 2019  

183 | P a g e  
  

Size Minimum Maximum 
STD 

Deviation 
Average 

price 

Nr of 
pro- 

perties 
% 

11 Bedrooms R260 000 R879 000 R294 853 R495 800 5 1,6% 

Average price R1 439 889 319 100,0% 

Townhouses 

1 Bedrooms R460 000 R590 000 R55 976 R510 000 4 4,9% 

2 Bedrooms R380 000 R1 350 000 R151 075 R619 226 53 64,6% 

3 Bedrooms R185 000 R1 795 000 R320 338 R751 880 25 30,5% 

Average price R631 061 82 100,0% 

Source: Demacon, 2019 

 
Findings: (Table 6.1) 
✓ The average price for apartments / flats is in the region of R558 511, of 

which the majority of apartments / flats are 2-bedroom units 

✓ The average price for houses is in the region of R1 439 889.  

✓ The majority of houses are 3-bedrooms and 4-bedrooms (47.6% and 

19.1%, respectively). 

✓ The average price for townhouses is in the region of R631 061, of which 

the majority is 2-bedroom units (64.6%). 

 
Figure 6.1: Summary of residential supply 

 
Source: Demacon, 2019 

❑ AVERAGE PRICE PER SUBURB 
 
The following figures provide the average price per suburb for apartments / 
flats, townhouses and houses. 
 

Apartments / Flats & Townhouses 
 
Figure 6.2: Average price per suburb  

 
Source: Demacon, 2019 
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Houses 
 
Figure 6.3: Average price per suburb  

 
Source: Demacon, 2019 
 
 
 
 
 
 
 

Townhouses 
 
Figure 6.4: Average price per suburb  

 
Source: Demacon, 2019 
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ALL PROPERTIES 
 
Figure 6.5: Average price per suburb 

 
Source: Demacon, 2019 
 
 
 
 
 
 

 

❑ AVERAGE PRICES, UNIT & STAND SIZES  
 

Apartments / Flats & Townhouses 
 
The following figures provide the average price of apartments / flats in the 
market along with unit sizes. 
 
Figure 6.6:  Average Prices (Apartments / flats) 

 
Source: Demacon, 2019 
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Figure 6.7: Average Price versus Unit Size 

 
Source: Demacon, 2019 

 
Findings: (Figure 6.6 to Figure 6.7) 
 
✓ The majority of apartments / flats (53.2%) trade between R500 000 to 

R750 000 followed by 31.9% for less than R500 000. 
✓ 8.5% of apartments / flats trade between R750 000 to R1 million and 6.3% 

for more than R1 million. 

✓ Unit sizes range from 44m
2
 to 161m

2
, average of 72m

2 
 

✓ The average price for apartments in the area amounts to approximately 
R558 511 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment. 

 
Houses 

 
The following figures provide the average price of houses in the market along 
with unit sizes. 

Figure 6.8:  Average Prices (Houses) 

 
Source: Demacon, 2019 

 
Figure 6.9: Average Price versus Unit Size 

 
Source: Demacon, 2019 
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Figure 6.10: Average Unit Size versus Stand Size 

 
Source: Demacon, 2019 

 
Findings: (Figure 6.8 to Figure 6.10) 
 
✓ The majority of houses (24.5%) trade between R750 000 – R1 million and 

23.6% between R500 000 to R750 000. 
✓ 21.7% of houses trade between R1 million to R1.5 million and 13.7% trade 

between R1.5 million to R2 million. There are 11.8% of properties for R2 
million and more – these properties are situated within Robertsham, 
Meredale, Ridgeway and Robertsham. 

✓ Unit sizes range from 52m
2
 to 470m

2
, average of 229m

2 
 

✓ Stand sizes range from 195 to 3 878m2, average of 781m2 

✓ The average price for houses in the area amounts to approximately 
R1 439 889 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle income segment of the market. 

 
Townhouses 

 
The following figures provide the average price of townhouses in the market 
along with unit sizes. 

Figure 6.11:  Average Prices (Townhouses) 

 
Source: Demacon, 2019 
 

Figure 6.12: Average Price versus Unit Size 

 
Source: Demacon, 2019 
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Findings: (Figure 6.11 to Figure 6.12) 
 
✓ The majority of townhouses (67.9%) trade between R750 000 – R750 000 

and 17.0% trade for less than R500 000. 
✓ 10.9% of townhouses trade for R750 000 to R1 million and 3.0% for R1 

million to R1.5 million. 

✓ Unit sizes range from Unit sizes range from 38m
2
 to 190m

2
, average of 

73m
2 

 

✓ The average price for houses in the area amounts to approximately 
R631 061 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment of the market. 

 
SUMMARY OF SALES DATA 

 
Figure 6.13:  Average Prices 

 
Source: Demacon, 2019 

 
 
 
 

Figure 6.14:  Average Unit Sizes 

 
Source: Demacon, 2019 
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Map 6.1: Average Property Sales Prices  
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RENTAL DATA ANALYSIS 
 
The following table provides the property activity of selected suburbs in the 
surrounding market - these are rental properties. The table below summarise 
data in terms of bedroom units, quantity, average prices, standard deviation 
and classification.  
 
The following suburbs were selected for the analysis. 
 

Aeroton Kliptown 

Alan Manor Naturena 

Booysens Ophirton 

Comptonville Orlando 

Diepkloof Pimville 

Eikenhof Ridgeway  

Eldorado Park Riverlea 

Klipspruit Robertsham 

 
Table 6.2: Residential Market Activity, Size, Min, Max & Average Rental 
Prices and Frequency, March 2019 

Size Minimum Maximum STD Deviation 
Average 

rental 
price 

Number 
of 

properties 
% 

Apartments / Flats 

1 Bedroom R3 500 R6 000 R837 R4 560 10 17,5% 

2 Bedrooms R4 000 R7 200 R879 R5 741 40 70,2% 

3 Bedrooms R5 200 R9 800 R1 590 R7 421 7 12,3% 

Average rental  R5 127 57 100,0% 

Houses 

1 Bedroom R1 800 R5 000 R1 391 R3 333 6 9,5% 

2 Bedrooms R3 500 R10 000 R1 405 R5 986 25 39,7% 

3 Bedrooms R5 500 R13 500 R2 124 R8 666 21 33,3% 

4 Bedrooms R8 000 R40 000 R10 643 R14 206 8 12,7% 

5 Bedrooms R2 000 R7 500 R3 889 R4 750 2 3,2% 

7 Bedrooms R17 000 R17 000 R0 R17 000 1 1,6% 

Average rental  R7 421 63 100,0% 

Townhouses 

Size Minimum Maximum STD Deviation 
Average 

rental 
price 

Number 
of 

properties 
% 

1 Bedroom R4 500 R5 950 R1 025 R5 225 2 5,3% 

2 Bedrooms R4 900 R7 000 R537 R5 964 28 73,7% 

3 Bedrooms R6 500 R17 000 R3 392 R8 716 8 21,1% 

Average rental  R6 563 38 100,0% 

Source: Demacon, 2019 

 
Findings: (Table 6.2) 
✓ The average rental for apartments / flats is in the region of R5 127. The 

majority of properties consist of 2-bedroom apartments / flats (70.2%). 
✓ The average rental for houses is in the region of R7 421. The majority of 

properties consist of 2 and 3-bedroom houses (73.0%) 
✓ The average rental for townhouses is in the region of R6 563 of which the 

majority of consists of 2-bedroom units (73.7%). 
 
Figure 6.15: Summary of residential supply 

 
Source: Demacon, 2019 

 
 
 
 

Houses 
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❑ AVERAGE RENTAL PRICE PER SUBURB  
 
Figure 6.16 provides the average rental price per suburb for apartments / flats, 
houses and townhouses. 
 

Apartments / Flats 
 
Figure 6.16: Average rental per suburb  

 
Source: Demacon, 2019 
 
 
 
 
 

Houses 
 
Figure 6.17: Average rental per suburb  

 
Source: Demacon, 2019 

 
Townhouses 

 
Figure 6.18: Average rental per suburb  

 
Source: Demacon, 2019 
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ALL PROPERTIES 
 
Figure 6.19: Average price per suburb 

 
Source: Demacon, 2019 

 
❑ AVERAGE RENTALS & UNIT SIZES 

 
The following figures provide the average rental price and unit sizes of 
apartments / flats, houses and townhouses in the market. 
 
Findings: (Figure 6.20 to Figure 6.21) 
 
✓ The majority of apartments / flats (64.4%) in the area trade for between 

R5 000 to R7 500, 32.2% trade for less than R5 000 and 3.4% between 
R7 500 to R10 000. 

✓ The average unit size range from 27m2 to 101m2, average of 56m2. 
✓ The average rental for apartments / flats & townhouses in the area trades 

for R5 127 (weighted average). 
✓ The residential suply currently within the area is predominantly towards the 

middle-income segment. 
 
 

Apartments / Flats 
 
Figure 6.20:  Average Rentals (Apartments / Flats) 

 
Source: Demacon, 2019 

 
Figure 6.21:  Average Rentals versus Unit Size 

 
Source: Demacon, 2019 
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Houses 
 
Figure 6.22:  Average Rentals (Houses) 

 
Source: Demacon, 2019 

 
Figure 6.23:  Average Rentals versus Unit Size 

 
Source: Demacon, 2019 

 
 

Findings: (Figure 6.22 & Figure 6.23) 
 
✓ The majority of houses (33.3%) in the area trade between R5 000 to 

R7 500 and 23.8% trade for less than R5 000. 
✓ 27.0% of the houses trade between R7 500 to R10 000 and 15.9% trade 

for more than R10 000+. 
✓ Unit sizes vary between 48m2 to 393m2, average 135m2 and stand sizes 

vary between 300 to 1 487m2, average 613m2 
✓ The average rental for houses in the area trade for R7 421 (weighted 

average). 
✓ The residential supply currently within the area is predominantly towards 

the middle-income segment. 
 

Townhouses 
 
Figure 6.24:  Average Rentals (Townhouses) 

 
Source: Demacon, 2019 
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Figure 6.25:  Average Rentals versus Unit Size 

 
Source: Demacon, 2019 

 
Findings: (Figure 6.24 & Figure 6.25) 
 
✓ The majority of townhouses (77.5%) in the area trade between R5 000 to 

R7 500 and 12.5% trade for between R7 500 to R10 000. 
✓ Unit sizes vary between 53m2 to 300m2, average 101m2  
✓ The average rental for townhouses in the area trade for R6 563 (weighted 

average). 
✓ The residential supply currently within the area is predominantly towards 

the middle-income segment. 
 
 
 
 
 
 
 
 
 
 
 

SUMMARY OF RENTAL DATA 
 
Figure 6.26:  Average Prices 

 
Source: Demacon, 2019 

 
Figure 6.27:  Average Sizes 

 
Source: Demacon, 2019 
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6.3 RESIDENTIAL DEMAND MODELLING  

 
This section of the report focuses on the residential market, with the objective 
of estimating the development potential within the market area.  
 
In order to reach this objective, the supply and demand for residential facilities 
within the market segment should be identified and assessed in light of current 
trends. 
 
Table 6.3: Household Income Categories 

Income Category Type of Housing 

R0 – R1 500 Subsidy 

R1 500 – R3 500 Subsidy & CRU Housing 

R3 500 – R7 500* FLSIP / GAP & Social Housing 

R7 500 – R15 000 FLSIP / GAP & Affordable Bonded 

R15 000+ Bonded 
Source: Centre for Affordable Housing Finance in Africa 
*Note: The upper Social Housing limit has recently been adjusted from R7 500 to R15 000 

 
Demand for residential units can be stated as follows: 
 
Definition 
 
The residential market refers to land uses associated with human habitation 
such as housing or dwelling units. Residential use can vary in typology, 
density, tenure, structure, layout and affordability.  ‘Residential’ does not 
include hotels or guesthouses, which are defined as being ‘short-stay’ 
accommodation. 
 
Defining demand 
 
Residential demand depends on a variety of factors. In this context, residential 
demand can be conceptualised as follows: 
 
Dres. = f {Po; P%; Q; Pr; Pr%, ROI, I, Tx; Y; Hs; R; Ci; Hs; Hp} 
 
 
 
 
 

Where: 
Po = Population Size 

P% = Population growth rate 

Q = Existing quality of residential environment 

Pr = House prices 

Pr% = Growth in house prices 

ROI = Return on investment 

I = Interest rates 

Tx = Rates and Taxes 

Y = Household income 

Hs = Household size 

R = Rent 

Ci = Cap Rates 

Hs = Housing shortage 

Hp = Housing preferences 

 
BONDED HOUSING 

 

❖ Income and Housing Affordability 

 
Table 6.4 indicates a range of income midpoints, midpoint house prices and 
classifications attainable by the source market area. 
 
Table 6.4: Residential Affordability Profile  

Income 

Midpoint 

2019 (R) 

House 

Price 

(Midpoint) 

Generic 

Indicative 

Unit Size 

(%) 

Number 

of Units 

(1 500) 

Classification 

R0 R0 40m² - 50m² 

0.0% 

0 
Subsidy / Social 

Housing 

R2 987 R8 275 40m² - 50m² 0 
Subsidy / Social 

Housing 

R8 960 R24 820 40m² - 50m² 0 
Subsidy / Social 

Housing 

R17 919 R49 639 40m² - 50m² 0 
Subsidy / Social 

Housing 

R35 838 R99 276 50m² - 60m² 0 
Subsidy / Social 

Housing 

R71 675 R198 550 60m² - 70m²   FLISP / Gap 

R143 350 R397 099 80m² - 90m²   FLISP / Gap 

R286 699 R794 197 120m² - 140m² 49,0% 736 
Middle to Higher 

Income 

R573 398 R1 588 392 140m² - 400m² 32,8% 492 
Middle to Higher 

Income 

R1 146 795 R3 176 782 420m² - 750m² 13,1% 196 Higher Income 
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Income 

Midpoint 

2019 (R) 

House 

Price 

(Midpoint) 

Generic 

Indicative 

Unit Size 

(%) 

Number 

of Units 

(1 500) 

Classification 

R2 293 589 R6 353 562 
780m² - 

1000m² 
3,1% 47 Top-End 

R4 587 178 R12 707 125 1 000m²+ 1,9% 29 Top-End 

 

✓ The core target market of the bonded segment is households earning on 
average between R573 398 and R4 587 178 annually. 

✓ This segment can afford houses between R1 588 392 and R12 707 178. 

✓ The total units recommended for the bonded segment of the project is a 
maximum of approximately 1 500 units. 
 

Figure 6.28 indicates the target market housing profile based on the 
affordability analysis within the delineated source market. 
 
Figure 6.28: Housing Affordability Profile 

 
Source: Demacon Demand Modelling, 2019 

 
 
 
 
 

Figure 6.29: Unit Typology (percentages)  

 
Source: Demacon Demand Modelling, 2019 

 
Figure 6.30: Unit Typology (units) 

 
Source: Demacon Demand Modelling, 2019 
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Figure 6.31: Unit Price Estimate (Median Portfolio Values) 

 
Source: Demacon Demand Modelling, 2019 

 
Figure 6.32: Market Forecast Rental Rates 

 
Source: Demacon Demand Modelling, 2019 

❖ Summary of Market Recommendations 

 
Table 6.5: Summary of Market Recommendations  

 TOTAL MARKET   

A Additional HH: base yr + 5yrs   20 237 

B Annualised Market growth (full housing spectrum)  4 047 

C Bonded units  46,1% 

D Bonded take-up per annum  1 865 

E Annual secondary market contribution (units / annum) Min 2 079 

F   Max 4 158 

G Total annual bonded demand Min 3 944 

H   Max 6 023 

 PROJECT SPECIFIC – BONDED UNITS   
 

I Project Bonded Units    1 500 

J Forecast market share of total market sales Min 5% 

K   Max 10% 

L Project forecast total annual take-up rate (units / annum) Min 197 

M   Max 602 

N Years to 80% take-up (bonded units) Min 2,5 

O   Max 7,6 

P   Avg 5,0 

 Optimum point of market entry  2021+ 

Source: Demacon, Modelling 2019 
Explanatory Notes: 
A = increase in demand for new rental units, 2019 – 2024 
B = Annualised market growth, i.e. of A/5 
D = B x C 
E & F = Annual secondary market contribution (i.e. the contribution made by re-sales in the target 
affordability income brackets) 
G & H = Annual new entry-level to executive flat/ apartment demand; D + E and D + F 
I = Project entry-level to executive flat/ apartment units 
J & K = assumed market share of market area 
L = G x J 
M = H x K 
N = I / L 
O = I / M 

 
Explanatory Notes: 
2 – Reflects the percentage of the local population with incomes and affordability levels aligned to 
bonded units 

0,0% 0,0% 0,0% 0,0% 0,0% 0,0% 0,0%

49,0%

32,8%

13,1%

3,1% 1,9%

0,0%

10,0%

20,0%

30,0%

40,0%

50,0%

60,0%

R
0

R
8
 2

7
5

R
2
4
 8

2
0

R
4
9
 6

3
9

R
9
9
 2

7
6

R
1
9
8
 5

5
0

R
3
9
7
 0

9
9

R
7
9
4
 1

9
7

R
1
 5

8
8
 3

9
2

R
3
 1

7
6
 7

8
2

R
6
 3

5
3
 5

6
2

R
1
2
 7

0
7
 1

2
5

P
e
rc

e
n

ta
g

e
 D

is
tr

ib
u

ti
o

n
 (

%
)

Unit Price Estimate (sqm)

Unit Price Estimate (Median Portfolio Values)

- 66 199 397 794 1 588 3 177 6 354 
12 707 

25 414 

50 828 

101 657 

R 0

R 20 000

R 40 000

R 60 000

R 80 000

R 100 000

R 120 000

S
u

b
s
id

y
 /
 S

o
c
ia

l
H

o
u
s
in

g

S
u

b
s
id

y
 /
 S

o
c
ia

l
H

o
u
s
in

g

S
u

b
s
id

y
 /
 S

o
c
ia

l
H

o
u
s
in

g

S
u

b
s
id

y
 /
 S

o
c
ia

l
H

o
u
s
in

g

S
u

b
s
id

y
 /
 S

o
c
ia

l
H

o
u
s
in

g

F
L

IS
P

 /
 G

a
p

F
L

IS
P

 /
 G

a
p

M
id

d
le

 t
o

 H
ig

h
e
r

In
c
o
m

e

M
id

d
le

 t
o

 H
ig

h
e
r

In
c
o
m

e

H
ig

h
e
r 

In
c
o
m

e

H
ig

h
e
r 

In
c
o
m

e

H
ig

h
e
r 

In
c
o
m

eM
a
rk

e
t 

R
e
n

ta
l 

R
a
te

s

Market Forecast Rental Rates

Core Target Market 

Core Target Market 



Diepkloof Mixed Use Market Study – April 2019  

198 | P a g e  
  

3 – Number of potential buyers through local secondary market transactions, e.g. qualifying local 
potential buyers selling existing homes to move to new area. 

 
Findings: 
 
✓ The modelling portrays market-based take-up based on medium to long-

term market growth trends.   
✓ It can be expected that an estimated 10 827 new households will seek 

accommodation in the target geographic market area, resulting in an 
annual growth in demand of approximately 2 165. 

✓ A total of 1 500 units (Bonded Units) could be developed and taken up in 
the market within approximately 7.3 years+ (80% take-up), resulting in 
between 156 and 296 units per annum.  

✓ Optimum point of market entry: 2021+ 
 

SOCIAL HOUSING  
 

❖ Income and Housing Affordability 

 
The table below indicates a range of income midpoints, midpoint house prices 
and classifications attainable by the source market area. 
 
Table 6.6: Residential Affordability Profile  

Income 

Midpoint 

2018 (R) 

House Price 

(Midpoint) 

Generic 

Indicative Unit 

Size 

(%) 

No of 

units 

(450 

units) 

Classification 

R 0 R 0 40m² - 50m²   
Subsidised 

rentals 

R 2 987 R 8 275 40m² - 50m²   
Subsidised 

rentals 

R 8 960 R 24 820 40m² - 50m²   
Subsidised 

rentals 

R 17 919 R 49 639 40m² - 50m² 22,5% 101 
Subsidised 

rentals 

R 35 838 R 99 276 50m² - 60m² 28,8% 130 
Very affordable 

rentals 

R 71 675 R 198 550 60m² - 70m² 27,2% 122 Low rentals 

R 143 350 R 397 099 80m² - 90m² 21,5% 97 
Low-middle 

rentals 

R 286 699 R 794 197 120m² - 140m²   Middle rentals 

Income 

Midpoint 

2018 (R) 

House Price 

(Midpoint) 

Generic 

Indicative Unit 

Size 

(%) 

No of 

units 

(450 

units) 

Classification 

R 573 398 R 1 588 392 140m² - 400m² 
 

 
Middle-high 

rentals 

R 1 146 795 R 3 176 782 420m² - 750m²   High rentals 

R 2 293 589 R 6 353 562 780m² - 1 000m² 
 

 Elite rentals 

R 4 587 178 R 12 707 125 1 000m²+  Elite rentals 

Source: Demacon Demand Modelling, 2019 

 

✓ The Social Housing segment caters to households earning on average 

between R17 919 and R143 350 annually.  

✓ The project could potentially accommodate up to approximately 450 social 

housing units. 

 
Figure 6.33: Housing Affordability Profile 

 
Source: Demacon Demand Modelling, 2019 
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Figure 6.34: Project Optimum Unit Typology Profile (Units) 

 
Source: Demacon Demand Modelling, 2019 

Figure 6.35: Unit Rental Estimate (Median Portfolio Values) 

 
Source: Demacon Demand Modelling, 2019 

 

❖ Project Size and Anticipated Take-Up  

 
The table below indicates the current market performance and the market 
share that the social housing component of the proposed project could attract.   
 
Table 6.7: Summary of Market Recommendations  

 TOTAL MARKET   

A Additional HH: base yr + 5yrs   20 237 

B Annualized Market growth (full housing spectrum)  4 047 

C Social Housing Segment   55,5% 

D Entry-level to Social Housing take-up per annum   1 763 

E Annual secondary market contribution (units / annum) Min 1 502 

F   Max 2 504 

G Total entry level to Social Housing Market take-up Min 3 265 

H   Max 4 267 

 PROJECT SPECIFIC - SOCIAL UNITS    

I Project entry-level to Social Housing Units    450 

J Forecast market share of total market sales Min 5% 

K   Max 10% 

L Project forecast total annual take-up rate (units / annum) Min 163 

M   Max 427 

N Years to 80% take-up (Social Housing units) Min 1,1 

O   Max 2,8 

P   Avg 1,9 

 Optimum point of market entry  2020+ 
Explanatory Notes: 
A = increase in demand for new housing units, 2019 – 2024 (i.e. new household formation in the 
market area) 
B = Annualized market growth, i.e. of A/5 
D = B x C 
E & F = Annual secondary market contribution (i.e. the contribution made by re-sales in the target 
affordability income brackets) 
G & H = Annual finance linked and bonded segment demand; D + E and D + F 
I = Project finance linked and bonded units 
J & K = assumed market share of market area  
L = G x J  
M = H x K  
N = I / L 
O = I / M 

 
Findings: 
 
✓ The take-up forecast for social housing units is based on a maximum 1.9 

years. This calculation will lead to a feasible 450 units, with a take-up of 
163 to 427 units per annum (market share of between 5% to 10%). 
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✓ 22,5% of the rental units could be in the region of R370 to R745 per month, 
28,8% in the region of R750 to R1 489 per month, 27.2% in the region of 
R1 500 to R2 978 and 21.5% between R2 978 to R5 956. 

✓ The first phase should ideally measure 200 to 250 social units. 
✓ Optimum point of market entry: 2020+ 

 
6.4 SYNTHESIS  

 
This chapter provided an overview of the residential market trends underlining 
the source market area. The following summarise the findings of the 
residential supply and demand in terms of the housing affordability and the net 
demand modelling. 
 

❑ RESIDENTIAL MARKET ACTIVITY - SUPPLY 

 
From the supply analysis, the following was evident from the sales data:  
 
Apartments / Flats 
 
✓ The majority of apartments / flats (53.2%) trade between R500 000 to 

R750 000 followed by 31.9% for less than R500 000. 
✓ 8.5% of apartments / flats trade between R750 000 to R1 million and 6.3% 

for more than R1 million. 

✓ Unit sizes range from 44m
2
 to 161m

2
, average of 72m

2 
 

✓ The average price for apartments in the area amounts to approximately 
R558 511 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment. 

 

Houses 
 
✓ The majority of houses (24.5%) trade between R750 000 – R1 million and 

23.6% between R500 000 to R750 000. 
✓ 21.7% of houses trade between R1 million to R1.5 million and 13.7% trade 

between R1.5 million to R2 million. There are 11.8% of properties for R2 
million and more – these properties are situated within Robertsham, 
Meredale, Ridgeway and Robertsham. 

✓ Unit sizes range from 52m
2
 to 470m

2
, average of 229m

2 
 

✓ Stand sizes range from 195 to 3 878m2, average of 781m2 

✓ The average price for houses in the area amounts to approximately 
R1 439 889 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment of the market. 

 

Townhouses 
 
✓ The majority of townhouses (67.9%) trade between R750 000 – R750 000 

and 17.0% trade for less than R500 000. 
✓ 10.9% of townhouses trade for R750 000 to R1 million and 3.0% for R1 

million to R1.5 million. 

✓ Unit sizes range from Unit sizes range from 38m
2
 to 190m

2
, average of 

73m
2 

 

✓ The average price for houses in the area amounts to approximately 
R631 061 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment of the market. 

 

SUMMARY OF SALES DATA 

 
Figure 6.36:  Average Prices 

 
Source: Demacon, 2019 
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Figure 6.37:  Average Unit Sizes 

 
Source: Demacon, 2019 

From the supply analysis, the following was evident from the rental data:  
 

Apartments / Flats 
 
✓ The majority of apartments / flats (64.4%) in the area trade for between 

R5 000 to R7 500, 32.2% trade for less than R5 000 and 3.4% between 
R7 500 to R10 000. 

✓ The average unit size ranges from 27m2 to 101m2, average of 56m2. 
✓ The average rental for apartments / flats & townhouses in the area trades 

for R5 127 (weighted average). 
✓ The residential suply currently within the area is predominantly towards the 

middle-income segment. 
 
Houses 
 
✓ The majority of houses (33.3%) in the area trade between R5 000 to 

R7 500 and 23.8% trade for less than R5 000. 
✓ 27.0% of the houses trade between R7 500 to R10 000 and 15.9% trade 

for more than R10 000+. 
✓ Unit sizes vary between 48m2 to 393m2, average 135m2 and stand sizes 

vary between 300 to 1 487m2, average 613m2 

✓ The average rental for houses in the area trade for R7 421 (weighted 
average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment. 

 
Townhouses 
 
✓ The majority of townhouses (77.5%) in the area trade between R5 000 to 

R7 500 and 12.5% trade for between R7 500 to R10 000. 
✓ Unit sizes vary between 53m2 to 300m2, average 101m2  
✓ The average rental for townhouses in the area trade for R6 563 (weighted 

average). 
✓ The residential supply currently within the area is predominantly towards 

the middle-income segment. 
 

SUMMARY OF RENTAL DATA 
 
Figure 6.38:  Average Prices 

 
Source: Demacon, 2019 
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Figure 6.39:  Average Sizes 

 
Source: Demacon, 2019 

 

❑ GAP ANALYSIS 

 

 
In the context of the above, it is evident that there is a market for bonded and 
social residential units. 
 
 
 
 

❑ DEVELOPMENT RECOMMENDATIONS: 

 
Bonded Housing:  
 
✓ The modelling portrays market-based take-up based on medium to long-

term market growth trends.   
✓ It can be expected that an estimated 10 827 new households will seek 

accommodation in the target geographic market area, resulting in an 
annual growth in demand of approximately 2 165. 

✓ A total of 1 500 units (Bonded Units) could be developed and taken up in 
the market within approximately 7.3 years+ (80% take-up), resulting in 
between 156 and 296 units per annum.  

✓ Optimum point of market entry: 2021+ 
✓ Configuration of units: a combination of free-standing homes and 3 to 4 

storey walk-ups (i.e. medium density units). 
✓ The localized house price profile (sales) compared with household income 

figures indicate a high percentage of buyers originating from outside the 
primary catchment – up to 48% of new home buyers in the Greater Cape 
Town market originate from beyond the Western Cape (12.6% of buyers 
are foreigners). 
 
Optimum Distribution Range Configuration 

% 
Total 
Units 

Price Range Bedrooms Square metres 

49.0% 

441 
  
  

294 

✓ R600 – R1 
million 

✓ R1.1million – 
R1.6 million 

✓ 1 bed, 1 bath, 1 
garage 

✓ 1 bed, 1 bath, 1 
garage 

✓ 60 – 90m
2
 

✓ 60 – 90m
2
 

  

32.8% 

295 
  
  

197  

✓ R1.7 million to 
R2.3 million 

✓ R2.4 million to 
R4.7 million 

✓ 2 bed, 1 bath, 1 
garage 

✓ 2 bed, 2 bath, 2 
garages, carport 

✓ 100m
2 
- 135m

2 
 

 

✓ 140 – 165m
2
 

  

18.1% 

272 ✓ R4.7 million+ ✓ 2 bed, 1 bath, 1 
garage and 2 bed, 
2 bath, 2 garages, 
carport 

✓ 100m
2 
- 165m

2 
 

    

Total  1 500   

Source: Demacon Demand Modelling, 2019 
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Social Housing:  
 

✓ The modelling portrays demand and take-up based on current and 

expected future market trends.   
✓ The table above shows the social housing market potential - this segment 

(62.9%) yields a take-up of 90 units per annum. 
✓ The take-up forecast for social housing units is based on a maximum 1.9 

years. This calculation will lead to a feasible 450 units, with a take-up of 
163 to 427 units per annum. 

✓ 22,5% of the rental units could be in the region of R370 to R745 per month, 
28,8% in the region of R750 to R1 500 per month, 27.2% in the region of 
R1 500 to R3 000 and 21.5% between R3 000 to R6 000. 

✓ Optimum point of market entry: 2020 / 2021+ 

Optimum Distribution Range Configuration 

  
Percentage 
contribution 

Units (no.) Monthly rental Size 
Distribution 

range 

  1 / 1.5 Bedroom 
units, 1 Bath 

22,5% 101 R370 - R745 35m² - 40m²  20.0% - 25.0%  

2 Bedroom 
units, 1 Bath  

28,8% 130 R750 - R1 500 40m² - 45m²  30.0% - 40.0%  

2 Bedroom 
units, 2 Bath 

27,2% 122 R1 500 - R3 000 45m² - 55m²  20.0% - 40.0%  

3 Bedroom 
units, 2 bath  

21,5% 97 R3000 - R6 000 55m²+ 10.0% - 15.0%  

Total             100.0%  450       

 

 
 
 
 



Diepkloof Mixed Use Market Study – April 2019  

204 | P a g e  
  



Diepkloof Mixed Use Market Study – April 2019  

205 | P a g e  
  

CHAPTER 7: RETAIL MARKET ANALYSIS 
 
 
 
7.1 INTRODUCTION 

 
This section of the report focuses on the retail market, with the objective of 
estimating the development potential within the designated area. In order to 
reach this objective, the supply and demand for development within the market 
area should be identified and assessed in light of current trends. Subsequent 
sub-sections provide a concise overview of the retail property market in terms 
of the following aspects: 
 

 
 
7.2 LOCAL DEVELOPMENT PERSPECTIVE  

 
 

The development and overall sustainability of a retail facility relies strongly on 
its location. The following location requirements determine the success of a 
retail facility: 
 
✓ Visibility and exposure: Retail facilities should be highly visible and 

accessible to potential consumers. It should be located in proximity to 

efficient road and transport networks. 

✓ Accessibility: Retail facilities must be accessible to local labour force as 

well as consumers. It should be accessible on a local and regional level, 

as well as on a site-specific basis referring to the ingress and egress 

from the development. 

 

 

 

 

 

✓ Functionality & complimentary: The centre should fit the urban context 

and should be functionally compatible. 

✓ Sufficient buying power: Total disposable income of the market area 

population that is available to be spent at a specific retail facility. 

✓ Competition: Existing shopping centres present competition and has an 

impact on the sustainability of future developments. 

✓ Role & function in hierarchy: Should fit in with existing retail hierarchy of 

the area. 

✓ Address value: Retail locates in areas where household expenditure is 

high, where it is accessible and visible. 

✓ Growth:Growth in market population, disposable income and retail 

support impact on developments. 

✓ Traffic volume: Level of traffic volumes contribute to level of support and 

exposure.  

 

7.3 RETAIL MARKET POTENTIAL ASSESSMENT 

 

The demand-side dynamics within the market have been concisely described 
in preceding chapters, supported by a retail market growth assessment. An 
assessment of the net effective demand for additional retail floor space will be 
made in this chapter. A growth forecast, respectively for a five and ten-year 
horizon are provided based on economic, population and income growth 
prevalent in the market.   
 
Retail demand modelling has become increasingly specialised over the past 
decade.  One particular aspect that has changed is a notable shift away from 
broad based supply-demand estimations to multivariate, differentiated 
models. Contemporary models focus on specific expenditure patterns of 
selected LSM market segments.  
 
 
 
 

RETAIL MARKET ANALYSIS 7 
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The retail development potential estimations will be addressed under the 
following headings:  

 
The demand and supply side of the retail market can be defined in terms of 
the following: 
 
Defining Demand 
 
Retail demand depends on a variety of customer-related aspects.  It can be 
conceptualised as follows: 
 

Dret = f {Po; P%; Q; Y; Re; Cp; Sf} 
 
          Where: 

Po = Population size 

P% = Population growth 

Q = Existing quality of retail space 

Y = Household income 

Re = Household expenditure patterns 

Cp = Consumer preferences 

Sf = Seasonality factors 

 
 

Defining Supply 
 
The supply of retail markets entails the following: 
 

Sret =  f {Dret; GLAret; R; Sc; Cc; Lu; Ia; Sp; Vret } 
 

           Where: 

Dret = Demand 

GLAret = Current rentable/useable area 

R = Rent/m2 

Sc = Competition 

Cc = Construction cost 

Lu = Surrounding land uses 

Ia = Infrastructure availability 

Sp = Speculative climate 

Vret = Vacancy 

  

7.3.1 RETAIL SUPPLY IN THE MARKET AREA 

 
Subsequent paragraphs provide an overview of the existing and proposed 
retail centres within the primary market area. The findings of the assessment 
are based on the following sources of information:  
✓ Shopping Centre Directory, SA Council of Shopping Centres, 1996 – 

2019 

✓ Demacon GIS, 2019 

 
❖ EXISTING RETAIL SUPPLY 

 
Table 7.1 indicates all the existing retail supply within a 15-minute drive time 
– providing the name of the shopping centre, type, size, year developed, 
parking, retail floors, number of shops and anchor stores. Also, refer to Map 
7.1 for the shopping centre supply. 
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Table 7.1: Retail supply within the primary market area (15-minute drive time) 

Name of Shopping 
Centre 

Street Address Classification GLA 
Year 

Developed 

Year 
refurbis

hed 

Nr of 
retail 
floors 

Parking 
open 

Parking 
covered 

Parking 
total 

Nr of 
shops 

Main Anchors 

Oriental Plaza - 
Fordsburg 

Cnr Main & Bree 
Streets, Fordsburg 

Specialised 
Purpose: 
Specialty 

80 616 1974 2009 3 2 400 500 2 900 360 
Speciality Stores, Oriental 
Shops 

The Glen Shopping 
Centre 

Cnr Orpen & Letaba 
Streets, Oakdene 

Regional Centre 74 624 1998 2009 3 1 700 2 000 3 700 207 

Edgars, Woolworths, Foschini 
Group, Truworths, Pick n Pay, 
Dis-Chem, Game, Incredible 
Connection, Hi-Fi Corporation, 
Mr Price Group 

Maponya Mall 
2127 Chris Hani Road, 
Klipspruit Ext 5 

Regional Centre 71 359 2007  2 - - - 183 

Pick n Pay, Woolworths, 
Edgars, Truworths, Foschini, 
Mr Price, Ster Kinekor, Virgin 
Active 

Southgate Mall 
Cnr Columbine 
Avenue & Rifle Range 
Road, Mondeor 

Regional Centre 69 750 1990 2002 2 - 180 3 200 201 
Checkers, Pick n Pay, Edgars, 
Woolworths, Ster-Kinekor, 
Game 

Mall of the South 
Cnr Swartkoppies and 
Kliprivier Road, Aspen 
Hills 

Regional Centre 65 000 2015  2 - - - 150 
Pick n Pay, Checkers, Game, 
Woolworths, Edgards, Mr Price 
Group, Truworths, Foschini 

Jabulani Mall 
644 Cnr Bolani Road 
& Koma Street, 
Jabulani 

Regional Centre 48 855 2006  1 1 789 - 1 789 109 

Shoprite, Food Lover's Market,  
Game, Woolworths, Truworths, 
Mr Price, Edgars & Foschini, 
Virgin Active 

Alberton City 
Shopping Centre 

Cnr Voortrekker Road 
& Du Plessis Road, 
New Redruth 

Regional Centre 47 091 1986 2014 2 1 036 652 1 688 125 

Pick n Pay, Game, 
Woolworths, Edgars, 
Truworths, Foschini Group, Mr 
Price Group, House & Home 

Newtown Junction 
Cnr Miriam Makeba & 
Carr Streets, Newtown 

Regional Centre 33 653 2014  1 - - - 355 

Pick n Pay, Shoprite, Mr Price, 
Foschini, Truworths, 
Restaurants, Small Shops and 
Boutiques 

Southdale Mall 

Stand 129, Cnr 
Alamien & 
Landsborough Road, 
Southdale 

Community 
Centre 

32 400 1968 2014 3 568 - 568 118 Pick n Pay, Shoprite Checkers 

Dobsonville Mall 
(previously 
Dobsonville 
Shopping Centre) 

Elias Motsoaledi 
Road, Dobsonville 

Community 
Centre 

26 626 1996 2010 1 550 - 550 63 Checkers, Mr Price, Jet 

14 Avenue District 
Shopping Centre 

235 Golf Club Terrace, 
Constantia Kloof 

Value Centre 24 879 1978 2006 1 1 571 - 1 571 31 
CheckersHyper, House & 
Home, Ackermans, Pep, FNB, 
BabiesRUs 

China Mall 
Industrial Road, 
Industria 

Value Centre 21 463 2006  2 - - - - Chinese Shops 
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Name of Shopping 
Centre 

Street Address Classification GLA 
Year 

Developed 

Year 
refurbis

hed 

Nr of 
retail 
floors 

Parking 
open 

Parking 
covered 

Parking 
total 

Nr of 
shops 

Main Anchors 

Makro - Crown 
Mines 

Cnr Main Reef Road & 
Hanover Street, Crown 
Mines 

Value Centre 19 705 1977  1 900 - 900 1 Free-standing Makro 

Southgate Value 
Market 

Cnr Columbine 
Avenue & Rifle Range 
Road, Mondeor 

Value Centre 19 200 1990 2002 1 - - - 25 
Builder's Express, Shoprite, 
Virgin Active, McDonald's 

Comaro Crossing 
Cnr Oak Street & 
Boundary Road, 
Oakdene 

Neighbourhood 
Centre 

16 870 2001 2007 1 - - - 43 
Pick n Pay, Fruit and Veg City, 
Meatworld, KFC 

Alberton Value 
Centre 

St Austell Street, New 
Redruth 

Value Centre 15 972 1978 2010 1 730 - 730 14 
Baby City, Timber City, 
Waltons, On Tap, Tiger 
Wheels 

Diepkloof Square 
Cnr Patrick Road & 
Immink Drive, Zone 3, 
Diepkloof 

Community 
Centre 

15 400 2013  1 - - - 42 
Pick n Pay, Food Lover's 
Market, Cashbuild 

Rosettenville 
Junction 

592 Geranium Street, 
Rosettenville 

Community 
Centre 

14 189 1995  2 631 448 1 079 55 
Pick n Pay, Truworths, Mr 
Price, Pep 

New Redruth Village 
Cnr St Austell Street & 
Cambourne Road, 
New Redruth 

Neighbourhood 
Centre 

12 028 2006 2012 1 586 - 586 32 Pick n Pay, Woolworths 

Comaro View 
Shopping Centre 

Cnr Comaro Street & 
Soetdoring Avenue, 
Bassonia 

Neighbourhood 
Centre 

11 000 1996 2009 2 600 150 750 35 
Spar, Liquor City, Virgin Active, 
Woolworths, Clicks 

Klipspruit Centre - 
Soweto 

Cnr Chris Hani & 
Dynamo Streets, 
Klipspruit 

Neighbourhood 
Centre 

10 434 1980  1 - - - 15 
Builders Trade Depot, Fair 
Discounters 

Xavier Boulevard 
20 Cnr Xavier & 
Vleiroos Streets, 
Winchester Hills 

Neighbourhood 
Centre 

10 167 2006  1 - - 280 18 Bathroom Bizzare 

Protea Shopping 
Centre 

High Street, Brixton 
Neighbourhood 
Centre 

10 001 1970 2003 2 98 143 241 46 
Pick n Pay Super, Ackermans, 
Cash Crusader, SA Post Office 

Bara Mall 

Stand 24793 Cnr Old 
Potchefstroom Road & 
Nicholas Drive, 
Diepkloof Ext 4 

Neighbourhood 
Centre 

9 645 2007  1 - - - 50 
Shoprite, Pep, Standard Bank, 
ABSA 

Meyersdal Mall 
Cnr Hennie Alberts 
Street & Michelle 
Avenue, Meyersdal 

Neighbourhood 
Centre 

9 605 1997 2008 2 680 - 680 50 
Spar, Steers, Mica, Mimmos, 
Nedbank, Harbour Fish & Grill 

Panorama Shop & 
Leisure Centre 

Cnr Kliprivier Drive & 
Jordi Street, Mulbarton 

Neighbourhood 
Centre 

9 025 1997  2 - - - 45 
Pick n Pay Family, Mr Video, 
Yankees, Pam Golding, 
Jimmy's Killer Prawns 

Glenvista Shopping 
Centre 

188 Biggarsberg 
Road, Glenvista Ext 5 

Neighbourhood 
Centre 

8 722 1983 2007 2 250 100 350 35 
Checkers, Woolworths Food, 
Clicks 

Shoprite Centre - 
Eldorado Park 

Sirkel Road, Extension 
2 

Neighbourhood 
Centre 

7 442 1992 2000 1 311 - 311 29 
Shoprite, OK Furniture, Lewis 
Furniture 
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Name of Shopping 
Centre 

Street Address Classification GLA 
Year 

Developed 

Year 
refurbis

hed 

Nr of 
retail 
floors 

Parking 
open 

Parking 
covered 

Parking 
total 

Nr of 
shops 

Main Anchors 

Columbine Crossing 
Shopping Centre 

Cnr Columbine & John 
Mansfield Avenues, 
Mondeor Ext 3 

Neighbourhood 
Centre 

7 000 1997 2006 1 80 14 94 14 Pick n Pay 

Columbine Square 
82 Swartgoud Street, 
Suideroord 

Neighbourhood 
Centre 

6 939 2006  1 216 120 336 32 Checkers, Clicks, Woolworths 

Glenanda Village 
Shopping Centre 

Cnr Vorster & Le Roux 
Avenues, Glenanda 

Neighbourhood 
Centre 

5 800 1981 2010 2 60 - 60 20 
Steers, Foo Wah Chinese 
Restaurant 

Ridgeway Mall 
Cnr Swartgoud & Rifle 
Range Roads, 
Ridgeway 

Neighbourhood 
Centre 

5 752 1980 2000 1 - - - 28 Shoprite, Pep 

Homemakers Village 
69 Turfclub Road, 
Turffontein 

Neighbourhood 
Centre 

5 615 1980  1 100 50 150 20 Essential Paint, Vacant Shops 

Goldman Crossing 
Shopping Centre 

Cnr 9th Avenue & 
Goldman Street, 
Florida 

Neighbourhood 
Centre 

5 500 1998 2006 1 300 - 300 25 Superspar 

De Marionette - 
Meyersdal 

Cnr Michelle & Blue 
Crane Avenues, 
Meyersdal Ext 19 

Neighbourhood 
Centre 

5 109 2005  1 150 28 178 22 Small shops 

Boulevard on Main 
171 Main Road, 
Kenilworth 

Local 
Convenience 
Centre 

4 700 1991 2006 2 200 - 200 3 Superspar, Tops 

Meadow Point 
Heckroodt Circle, 
Zone 2, Meadowlands 

Local 
Convenience 
Centre 

4 559 0  1 60 - 60 34 
Pick n Pay Supermarket, Pep, 
Ellerines 

Virgin Active - 
Kliprivier 

Farm Rietvlei 101, 
Glenvista 

Local 
Convenience 
Centre 

4 350 2011  1 - - - 3 Virgin Active 

Pimville Square 
11665 Modjadji Street, 
Pimville Zone 7 

Local 
Convenience 
Centre 

4 307 1989  1 84 - 84 29 Shoprite 

Amrel Centre 
Cnr Voortrekker Road 
& Redruth Street, 
Alberton Central 

Strip 
Convenience 
Centre 

3 914 2003  1 - - - 1 Tafelberg Furnishers 

Mulbarton Shopping 
Centre 

13 True North Road, 
Mulbarton 

Local 
Convenience 
Centre 

3 549 0  1 120 - 120 18 Spar 

Devon Valley 
Cnr 9th and Rugby 
Road, Weltevreden 
Park 

Local 
Convenience 
Centre 

2 900 1998 2013 1 80 - 80 10 Quik Foods 

Meyersdal Square 
Cnr Michelle Avenue & 
Jurgen van Bruggen 
Street, Randhart 

Local 
Convenience 
Centre 

2 800 2007  2 200 - 200 23 Woolworths Food 

Mondeor Village 
Cnr Columbine 
Avenue & Ormonde 
Drive, Mondeor 

Strip 
Convenience 
Centre 

2 042 0  2 94 - 94 8 Black Steer, Mr Video 
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Name of Shopping 
Centre 

Street Address Classification GLA 
Year 

Developed 

Year 
refurbis

hed 

Nr of 
retail 
floors 

Parking 
open 

Parking 
covered 

Parking 
total 

Nr of 
shops 

Main Anchors 

Founders Square 
Cnr Ontdekkers Road 
& 6th Avenue, Delarey 

Local 
Convenience 
Centre 

2 013 2001  1 35 - 35 8 
Goldwagen, SAPO, South 
Supermarket 

Crystal Mall 
Cavendish Road & 
George Elliot, Ext 6, 
Eldorado Park Ext 6 

Local 
Convenience 
Centre 

1 994 2000  1 - - - 8 Shoprite 

Shoprite Centre - 
Dube 

Cnr Mahalefele Road 
& Tshekedi Street, 
Dube 

Local 
Convenience 
Centre 

1 250 0  2 - - 1 000 20 
Shoprite, Hungry Lion, Liquor 
Store 

TOTAL (m2)   875 814         

Source: Demacon, 2019 

 
❖ PROPOSED RETAIL SUPPLY 

 

Table 7.2: Proposed supply in the market area 

Name of shopping 
centre 

Street Address Classification GLA Developer 
Year of 

development 
Retail floors 

Parking 
Total 

No of 
shops 

Main Anchors 

Fleurhof Mall Fleurhof Drive, Fleurhof 
Community 
Centre 

25 000 
Abland Property 
Developments 

2019   0     

Jabulani Crossing 
Cnr Legogo & Bolani Street, 
Soweto 

Community 
Centre 

18 000 
Retail Network 
Services 

2018 1 750 45 Cashbuild, Pick 'n Pay 

Precinct 14 14th Avenue, Roodepoort 
Community 
Centre 

13 000 

Atterbury 
Property 
Developments & 
Century 
Property 
Developments 

2020   0   Woolworths 

TOTAL (m2)   56 000       

Source: Demacon, 2019 

 
Findings:  
 

✓ Total existing supply of shopping centre retail floor space within the primary market area (15-minute drive time) presently amounts to approximately 875 814m
2
 

GLA. 
✓ Proposed shopping centre supply amounts to 56 000m2.  

✓ To conclude, the above supply figures can not directly be correlated with the demand of the market area due to the fact that most of the centres are trading off 
multiple trade areas and trade area overlap is present. 

 
 
 

 
 



Diepkloof Mixed Use Market Study – April 2019  

211 | P a g e  
  

Map 7.1: Retail supply within the primary market area  
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7.3.2 RETAIL MARKET DEMAND ESTIMATIONS 

 
The retail market is a derived demand. The primary demand drivers are 
community income and expenditure profiles. An important concept in retailing 
is the fact that different order size shopping centres cater to different consumer 
needs and hence, do not compete directly for market share. In this context, 
the objective of this sub-section is to access the magnitude of retail 
development that can be sustained by the node and the new resident 
community.  
 
The retail demand estimations are conducted based on prevalent population 
and income growth trends (all values: 2019 constant prices). The demand 
estimations are considered conservative and realistic. Subsequent 
paragraphs indicate the market potential analysis of the proposed 
development. The retail market estimations are based on a trade area-based 
technique. 
 
The following tables summarise the current and forecast market expenditure 
and the retail floor space for retail facilities within the retail node. Demand 
values are presented for 2019, 2024 and 2029 (all values: constant 2019 
prices). 
 

LSM 4 – 10+ RETAIL MODELLING 
 
Subsequent section is based on LSM 4 – 10+ households in the primary 
market area. 
 
Table 7.3: Market Area Retail Expenditure, 2019, 2024 and 2029 

Retail Category 2019 R/annum 2024 R/annum 2029 R/annum 

Bulk groceries R8 873 216 588 R10 395 775 704 R12 179 591 405 

Top-up groceries R2 652 575 329 R3 107 731 890 R3 640 988 965 

Clothing, shoes, 
accessories 

R3 920 177 699 R4 592 842 705 R5 380 930 594 

Furniture and home 
ware 

R1 150 231 780 R1 347 600 554 R1 578 835 923 

Hardware goods R422 534 123 R495 036 938 R579 980 543 

Gifts, books and 
 confectionary 

R868 542 364 R1 017 575 929 R1 192 182 227 

Specialty / value goods R281 689 415 R330 024 626 R386 653 695 

Retail Category 2019 R/annum 2024 R/annum 2029 R/annum 

Restaurants, 
entertainment 

R2 910 790 627 R3 410 254 464 R3 995 421 519 

Personal care R915 490 600 R1 072 580 033 R1 256 624 510 

Other personal goods & 
services 

R1 478 869 431 R1 732 629 284 R2 029 931 901 

TOTAL R23 474 117 958 R27 502 052 127 R32 221 141 282 
Source: Demacon Demand Modelling, 2019 

 
❖ MARKET RETAIL FLOOR SPACE DEMAND 

 
The above expenditure patterns translate into the demand for retail floor space 
as summarised in Table 7.4. 
 
Table 7.4: Retail Floor Space Demand, 2019, 2024 and 2029 

Retail Category 
2019 

(m2 GLA) 
2024 

(m2 GLA) 
2029 

(m2 GLA) 

Bulk groceries 187 648 199 121 211 297 

Top-up groceries 56 096 59 526 63 165 

Clothing, shoes, accessories 114 600 121 608 129 044 

Furniture and home ware 33 625 35 681 37 863 

Hardware goods 12 352 13 107 13 909 

Gifts, books and confectionary 22 718 24 107 25 581 

Specialty / value goods 7 368 7 818 8 297 

Restaurants, entertainment 85 093 90 296 95 817 

Personal care 26 763 28 399 30 136 

Other personal goods & services 43 233 45 876 48 681 

TOTAL 589 495 625 540 663 789 
Source: Demacon Demand Modelling, 2019 

 
❖ TENANT COMPOSITION & APPORTIONMENT 

 
Given the above market potential estimation, based on the Residual Demand 
Technique, the Market Share Model could assist in refining the tenant 
composition of the proposed centre. PhD research conducted by the author 
indicates that the share technique should not be applied in isolation, but only 
once market potential has been established, to inform centre composition and 
tenant mix.   
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In the context of the market potential analysis, empirical data was utilised to 
estimate the apportionment of additional floor space. Table 7.5 indicates the 
retail tenant mix apportionment and findings provide guidelines for centre 
tenanting and merchandising.   
 
OPTION 1: 
 
Table 7.5: Retail tenant mix apportionment, 2019 

Retail Category 
Min 

Demand 
(m²) 

Max 
Demand 

(m²) 

Midpoint 
(m²) 

Floor space 
apportionment 

(%) 

Bulk groceries 15 012 22 518 18 765 31,8% 

Top-up groceries 4 488 6 731 5 610 9,5% 

Clothing, shoes, 
accessories 

9 168 13 752 11 460 19,4% 

Furniture and home ware 2 690 4 035 3 363 5,7% 

Hardware goods 988 1 482 1 235 2,1% 

Gifts, books and 
confectionary 

1 817 2 726 2 272 3,9% 

Specialty / value goods 589 884 737 1,2% 

Restaurants, 
entertainment 

6 807 10 211 8 509 14,4% 

Personal care 2 141 3 212 2 676 4,5% 

Other personal goods & 
services 

3 459 5 188 4 323 7,3% 

TOTAL 47 160 70 739 58 950 100,0% 
Source: Demacon Demand Modelling, 2019 

 
Table 7.5 indicates that the market potential for retail (in 2019) is in the region 
of approximately 58 950m2 retail GLA. The potential is calculated on average 
benchmark trading densities and market shares for similar centres in 
comparable market areas. The centre will, however, not be operational in 2019 
and optimum centre size should take in account the short-term growth in 
demand, as well as the acceptable addition of 10% – 20% for non-retail 
services. 
 
 
 
 
 
 

OPTION 2: 
 
Table 7.6: Retail tenant mix apportionment, 2019 

Retail Category 
Min 

Demand 
(m²) 

Max 
Demand 

(m²) 

Midpoint 
(m²) 

Floor space 
apportionment 

(%) 

Bulk groceries 3 753 6 568 5 160 31,8% 

Top-up groceries 1 122 1 963 1 543 9,5% 

Clothing, shoes, 
accessories 

2 292 4 011 3 152 19,4% 

Furniture and home ware 673 1 177 925 5,7% 

Hardware goods 247 432 340 2,1% 

Gifts, books and 
confectionary 

454 795 625 3,9% 

Specialty / value goods 147 258 203 1,2% 

Restaurants, 
entertainment 

1 702 2 978 2 340 14,4% 

Personal care 535 937 736 4,5% 

Other personal goods & 
services 

865 1 513 1 189 7,3% 

TOTAL 11 790 20 632 16 211 100,0% 
Source: Demacon Demand Modelling, 2019 

 
Table 7.6 indicates that the market potential for retail (in 2019) is in the region 
of approximately 16 211m2 retail GLA. The potential is calculated on average 
benchmark trading densities and market shares for similar centres in 
comparable market areas. The centre will, however, not be operational in 2019 
and optimum centre size should take in account the short-term growth in 
demand, as well as the acceptable addition of 10% – 20% for non-retail 
services. 
 
Based on the demand modelling results, the following table indicates the 
recommended centre options. 
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Table 7.7: Ideal tenant mix apportionment at optimum point of market 
entry 

Retail Category 
OPTION 1: 

Min Demand (m²) 
OPTION 2: 

Min Demand (m²) 

Groceries 33 821 9 301 

Clothing, shoes, accessories 15 902 4 373 

Furniture and home ware 4 666 1 283 

Hardware goods 1 714 471 

Gifts, books and confectionary 3 152 867 

Specialty / value goods 1 022 281 

Restaurants, entertainment 11 807 3 247 

Personal care 3 714 1 021 

Other personal goods & services 5 999 1 650 

TOTAL 81 797 22 494 
Source: Demacon Demand Modelling, 2019 

 
❖ TOTAL RETAIL EXPENDITURE & DEMAND 

 
Table 7.8 the total retail expenditure of the markets and the total retail demand 
in the market.  
 
Table 7.8: Summary of Total Expenditure - 2019, 2024 and 2029 

 2019 
Rand/annum 

2024 
Rand/annum 

2029 
Rand/annum 

Retail Expenditure R23 474 117 958 R27 502 052 127 R32 221 141 282 

Source: Demacon Demand Modelling, 2019 

 
Table 7.9: Summary of Total Demand - 2019, 2024 and 2029 

 2019 
m2 GLA 

2024 
m2 GLA 

2029 
m2 GLA 

Retail Demand 589 495 625 540 663 789 

Services 117 899 125 108 132 758 

Total 707 394 750 648 796 547 

Source: Demacon Demand Modelling, 2019 

 
❖ SUMMARY OF RETAIL MARKET DEMAND ESTIMATIONS  

 
The retail demand modelling for the LSM 4 – 10+ market, suggests that the 
optimum centre size in terms of the baseline scenario could ideally measure 
a centre of ±81 797m² GLA.Refer to table below. 

Table 7.10: Summary of market demand estimations  

  OPTION 1: 

LSM 4 – 10+ 

(Rand / sqm) 

OPTION 2: 

LSM 4 – 10+ 

(Rand / sqm) 

Total annual growth in market demand 

(sqm/a) 
7 209 7 209 

Centre share of growth (sqm/a) 721 198 

Point of market entry 2022+ 2022+ 

Additional growth in demand for centre 

(sqm) 
6 488 1 784 

Retail GLA at OPME 65 438 17 995 

Services GLA at OPME 16 359 4 499 

 Cinemans & Entertainment - - 

OPME Centre Size (sqm GLA) 81 797m
2
 22 494m

2
 

On-site job creation 2 727 750 

Retail Sales potential (R2019 value) R3 077 863 569 R846 412 482 

Total capital investment (R2019 value) R1 554 142 999 R427 389 325 

Additional Parking bays required 3 272 900 

Parking infrastructure & landscaping cost R77 870 744 R21 414 455 

Source: Demacon Demand Modelling, 2019 

 
7.4 SYNTHESIS  

 

The findings of the preceding Chapter are integrated into an empirical 
assessment of retail market potential. 
 

❑ RETAIL MARKET SUPPLY 
 
Findings:  
 

✓ Total existing supply of shopping centre retail floor space within the primary 
market area (15-minute drive time) presently amounts to approximately 

875 814m
2
 GLA. 

✓ Proposed shopping centre supply amounts to 56 000m2.  
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✓ To conclude, the above supply figures can not directly be correlated with 
the demand of the market area due to the fact that most of the centres are 
trading off multiple trade areas and trade area overlap is present. 
 

❑ GAP ANALYSIS  
 
 
 
 
 
 
 
 
 
 
 
 
 
The development and overall sustainability of a retail facility relies strongly on 
its location. The following location requirements determine the success of a 
retail facility: 
 

✓ Sufficient buying power – this refers to the disposable income per 
household in the catchment area of a retail facility, which is available to 
be spent at the specific retail facility.  

✓ Competition – this plays an important role in the location of a retail facility. 
The sustainability and viability of a retail facility is higher with no 
competition than in an area with competition. 

✓ Competitive shopping / clustering – this refers to the location of similar 
retail facilities in close proximity of each other. The result is lower prices 
as well as the improvement of services and products to the benefit of the 
consumer. 

✓ Accessibility – the accessibility of a retail location to the labour force as 
well as consumers is an important locational factor in the development of 
retail facilities.  

✓ Land – land as a locational factor refers to the market value of land or the 
lease value of structures. Lower values provide better development 
opportunities. 

✓ Role and function in shopping centre hierarchy – retail facilities in a 
given geographical area are ranked in a hierarchy that services a given 

portion of the consumer population, according to each centre’s unique 
size, composition, role and function. 

 
 

❑ SUMMARY OF THE DEMAND ANALYSIS 
 
The following table summarises the demand analysis for the retail component. 
 
Table 7.11: Summary of market demand estimations  

  OPTION 1: 

LSM 4 – 10+ 

(Rand / sqm) 

OPTION 2: 

LSM 4 – 10+ 

(Rand / sqm) 

Total annual growth in market demand 

(sqm/a) 
7 209 7 209 

Centre share of growth (sqm/a) 721 198 

Point of market entry 2022+ 2022+ 

Additional growth in demand for centre 

(sqm) 
6 488 1 784 

Retail GLA at OPME 65 438 17 995 

Services GLA at OPME 16 359 4 499 

 Cinemans & Entertainment - - 

OPME Centre Size (sqm GLA) 81 797m
2
 22 494m

2
 

On-site job creation 2 727 750 

Retail Sales potential (R2019 value) R3 077 863 569 R846 412 482 

Total capital investment (R2019 value) R1 554 142 999 R427 389 325 

Additional Parking bays required 3 272 900 

Parking infrastructure & landscaping cost R77 870 744 R21 414 455 
Source: Demacon Demand Modelling, 2019 

 
 
 
 
 
 
 
 
 

Development  
Type 

 
Regional Shopping 

Centre 
 

Convenience / 
Lifestyle 

 

Effective 

Market Gap 
 

Yes 

Development 

Prospects 

 
Moderate  

 

Moderate to High 
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❑ CENTRE SIZE AND RECOMMENDATIONS  
 
OPTION 1: 

 
Size and parking: 

 
✓ The short to medium term prospect is for a regional shopping centre. 
✓ Market data suggests that the optimum size for a new shopping centre over 

the short to medium term measuring ideally ±81 797m² GLA. 
✓ The optimum point of market entry for the first phase would be 2026+ and 

the second phase 2022+. 
✓ The proposed convenience / lifestyle retail centre should be able to attain 

an annual sales potential of approximately R3 077 863 569 (based on 
benchmark trading densities) & permanent on-site job creation of ±2 727. 

✓ Performance will be dependent on, inter alia, appropriate tenant 
composition. 

✓ The regional centre could include between 150 to 250 shops  
✓ Ample parking should be provided at a ratio of 6 bays per 100m² retail 

GLA  
✓ The parking area should be accessible, convenient, paved and well-lit in 

the evenings  
✓ Land should be reserved for future expansion phase 

  
Main Tenants (Regional Centre): 

 
✓ Large Supermarket(s) or hyper 
✓ 3 or more large clothing stores 
✓ Small clothing stores and boutiques 
✓ Entertainment, restaurants  
✓ Services  
✓ Convenience stores 
 
 
 
 
 
 
 
 

OPTION 2 

 
Size and parking: 

 
✓ The short to medium term prospect is for a convenience / lifestyle 

shopping centre. 
✓ Market data suggests that the optimum size for a new shopping centre over 

the short to medium term measuring ideally ±22 494m² GLA. 
✓ The optimum point of market entry for the first phase would be 2026+ and 

the second phase 2022+. 
✓ The proposed convenience / lifestyle retail centre should be able to attain 

an annual sales potential of approximately R846 412 482 (based on 
benchmark trading densities) & permanent on-site job creation of ±750. 

✓ Performance will be dependent on, inter alia, appropriate tenant 
composition. 

✓ The regional centre could include between 50 to 100 shops  
✓ Ample parking should be provided at a ratio of 6 bays per 100m² retail 

GLA  
✓ The parking area should be accessible, convenient, paved and well-lit in 

the evenings  
✓ Land should be reserved for future expansion phase 

  
Main Tenants (Convenience / Lifestyle Centre): 

 

✓ Large Supermarket 
✓ Convenience 
✓ Small national clothing stores 
✓ Entertainment & takeaways  
✓ Services  
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CHAPTER 8: AUTOMOTIVE TRADE MARKET ANALYSIS 
 
 

8.1 INTRODUCTION   

 
This section of the report focuses on the trade market, to determine 
automotive demand, potential of fitment centres and workshops etc. In order 
to reach this objective, the supply and demand for trade development within 
the market area should be identified and assessed in light of current trends.  
 
Subsequent sub-sections provide a concise overview of the market in terms 
of the following aspects: 
 
✓ Defining of Sector and Sub-Sectors 
✓ Market Potential Assessment 

• Market Supply 

• Space Demand Modelling 
✓ Synthesis 

 
8.2 DEFINING OF SECTOR AND SUBSECTOR   

 
The formal definition of the wholesale and retail trade sector according to the 
Stats SA SIC (Standard Industrial Classification and all Economic Activities 
(SIC)) is: 
 
MAJOR DIVISION 6: Wholesale and retail trade, repair of motor vehicles, 
motor cycles and personal and household goods, hotels and restaurants. The 
formal definitions of the sub-sectors according to the Stats SIC are: 
 
SIC 61 - Wholesale and commission trade, except of motor vehicles and 
motor cycles 
 
This sector (61) includes the following activities: 

611 wholesale trade on a fee or contract basis 
612 wholesale trade in agricultural raw materials, livestock, food, 

beverages and tobacco 
613 wholesale trade in household goods 
614 wholesale trade in non-agricultural intermediate products, waste 

and scrap 

 
615 wholesale trade in machinery, equipment and supplies 
616 other wholesale trade 

 
SIC 62 - Retail trade, except of motor vehicle and motor cycles; repair of 
personal household goods 
 
This sector (62) includes the following activities: 

621 non-specialised retail trade in stores 
622 retail trade in food, beverages and tobacco in specialised stores 
623 other retail trade in new goods in specialised stores 
624 retail trade in second-hand goods in stores 
625 retail trade not in stores 
626 retail trade of personal and household goods 

 
SIC 63 - Sale, maintenance and repair of motor vehicles and motorcycle; 
retail trade in automotive fuel 
 
This sector (63) includes the following activities: 

631 sale of motor vehicles 
632 maintenance and repair of motor vehicles 
633 sale of motor vehicle parts and accessories 

634 sale, maintenance and repair of motorcycles and related parts 

and accessories 

635 retail sale of automotive fuel 

 
SIC 64 - Hotels and restaurants 
 
This sector (64) includes the following activities: 

641 hotels, camping sites and other provision of short-stay 

accommodation 

642 restaurants, bars and canteens 

 

 

 

AUTOMOTIVE TRADE ANALYSIS 8 
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8.3 MARKET POTENTIAL ASSESSMENT  

 
The demand-side dynamics within the market have been concisely described 
in preceding chapters, supported by a retail market growth assessment. An 
assessment of the net effective demand for additional retail floor space will be 
made in this chapter. A growth forecast, respectively for a five and ten-year 
horizon are provided based on economic, population and income growth 
prevalent in the market.   
 
Demand modelling has become increasingly specialised over the past 
decade.  One particular aspect that has changed is a notable shift away from 
broad based supply-demand estimations to multivariate, differentiated 
models. Contemporary models focus on specific expenditure patterns of 
selected LSM market segments.  
 
The market potential estimations will be addressed under the following 
headings:  
✓ Trade Supply 

✓ Development Potential  

✓ Trade Space Demand 

 
8.3.1 MARKET SUPPLY  

 
Subsequent table summarises competitive supply within the market area in 
terms of automotive dealerships, fitment centres, and related ancillary 
services. 
 
Table 8.1: Automotive supply in and around market area 

Business Name 
Business 

Type 
Physical Address Suburb 

All-O-Matic Transmissions 
Transmission 
shop 

10 Palmer St Booysens 

Apex Automotive connection 
Car Repair and 
Maintenance 

29 4th St, Booysens 
Reserve 

Johannesburg 
South 

Audi Centre Johannesburg Dealership 51-55 Juta St Johannesburg 

Audi The Glen Dealership 2 Amanda Avenue Gleneagles 

Auto Glen Motors - BMW 
Dealership 

Dealership 
Cnr Middle Ln & Oak 
Ave 

Oakdene 

Auto Pedigree Southgate - 
Used car dealer 

Dealership Columbine Ave Meredale 

Business Name 
Business 

Type 
Physical Address Suburb 

Bidvest McCarthy Nissan 
Johannesburg - Nissan dealer 

Dealership 3-5 End St 
City and 
Suburban 
Johannesburg 

Bosch Car Service 
Auto repair 
shop 

68 Booysens Rd Selby 

Cargo Motors Alberton - 
Mercedes Benz dealer 

Dealership Padstow St Alberton 

Cars At Ridgeway - Used car 
dealer 

Dealership 
Corner Rifle Range, 1 
Keats St 

Ridgeway 

Danmar Auto Body 
Auto Body 
Shop 

39 Earp St Ophirton 

Delport Diff & Gearbox 
Auto parts 
store 

1 Booysens Rd Booysens 

Express Autobody 
Panelbeating & Spraypainting  

Auto repair 
shop 

53 Jasper Rd Robertsham 

Fantam Auto Body 
Auto repair 
shop 

24 Marshall St Westgate 

Freeway Toyota - 
Johannesburg - Toyota dealer 

Dealership 
Corner Northern 
Parkway & 
Crownwood Rd 

Ormonde 

Goldwagen Southdale 
Auto parts 
store 

30 Alamein Road, 
Southdale Shopping 
Centre 

Southdale 

Great South Auto Body Auto body shop 
10 Wagner St Cnr 
Rawbone & Hilliard 

Booysens 

Hatfield VW Braamfontein - 
Volkswagen dealer 

Dealership 30 De Korte St Johannesburg 

Imperial Toyota City Dealership 271 Commissioner St Jeppestown 

Imperial Toyota Parktown - 
Toyota dealer 

Dealership 67 Empire Rd Parktown 

Involve Vogue Parts 
Auto parts 
store 

80 Harry St Robertsham 

Jeppe Glass 
Auto glass 
shop 

61 Hay St  Booysens 

Joburg City Auto - BMW 
Dealership 

Dealership 93 Carr St Newtown 

John Morrison Panelbeaters 
Auto 
restoration 
service 

7 Meike Street 
City & 
Suburban 

Kaloo Motors - Car dealer Dealership 
Goldreef Business 
Park, 119 Booysens 
Reserve Rd, Theta 

Johannesburg 
South 

KIA Motors - Goldreef - Car 
dealer 

Dealership 
Crownwood Rd & 
Northern Pkwy 

Ormonde 
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Business Name 
Business 

Type 
Physical Address Suburb 

Mayfair Gearbox Auto Divison 
Corporate 
office 

4 Richard St Selby 

Mercedes-Benz Constantia 
Kloof 

Dealership 
Cnr Hendrick 
Potgieter & 
William Nicol Dr 

Constantia 
Kloof 

Mercedes-Benz/ Cargo 
Motors M2 City 

Dealership 
Cnr Droste Crescent 
and 
Maritzburg St 

Johannesburg 

Motor Accident Group 
Auto body 
parts supplier 

80 Booysens Rd Selby 

Motorsport INC 
Car Repair and 
Maintenance 

Cnr Xavier & Verona 
St 

Winchester 
Hills Ext 3 

National Auto glass 
Auto glass 
shop 

37 Rifle Range Rd Ridgeway 

New Centre Auto Body 
Repairers 

Auto body shop 34 Roper St New Centre 

Nissan Johannesburg 
Motordeal - Nissan dealer 

Dealership 100 Crownwood Rd Ormonde 

Nissan The Glen - Car dealer Dealership 
Skukusa Rd & Lois 
Avenue 

Bassonia 

Ophirton Glass Works 
Auto glass 
shop 

Ophir-Booysens Rd Ophirton 

PK Bus & Truck Gearbox & 
Diff 

Truck parts 
supplier 

20 Ruven Rd Benrose 

Precious Glass 
Glass & Mirror 
Shop 

61 Garden St Turffontein 

Pro Garage Automotive 
Repair Service 

Auto Repair 
Shop 

22 Chromium St Amalgam 

Royal Panelbeaters 
Auto Repair 
Shop 

12 La Rochelle Rd, 
Cnr Hippo St 

Stafford 

Sandown Commercial 
Vehicles - Mercedes Benz 
dealer 

Dealership 
1141 Leader Ave, 
Stormill 

Roodepoort 

South Bank Motors Dealership 1 Nasrec Rd Ormonde 

Steimar Automotive 
Refinishers 

Car Repair and 
Maintenance 

89 Rosettenville Rd Village Main 

Success Fitment Centre 
Car Repair and 
Maintenance 

33 Rosettenville Rd Village Main 

Super Cars - Car dealer Dealership 
Cnr Visage Street, 5 
Rifle Range Rd 

Ridgeway 

Team Tombo Automotive 
Radiator repair 
service 

156 Side Rd, West 
Turffontein 

West 
Turffontein 

Technocar Auto Services CC 
Auto repair 
shop 

115 Albert St 
City & 
Suburban 

Business Name 
Business 

Type 
Physical Address Suburb 

The Magwheel Surgeon Wheel store 34 Amsterdam Ave 
Park Central, 
Selby 

Truck & Car Body Repairs 
Auto repair 
shop 

5 Sophia Rd 
West 
Turffontein 

Williams Hunt The Glen  Dealership Comaro St Oakdene 

Wolfsburg Auto Salvage - 
BMW Dealer 

Dealership 19 Van Riebeeck Ave Johannesburg 

 
Refer to the map below for the atumotmoive supply in the primary trade area. 
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Map 8.1: Automotive supply 
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The following section provides the space demand estimations for the trade 
sector (automotive and related services). 
 
8.3.2 SPACE DEMAND ESTIMATIONS 

 
Space demand modelling has become increasingly specialised. One 
particular aspect that has changed is a notable shift away from broad based 
supply-demand estimations to multivariate, differentiated models.  In the 
context of preceding chapters, the trade development potential in the market 
is subsequently determined, based on a specialist econometric model. It is 
known that the demand of space depends on the production function of a 
market area.  
 
Defining Demand 
 
Retail demand depends on a variety of customer-related aspects.  It can be 
conceptualised as follows: 
 
Dret = f {Po; P%; Q; Y; Re; Cp; Sf} 

 
           Where: 

Po = Population size 

P% = Population growth 

Q = Existing quality of retail space 

Y = Household income 

Re = Household expenditure patterns 

Cp = Consumer preferences 

Sf = Seasonality factors 

 
Defining Supply 
 
The supply of the markets entails the following: 
 

Sret =  f {Dret; GLAret; R; Sc; Cc; Lu; Ia; Sp; Vret } 
 
           Where: 

Dret = Demand 

GLAret = Current rentable/useable area 

R = Rent/m2 

Sc = Competition 

Cc = Construction cost 

Lu = Surrounding land uses 

Ia = Infrastructure availability 

Sp = Speculative climate 

Vret = Vacancy 

  
Trade demand modelling has become increasingly specialised. One particular 
aspect that has changed is a notable shift away from broad based supply-
demand estimations to multivariate, differentiated models. In the context of 
preceding chapters, the development potential for trade in the market is 
subsequently determined, based on a specialist econometric model.  To 
develop a model, inter alia three data sets are required in time series format.   
 
They are:  
✓ Total employment of the market area, 

✓ Trade sector employment, 

✓ Trade sector productivity indicator.  

 
Related property market indicators, together with the four data series were 
used in the following formula. 
 
FORMULA:  
 
The following equation is used to determine office space absorption: 
ABť=*CO)آť – OCt-1) 
 OCt-1 1آ - ( α0 + α1EM1 + α2EWt + α3Qt – α4Rt-2)آ=
 
Key:  
 
 
 
 
 
 
 
 

AB=Net absorption of space 

OC= Occupied Space 

EM= Employment in Wholesale & Retail sector 

EW= Employment in Catering & Accommodation sector 

Q=Trade Sector Output per Worker 

R=Rental Rate for Retail Space 
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It is known that the demand for trade space depends on the level of activity in 
terms of wholesale and retail trade, (including automotive and fuel retail sales), 
as well as catering and accommodation within Soweto Local Economy. 
Figure 8.1 illustrates cumulative additional trade space demand for the area. 
 
Figure 8.1:  Cumulative Additional Trade Space Demand (Soweto Local 
Economy) 

 
Source: Demacon Demand Modelling, 2019 

 
The following table summarised the space demand modelling results for 
wholesale & retail trade, catering & accommodation as well as automotive 
sales. 
 

❑ DEMAND MODELLING 

 
Demacon’s Demand Modelling results illustrate that the consumer market can 
sustain automotive fitment centres / ancillary services / sales / motorcycles / 
trailers / roof racks, 4x4 safari / outdoor type of services of approximately 
12 641m2 with the optimum point of market entry in 2023+.  
 

The following tables indicate the space demand modelling result of the trade 
sector. 
 
Table 8.2: Synthesis of Space Demand Modelling Results (nodal 
potential) – m2 GLA (constant values) 

Cumulative Additional Space Demand 2024 2029 2034 2039 

Wholesale & Retail Trade (sqm GLA) 39 446 157 222 337 651 557 709 

Catering & Accommodation (sqm GLA) 2 779 9 849 16 201 28 226 

TOTAL: Soweto Local Economy 42 225 167 071 353 853 585 935 

At 28.58% automotive 12 068 47 749 101 131 167 460 

Project Share - min 4 222 16 707 35 385 58 594 

Project Share - max 6 334 25 061 53 078 87 890 

Average 1 508 5 969 12 641 20 933 

Source: Demacon Demand Model, 2019 

 
Table 8.3: Project Space Demand Results - m2 GLA (cumulative) 

Forecast Square metre (m2) 

Up to 2024 1 000m
2
 – 1 500m

2
 

2024 – 2029 5 500m
2
 – 10 000m

2
  

2034 – 2039 12 000m
2
 – 15 000m

2
 

2039+ 20 000m
2
 – 25 000m

2
 

Source: Demacon Demand Model, 2019 
 

Table 8.4: Recommended Sizes 

Recommended Sizes 
Rand per annum / 

m2 

Capital investment (2019 constant values) R214 903 505 

Employment opportunities 294 

Parking 352 

Parking infrastructure & landscaping cost (2019 constant 
values) 

R8 382 965 

Point of market entry 2023+ 

Size of development (sqm) (up to 2029) 12 641m
2
 

Source: Demacon Demand Model, 2019 
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The following is evident from the above tables: 
 
✓ Trade sector market demand in Soweto Local Economy increases 

cumulatively from 167 071m2 GLA in 2024 to 777 554m2 GLA in 2039. 

✓ Market demand for automotive floor space in the trade area increases 

cumulatively from 12 068m2 in 2024 up to 167 460m2 GLA in 2039. 

✓ Proposed size of development over the short to medium term amounts 

to approximately 12 641m2. 

✓ This floor space could include: 

✓ Selected automotive dealerships – scope for 2 dealerships 

• workshops & fitment centres,  

• speciality shops and services,  

• Motorcycles, quads 

• Outdoor, 4x4 and camping. 

✓ Optimum point of market entry:  2023+ 

 

8.4 SYNTHESIS  

 
The findings of the preceding Chapter are integrated into an empirical 
assessment of the market potential.   
 

❑ GAP ANALYSIS 

Demacon’s Demand Modelling results illustrate that the consumer market can 
sustain automotive fitment centres / ancillary services / sales / motorcycles / 
trailers / roof racks, 4x4 safari / outdoor type of services of approximately 
12 641m2 with the optimum point of market entry in 2023+.  

 
 
 
 
 
 
 
  

Development Type 

Automotive fitment 

centres, outdoor, 

sales etc 

Effective 

Market Gap 

Yes 

Development 

Prospects 

Moderate 
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CHAPTER 9: OFFICE MARKET ANALYSIS 
 

 
 

9.1 INTRODUCTION 

 
This section of the report focuses on the office market, with the objective of 
estimating the development potential within the designated area. In order to 
reach this objective, the supply and demand for offices within the market area 
should be identified and assessed in light of current trends.  
 
Subsequent sub-sections provide a concise overview of the office market in 
terms of the following aspects: 
 
✓ General Office Market Trends 
✓ Office Market Indicators 
✓ Space Demand Modelling 
✓ Synthesis 

 
9.2 GENERAL OFFICE MARKET TRENDS 

 
Offices are defined by the functions performed in them, the type of premises 
occupied and the occupational sector accommodated within them. The 
function of offices can be described as personal services, administration and 
the management of social and economic systems. 
 
The office market in general is divided into different office categories. These 
categories relate to the quality of the office space provided. The market 
generally distinguishes between: 

 
 
 
 
Table 9.1: Office Grading  

Grading Description  

Grade P 

Top quality offices with modern space that is generally a 
pace-setter in establishing rentals and which includes the 
latest or a recent generation of building services, ample 
parking, a prestige lobby finish and good views, or good 
environment. 

Grade A 

Generally new and not older than 10 years unless 
renovated. These offices are located in prime location and 
provide high quality finishes, on-site parking and air-
conditioning.  Grade A offices typically accommodate 
financial service activities and rely on agglomeration 
provided by large retail nodes. 

Grade B 

Generally 10 to 20 years old, unless renovated. 
Accommodation is modern, situated in good locations and 
provides on-site parking and air-conditioning. B grade 
offices typically accommodate government institutional and 
small businesses. These offices are usually located in the 
vicinity of smaller retail centres and in CBD’s. 

Grade C and D 

Generally 20 to 30 years old. Buildings are in fairly good 
condition, although finishes are not to modern standards. 
These offices generally accommodate government 
institutions, small businesses and activities related to 
industrial uses, and are typically located in older CBD’s. It is 
important to acknowledge the fact that specific location 
requirements underline the development of offices in a 
specific area.  

 
These location requirements include the following: 
 
Office Location Requirements 
 
✓ Accessibility 
✓ Visibility 
✓ Address Value 
✓ Moderate to Higher LSM Profile 
✓ Proximity to Educated Labour Force 
✓ Established Office Address / Monitored Node 

OFFICE MARKET ANALYSIS 9 
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✓ Functional and Complimentary Uses 
✓ Emerging Commercial Node 
✓ Proximity to Freeways / Major Provincial Routes 
✓ Proximity to Intermodal Facilities, e.g. BRT, Gautrain, Rail/Taxi/Bus 

terminus 
✓ Availability of Land 
✓ Future Expansion Potential 
✓ Perceived Level of Security 
✓ Directional Growth of Area 

 
The office park is a consequence suburban office development.  Office parks 
are not merely freestanding suburban office buildings, but rather a group of 
office structures developed according to a coordinated master plan and 
managed by means of a variety of measures.  The office park therefore occurs 
in a controlled environment. 
 
The general trends concerning business parks are that it should be a 
landscaped area with building densities lower than what it would usually be in 
a traditional industrial estate.  It’s an area of land in which many office buildings 
are grouped together.  All of the work that goes on is commercial, not industrial 
or residential.   
 
These are popular in many suburban locations, where it is cheaper to develop 
land because of the lower land costs and the lower building costs for building 
wider, not necessarily higher.  Business parks should preferentially be located 
where motorway, rail and airport communications are within a short distance.   
 
At the moment, there is a growing trend towards sectional title of commercial 
property and this is due to the fact that small to medium businesses want to 
be able to own their own property.  With the economy booming and 
decentralization taking place, there are great numbers of small businesses 
who are looking for convenient office space that is affordable.   
 
The first office parks in South Africa made their appearance in the mid-
eighties in Bryanston East, Woodmead and Midrand.  Some examples of 
office parks in South Africa are Woodmead office park (Sandton), Menlyn 
office park (Pretoria), Waterfall park (Midrand), Constantia Village (Midrand) 
Sandhurst Park (Sandton), Sunnyside Parktown (Johannesburg), Woodlands 
office park (Sandton), Sanlyn (Pretoria), Braampark (Johannesburg), The Isle 
of Houghton (Johannesburg), Tyger Valley Office Park (Belville), The Oval 

(Sandton), St Andrews Office Park (Bryanston), Hyde Park Lane 
(Johannesburg), La Lucia Ridge Office Estate (Natal) and Parktown office 
park (Johannesburg). 
 
The office park shows certain similarities to a shopping centre on the one hand 
and an industrial park on the other.  Like a shopping centre, an office park 
demands compatible architecture, continuous management and services to 
tenants and parking on the site for employees and visitors.  
 
Like the industrial park, it contains additional features such as control over 
traffic movements, comprehensive landscaping, control over signage, and 
other control measures.  Depending on the size of the office park, support 
services such as a bank, restaurant, shops and a conference centre may be 
provided. 
 
An office park may be designed in such a way that individual sites in the office 
park are sold or let to bodies who wish to erect their own buildings or to 
developers who wish to erect buildings for single or multiple tenants.   
 
The design layout should maximize the natural attributes of the site and 
ensure that each building in the development has its own identity, access and 
orientation. The most important control measures include: 
 
✓ Control over appearance (architectural, signage, etc.). 
✓ Landscaping 
✓ Parking provision 
✓ Traffic circulation (vehicles and pedestrians). 
✓ Prevention of disturbances 
✓ Coverage 
✓ Site maintenance 

 
Location is by far the most important consideration in the development of an 
office park.  Location is, in the first instance, linked to the accessibility to 
freeways and highways, which in turn improves the accessibility to the CBD, 
other residential areas and airports.   
 
The appearance of the immediate environment, the prestige attached to 
adjacent high socio-economic residential areas, the provision of shopping and 
recreation facilities and shorter work/home trips are important secondary 
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considerations.  The most important locations criteria in choosing the site for 
an office park are: 
 
✓ Accessibility from major roads and freeways. 
✓ Visibility from major roads 
✓ Availability of land large enough to accommodate the concept, probably 

not less than five hectares (although offices built in landscaped 
surroundings can be accommodated on small sites). 

✓ The preference of tenants for a particular location. 
 
The developer should not succumb to the temptation to increase the density 
as high as possible, thereby losing the distinctive appeal of the office park 
concept. Sclapobersky (1995) recommends a FAR of 0.25, although the FAR 
can be increased to 0.3 or even higher if the following factors are present: 
 
✓ An abundance of mature trees on the site 
✓ A good fall in the contours of the property 
✓ The accommodation of at least 60% of the parking in basements under 

the buildings. 
✓ Utilising buildings of two or three storeys in height. 

 
For an office park, the minimum parking ratio recommended is four bays per 
100m² office GLA, or preferably 4.5 to 5 bays per 100m².  
 
Concerning office ownership, the Sectional Title Act makes provision for the 
development of sectional title offices.  This possibility of ownership of a site, 
rather than having to rent, has been used by developers on a small scale to 
develop sectional title offices. The advantages of owning one’s own office site 
are, in fact, the advantages of owning a property.   
 
These include the following: 
 
✓ Security of tenure 
✓ More control over the interior of the property 
✓ Often an own identity (especially if the sections are separate buildings) 
✓ Hedging against future increase in rentals 
✓ Ownership of tangible assets 

 
The value of the sectional title property is reasonably well quantifiable when 
an interest in the business is sold or a partnership is dissolved. However, 

sectional title ownership is not the answer to all types of businesses.  If a 
business has variable space requirements, fixed space and lack of 
expansion possibilities are limiting factors.   
 
A sectional title office which is larger than current needs can be bought and 
the excess let out, but then the owner also acts as the lessor, with all the 
attendant implications at risk.  The property is also not necessarily easy to be 
disposed of quickly should the owner wish to move elsewhere. 
 
The bond payment when purchasing a sectional title property will typically be 
higher for the first couple of years than the rental.  The breakeven point, from 
a cash flow point of view, is 5 to 8 years, depending on the interest rates on 
mortgage bonds and the rental market at that stage.  It may be that the owner 
could have invested his available capital more efficiently (e.g. in his own 
business) than in fixed property.   
 
Another disadvantage is the owner’s involvement in the controlling body and 
the fact that, together with the other owners, he is responsible for the 
maintenance and management of the sectional title property.  This greater say 
in the property may also be seen as an advantage, depending on the 
management capabilities of the controlling body relative to those of the lessor 
when office premises are rented.  The owners at least have a vested interest 
in the maintenance of their own property. 
 
Images below indicate selected medium rise business parks in the Gauteng 
which are perceived to be fairly well located and tenanted. As mentioned 
above, design, security, parking, landscaping and mixed uses are of the most 
important factors for designing a business park.   
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Stonehill Office Park – Wapadrand (Pretoria) 

 
 
Bridge Park - Cape Town (Bridgeways ‘green’ precinct in Century City)

 

Nestle Head Office – Johannesburg 

 
Sable Park - Century City 
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9.3 LOCAL MARKET INDICATORS 

 

9.3.1 OFFICE MARKET INDICATORS 

 

❖ OFFICE MARKET RENTAL RATES 

 
The office market continued to perform poorly in the fourth quarter of 2018, 
with national decentralized nominal rental growth slowing further. This 
uninspiring performance is not a surprise as the average vacancy rate for the 
sector is still at about 10% amid a weak economy. 
 
In the fourth quarter of 2018, Johannesburg decentralized rentals increased 
by only 1% compared to the fourth quarter of 2017, on par with building-cost 
inflation, but slowing from the 4% growth recorded in the previous quarter. 
 
Several nodes in Johannesburg recorded rentals that were lower than in the 
third quarter of 2018. Among these nodes are Sandton (17%) and Illovo 
(14%), where vacancy rates are on a rising trend. Rental growth in Rivonia 
cooled from the third quarter but is still 13% higher than in the fourth quarter 
of 2017 – the best yearly growth rate of the major nodes. 
 
Table 9.2 shows the difference between pioneer rentals and grade-A market 
rentals as in the fourth quarter of 2018. This the reader can use as a rough 
indication of prospects for eventual market rental growth, should the deus ex 
machina come down from the skies. Pioneer rental levels often represent 
leases signed on newly erected on-demand buildings, and these reflect 
today’s building costs as developers naturally expect a fair initial yield on their 
development costs. Thus, when the economy eventually climbs out of its 
current lethargy, market rentals will in the wake of renewed economic growth 
shoot up to the levels of these pioneer rentals. 
 

Table 9.2:  Pioneer office rentals 

  Pioneer Normal Grade A Difference % 

Johannesburg decentralised  265 146 82% 

Pretoria decentralised 250 146 71% 

Durban decentralised 210 136 54% 

Cape Town decentralised 250 143 82% 

Source: Demacon ex Sapoa, 2018:Q4 

 
Figure 9.1: Pioneer office rentals 

 
Source: Demacon ex Sapoa, 2018:Q4 

 
Map 9.1 indicates the main office nodes in the Greater Johannesburg area. 
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Map 9.1: Main Monitored Office Nodes 
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The following section summarises the office market indicators for the most 
prominent monitored nodes in vicinity of the Diepkloof site which could be 
used as proxy. 
 

Table 9.3:  Office market rental rates 

OFFICE NODES 
GRADE 
A+ 

GRADE 
A  
mean 

GRADE 
B 
Mean 

GRADE 
C 
mean 

Bedfordview R 150,00 R 138,33 R 113,00 R 93,00 

Braamfontein - R 94,25 R 88,21 R 72,43 

Bruma - R 96,67 R 84,64 R 75,33 

Bryanston / Epsom R 196,67 R 152,27 R 119,55 R 93,67 

Chiselhurston R 171,67 R 137,50 R 112,50 R 96,67 

Constantia Kloof (Roodepoort) R 192,00 R 159,29 R 132,50 R 98,33 

Dunkeld West R 130,00 R 105,00 R 70,00  

Eastgate / Kramerville R 180,08 R 140,83 R 107,73 R 92,14 

Fourways - R 117,88 R 97,60 R 83,00 

Hendrik Potgieter Corridor R 184,58 R 152,50 R 116,25 R 100,00 

Houghton R 174,38 R 161,50 R 132,00 R 105,00 

Hydepark R 203,75 R 162,81 R 134,06 98,75 

Illovo R 210,42 R 170,00 R 135,00 R 102,50 

Illovo Boulevard - R 96,29 R 83,33 R 66,40 

Johannesburg CBD R 222,78 R 212,78 R 165,00 - 

Meadowbrook R 178,17 R 127,19 R 95,00 R 73,22 

Melrose Arch - - R 79,17 R 70,00 

Midrand - R 127,30 R 106,59 R 89,00 

Ormonde R 101,67 R 96,45 R 80,00 R 66,43 

Parktown - R 109,17 R 84,17 R 69,17 

Randburg Ferndale - R 126,25 R 102,78 R 81,11 

Richmond / Milpark R 238,00 R 181,11 R 134,32 R 105,56 

Rivonia R 216,79 R 169,42 R 132,31 R 103,75 

Rosebank - R 100,50 R 87,19 R 76,50 

Sandton CBD R 211,06 R 183,33 - - 

Sunninghill R 166,67 R 139,00 R 117,00 R 86,00 

Wierda Valley R 168,75 R 135,31 R 116,25 R 94,17 

Woodmead R 149,00 R 130,28 R 107,22 R 80,60 
Source: Demacon ex Sapoa, 2018:Q4 
 

Figure 9.2: Market rental rates for office buildings 

 
Source: Demacon ex Sapoa, 2018:Q4 

 
The nearest monitored office nodes to the site are Ormonde, Johannesburg 
CBD, Braamfontein, Parktown and Richmond / Milpark with rentals 
commanded in the region of R96 to R109 per m2 (gross rent ex VAT) for 
Grade A office space and R79 to R106 per m2 (gross rent ex VAT) for Grade 
B office space. 
 

❖ OFFICE PARKING RENTAL RATES 

 
Subsequent section provides the office market parking rentals for the selected 
monitored office nodes as stated in Table 9.4. 
 
Table 9.4:  Office parking rental rates 

 Covered 
Under  

shade 

Open 

air  

parking 
 Grade 

A+ 

Grade  

A 

Grade 

B 

Grade  

C 

Bedfordview 600 593 545 450 430 359 

Braamfontein - 815 686 538 494 399 

Bruma - 555 513 400 381 331 

Johanne
sburg
CBD

Braamfo
ntein

Parktown
Richmon
d/Milpark

Ormonde

Grade A mean R 96,29 R 94,25 R 127,30 R 109,17 R 0,00

Grade B mean R 83,33 R 88,21 R 106,59 R 84,17 R 79,17

Grade C mean R 66,40 R 72,43 R 89,00 R 69,17 R 70,00
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 Covered 
Under  

shade 

Open 

air  

parking 
 Grade 

A+ 

Grade  

A 

Grade 

B 

Grade  

C 

Bryanston/Epsom 

Downs 
815 675 569 514 477 386 

Chislehurston 810 714 633 588 496 400 

Dunkeld West 830 740 596 550 496 391 

Eastgate/Karmerv

ille 
790 694 613 542 568 431 

Fourways       

Hendrik Potgieter 

Corridor 
760 674 553 454 484 369 

Houghton 768 644 536 500 433 348 

Hyde Park 1 248 1 167 1 167 800 - 650 

Illovo 925 788 680 543 535 428 

Illovo Boulevard 938 800 701 566 561 445 

Johannesburg 

CBD 
- 807 706 581 425 389 

Melrose Arch 888 691 588 533 521 397 

Midrand - - 325 275 350 283 

Ormonde - 638 558 492 382 283 

Parktown 806 675 591 520 476 378 

Randburg 

Ferndale 
575 520 453 450 371 279 

Richmond/Milpark - 467 408 317 258 200 

Rivonia - 622 514 495 442 345 

Rosebank 1 129 879 718 621 573 454 

Sandton CBD 1 106 866 711 604 595 513 

Sunninghill 625 614 550 425 419 328 

Waterfall 1 053 833 - - 565 521 

Waverley/Bramley 890 688 588 525 529 393 

Wierda Valley 836 713 643 578 474 407 

Woodmead 706 659 553 430 450 356 

Source: Demacon ex Sapoa, 2018:Q4 

 
 
 

Figure 9.3: Parking rentals for office buildings  

 
Source: Demacon ex Sapoa, 2018:Q4 

 
✓ Parking rental rates (covered parking) commanded in the surrounding 

nodes are in the region of R460 to R815 for Grade A offices, R258 to R494 
for open-air parking and R200 to R399 for under shade parking. 

 

❖ OFFICE VACANCIES 
 
In the third quarter of 2018, the national decentralized vacancy rate for grades 
A and B offices combined was 10,2%, the same as in the second quarter of 
2018. This was the sixth consecutive quarter of double-digit vacancy rates as 
the market remains in oversupply. 
 
The Johannesburg decentralized vacancy rate for grades A and B office space 
remained elevated at 11,5%. The high vacancy rates can largely be ascribed 
to Sandton and Midrand, which together account for a third of decentralized 
Johannesburg office space. 
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Vacancy rates declined in Illovo (14%), while the opposite is occurring in 
Parktown (11%). Only three nodes in Johannesburg have vacancy rates of 
less than 5%, namely Waterfall (2%), Greenstone (3%) and Constantia Kloof 
(4%). 
 
Table 9.5: Office Vacancies 

 Sept 

2014 

Sept 

2015 

Sept 

2016 

Sept 

2017 

Sept 

2018 

Johannesburg CBD 13,5 16,8 17,7 16,3 14,4 

Braamfontein 13,1 9,7 8,2 10,2 15,5 

Parktown 9,2 5,6 17,9 17,9 10,6 

Richmond/Milpark 3,2 1,9 6,1 4,0 6,7 

Newtown 18,7 21,0 15,0 13,7 10,9 

Source: Demacon ex Sapoa, 2018:Q4 

 
Figure 9.4: Office vacancies 

 
Source: Demacon ex Sapoa, 2018:Q4 

 
 

❖ OFFICE STOCK 
 
Table 9.6: Office Stock  

 Sept 

2014 

Sept 

2015 

Sept 

2016 

Sept 

2017 

Sept 

2018 

Johannesburg 
CBD 

1 499 580 1 490 868 1 539 967 1 518 583 1 539 761 

Braamfontein 365 959 368 959 325 659 357 559 357 559 

Parktown 340 056 340 056 340 056 364 769 395 969 

Richmond/Milpark 203 426 203 726 206 826 197 226 197 226 

Newtown 340 056 133 559 169 559 187 393 187 393 

Source: Demacon ex Sapoa, 2018:Q4 

 
Figure 9.5: Office Stock 

 
Source: Demacon ex Sapoa, 2018:Q4 
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Figure 9.6: Vacancy Rates vs Office Stock 

 
Source: Demacon ex Sapoa, 2018:Q4 

 

9.4 OFFICE SPACE DEMAND MODELLING  

 
Office demand modelling has become increasingly specialized. One particular 
aspect that has changed is a notable shift away from broad based supply-
demand estimations to multivariate, differentiated models.  
 
In the context of preceding chapters, the development potential for a business 
park in the market is subsequently determined, based on a specialist 
econometric model. It is known that the demand office space depends on the 
production function of a market area. To develop a model, inter alia three data 
sets are required in time series format.  
 
They are:  
✓ Total employment of the market area, 

✓ Finance and business services employment, 

✓ Finance and business services productivity indicator.  

 
Related property market indicators, together with the four data series were 
used in the following formula. 

FORMULA:  
 
The following equation is used to determine office space absorption: 
ABť=*CO)آť – OCt-1) 
 OCt-1 1آ - ( α0 + α1EM1 + α2EWt + α3Qt – α4Rt-2)آ=
 
Key:  

 

 
 
 
 
 
 
 
 
RATIONALE  
 
The net absorption of space, AB t’ will be an adjustment between the desired 
amount of occupied space, OC*t’ and that used last period, OC t-1. The desired 
amount of space will be a linear function of current lagged employment in the 
finance and business sectors (EWt’ EMt’) together with the level of office output 
per worker (Q).  
 
Finance employment and output per worker is used as separate variables 
(instead of total office production), recognizing that the space demand, which 
originates from more workers can be quite different from that arising when 
firms use more capital and knowledge to generate additional output. To 
estimate an office rental elasticity of space demand, the rental rate for office 
space (Rt) is entered directly into the equation for the desired stock of space. 
 
(The long-term square metre demanded per finance and business workers are 
the parameters α1, α2 in the Equation above. The actual estimated statistical 
coefficients on finance and business employment are the parameters 
multiplied by the estimated parameters multiplied by the estimated parameter 
on the lagged occupied stock). 
 
SPACE DEMAND MODELING 
 
The aim of the following is to determine whether there would be a demand for 
certain types of floor space in the future and if so, how much. This can be 
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determined by taking into account GGP, employment and output per worker. 
The following figure illustrates cumulative additional office space demand for 
the Soweto Local Economy. 
 
Figure 9.7:  Cumulative Additional Office Space Demand  

 
Source: Demacon Demand Model, 2019 

 
The following table summarised the space demand modelling results for the 
office sector. 
 

❑ DEMAND MODELLING 
 
Demacon’s demand modelling indicated office potential of approximately 
62 126m2 (say 60 000 to 65 000m2) office GLA over the short to medium term. 
This space includes GLA for offices and related facilities, but excludes parking, 
storage and basements. The optimum point of market entry would be 2024+.   
 
 
 
 

Table 9.7: Synthesis of Space Demand Modelling Results – m2 GLA 
(cumulative) 

Cumulative Additional Space Demand 
Up to 
2024 

2029 2034 2039 

Finance & Insurance (sqm GLA) 121 284 147 572 175 342 203 044 

Business services (sqm GLA) 102 277 266 604 430 335 529 609 

TOTAL: Soweto Local Economy 223 561 414 176 605 677 732 654 

Nodal Share - Min 22 356 41 418 60 568 73 265 

Nodal Share - Max 44 712 82 835 121 135 146 531 

Average* 33 534 62 126 90 852 109 898 

Source: Demacon Demand Model, 2019 
* Note: the nodal shares and the average figures are cumulative 
 

Table 9.8: Space Demand Results - m2 GLA (cumulative values – 
maximum share) 

Forecast Square metres 

Up to 2024 30 000m
2
 – 40 000m

2
 

2024 – 2029 60 000m
2
 – 65 000m

2
 

2034 – 2039 90 000m
2
 – 95 000m

2
 

2039+ 100 000m
2 

– 110 000m
2
 

Source: Demacon Demand Model, 2019 

 
The table below provides the recommended office options. 
 
Table 9.9: Recommended office space options (ten-year timeframe) 

Variables Rand per annum / m2 

Capital Investment (2019 constant values) R 1 242 529 292 

Optimum size (GLA – 2034) 62 126m
2
 

Employment (on-site) 3 106 

Parking bays 2 485 

Parking infrastructure & landscaping cost (2019 

constant values) 
R 59 144 394 

Point of market entry 2024+ 

Source: Demacon Demand Model, 2019 
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The following emerged from preceding paragraphs: 

 
✓ Market demand for office floor space in Soweto Local Economy 

increases cumulatively from 223 561m2 GLA in 2024 to 732 654m2 GLA 
in 2039. 

✓ The maximum nodal absorption increases from 44 712m2 in 2024 to 
146 531m2 in 2039. 

✓ Over the short to medium term, the project could attract office take-up of 
approximately 62 126m2 (say 60 000m2 to 65 000m2) 

✓ Optimum point of market entry:  2024+ 
✓ The development could be configured as a hybrid business park 

including offices and commercial buildings, positioned to draw optimum 
benefit from N1 freeway sight value and exposure. 

 

9.5 SYNTHESIS  

 

❑ GAP ANALYSIS 

 

 
Demacon’s demand modelling indicated office potential of approximately 
62 126m2 (say 60 000 to 65 000m2) office GLA over the short to medium term. 
This space includes GLA for offices and related facilities, but excludes parking, 
storage and basements. The optimum point of market entry would be 2024+.   
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Development Type 

Low rise, Medium 

Density Offices 

Effective 

Market Gap 

Yes 

Development 

Prospects 

Moderate 
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CHAPTER 10: INDUSTRIAL MARKET ANALYSIS 
 

 
 

10.1 INTRODUCTION  

 
This section of the report focuses on the light industrial / commercial market, 
with the objective of estimating the development potential within the 
designated area. In order to reach this objective, the demand for development 
within the market area should be identified and assessed in light of current 
trends.  
 
Subsequent sections provide a concise overview of the light industrial / 
commercial market in terms of the following aspects: 
 
 
 
 
 
 
 
 
 
10.2 GENERAL INDUSTRIAL MARKET TRENDS   

 
10.2.1 MOST IMPORTANT CHARACTERISTICS OF INDUSTRIAL PARKS 

 
✓ It should be developed according to a predetermined master plan 
✓ Management is governed by a single management body, whether the 

owner or an association of occupiers 
✓ Control is exercised over the uses and activities, by means of zoning, title 

conditions and mutual agreements 
✓ The compatibility of uses is protected to the advantage of the occupiers 

and the owner as well as the community in which the industrial park is 
located. 

✓ Roads (in many cases also railway facilities), parking, services, as well as 
eating and recreation facilities and related services are provided. 

 
 

10.2.2 ADVANTAGES AND LIMITATIONS OF INDUSTRIAL PARKS 

 
Advantages and limitations for the developer: 
 

✓ The development of an industrial site increases the value of adjacent sites. 
In an industrial park, the developer owns the adjacent sites and therefore 
enjoys the advantage of appreciation in value. 

✓ The developer hopes for greater returns from the development of an 
industrial park than from sales of the underdeveloped land. 

✓ The industrial park offers the possibility of scale advantages from a 
planning and cost viewpoint. 

✓ Sites and buildings in an industrial park are usually easier to market than 
individual sites or buildings. 

✓ Financing an industrial park may be easier and better terms may possibly 
be obtained. 

✓ The developer can determine the pace of development by phasing. The 
development success of an earlier phase also affects the success of later 
phases-he therefore controls his own future to a great extent. 

✓ The developer of an industrial park requires exceptional skill and high 
capital cost. Capital often has to be invested for long periods before a 
return is obtained. 

✓ The cost of improvements may be higher than in the case of individual 
sites, which are often served by existing roads and services. 

✓ Requirements set by local authorities may be more restrictive than in the 
individual sites. 

✓ If certain services (like access roads) must be provided by the local 
authorities, it may happen that they are not provided according to schedule 
with the accompanying embarrassments and costs to the developer. 

✓ The sustained enforcement of park standards and control measures is 
time-consuming and expensive. The developer is not involved in the short-
term, but remains involved until the whole industrial park is completed and 
often afterwards as well. 

✓ The developer cannot adjust easily to changing market circumstances. 
 
Advantages and limitations for the industrialist/occupier: 
 

✓ Immediate availability of a variety of full-equipped spaces 

INDUSTRIAL MARKET ANALYSIS 10 

General Industrial 
Market Trends 

 

Local Market Indicators 

 Demand Modelling 

Synthesis 2 
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✓ Possible scale benefits of development costs, as well as operating costs 

✓ A choice of different site sizes, shapes and locations is usually possible in 
the industrial park. 

✓ A wide variety of services (e.g. security, landscaping) is usually available. 

✓ Pleasant working conditions and usually nearby-situated eating and 
recreation facilities for employees. 

✓ Stability of environment and character 

✓ Sites and buildings in an industrial park are usually easier to market, lease 
or sublet in the future, than individual sites or buildings. 

✓ High cost. In spite of possible scale benefits, a specific industrialist may 
not always need all the services supplied in the industrial park. 

✓ Control measures, which were initially acceptable, may later prove to be 
unnecessarily restrictive. 

✓ Industrial parks are not suitable or acceptable for all industries (e.g. large 
chemical, steel or cement factories) 

✓ Possible loss identity, especially in the case of large, nationally known 
enterprises. 

✓ Traffic problems may arise if access roads prove to be insufficient. 
 
Advantages and limitations for the community: 
 
✓ Increased job opportunities, income and taxes. 
✓ Orderly industrial development, with the least negative effort on the 

community. 
✓ Diversification of the local economy. 
✓ More economic utilization of municipal infrastructure. 
✓ Insufficient planning of access roads may cause traffic problems 
✓ Future growth of the industrial park may cause an overloading of municipal 

services 
 
10.2.3 TYPES OF INDUSTRIAL PARKS 
 
General or composite uses 
 
The least specialised type of industrial park in which non-industrial uses are 
permitted and often encouraged. In some cases of the occupiers of the 
industrial park, like filling stations, retailers and catering facilities. However, if 
other uses are allowed unchecked, the unique character in the area park may 
be lost. 

Exclusive industrial parks 
 
Industrial parks exclusively occupied by industries are the most common and 
also a rule the most attractive developer. They do not compete with 
commercial developments in the area, for instance, and offer the greatest 
possible basis for industrial development. 
 
Single use industrial parks 
 
The accommodation of only one type of manufacturing or distributive 
operation offers the potential of greater possible returns as a result of 
specialisation. On the other hand, they are exposed to greater risks, since 
changes in the specific industry’s operation, standards or even preferences 
may take the whole park obsolete. 
 
A specialised variant of the single use industrial park is the single industry 
park, which accommodates only one industrial enterprise. Since it does not 
house a community of industries, it is not strictly definable as an industrial 
park. However; it does not illustrate the importance of aesthetics and 
compatibility with the environment for modern industries. 
 
Office/Mixed use parks 
 
Office parks are based on the same principles of developments as industrial 
parks, with the difference that office uses only are allowed (e.g. at Barlow Park 
in Sandton). As a result of the need for office accommodation in the immediate 
vicinity of industries, an office park may be developed directly next to an 
industrial park (e.g. at City Deep, Johannesburg). 
 
Office accommodation may of course also be developed in an industrial park, 
if the rights allow for this. Besides limited offices inside the factory building or 
warehouse, office buildings as such may be placed inside the industrial park 
(e.g. the Isando Industrial Park in Kempton Park or Kya Sands Business Park, 
Randburg). 
 
Research/Technology parks 
 
A research park or technology park is an industrial park closely connected with 
local universities or other research bodies, so far that technology, and 
especially high level technology, can be conveyed and commercially applied. 
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The first and probably the best known example is the Stanford Research, 
sometimes also known as Science parks, are also found in 
Britain,France,Israel,Australia and Taiwan. An extensive bibliography is 
provided in AURPP (1997). Because Research Park has to be located in an 
area where there is a considerable concentration of higher education 
institutions, there are only a few locations in South Africa which are suitable 
for purpose.  
 
Examples include Perserquor Techno Park in Pretoria (Techno forum 1992-
exhibit 21.1), the Techno Park in Stellenbosch (Malan 1988) and the Capricorn 
industrial and technology park in Muizenberg (exhibit 21.2) 
 
Airport industrial parks 
 
The facilities offered by airports for transport, as well as international and 
national travellers, create attractive possibilities for industrial parks in the 
immediate vicinity of an airport (especially for industrial exhibition space). 
Fisher (1962,1966) offers information on the development of this type of 
industrial park.  The potential contribution of the Polokwane Airport to 
economic development in the region could be greatly enhanced by means of 
the judicious application of the principles of airport economic. 
 
10.2.4 SELECTION OF THE SITE 

 
Location considerations 
 
A desirable location for an industrial park is of course where a concentration 
of exists or can develop-probably a metropolitan location. It should be close 
to and accessible to labour markets, sources of materials (in terms of type, 
quantity and delivery costs) and product markets. The location requirements 
for an industrial park are therefore the same as the location requirements for 
industries. The site must be immediately accessibility of product from the main 
transport routes (savings on transport, increased labour market, accessibility 
of product and visibility), while a location near rail facilities, an airport and 
harbour, would be an asset. 
Site requirements 
 
The site under construction must be carefully analysed to ascertain whether it 
complies with the requirements for the development of an industrial park, It is 

useful to investigate the site by means of a checklist for site features (Site 
selection checklist), during the analysis process. 
 
Ideally the site will have the following features: 
a) It should be an event, well-drained pierce of land, more or less rectangular 

in shape and of good soil structure. 
b) It should be accessible for private as well as public transport. 
c) It should be easily offer space for expansion. 
d) It must be fully serviced (water, electricity, telephone, drainage, etc.) 
e) It should be zoned for industries or a rezoning should be possible (consult 

Guide Plans and Town Planning Schemes) 
 
10.3 LOCAL MARKET INDICATORS    

 
10.3.1 LOCAL INDUSTRIAL MARKET TRENDS 

 
Map 10.1 illustrates the industrial nodes in the market area.  
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Map 10.1: Industrial Nodes 

 



Diepkloof Mixed Use Market Study – April 2019  

243 | P a g e  
  

❖ INDUSTRIAL RENTALS AND VACANCIES 
 
Industrial rentals still strong 
 
Industrial property remains the bright spot in the South African property market 
due to its superior rental growth and lower vacancy rates.  
 
Nominal industrial market rentals grew by 6% year on year in the fourth quarter 
of 2018, the same pace as in the third quarter of 2018. This implies that rentals 
continued to increase in real terms, after adjusting for building-cost inflation 
(BER BCI) of about 1%. 
 
Drivers of the industrial market 
 
Changes in rental and vacancy rates are strongly linked to the performance of 
the manufacturing and retail sectors. The manufacturing sector underpins the 
demand for industrial space for manufacturing production purposes, whereas 
the retail sector underpins the demand for warehouse space and 
manufacturing. 
 
Manufacturing production did not change in September 2018 compared to 
September 2017 but increased by 1% in the first nine months of 2018 – an 
improvement from the 1% decrease recorded in 2017. The latest Absa 
Purchasing Managers’ Index (PMI) points to better conditions in the sector 
towards the end of the year. The PMI reached 49,5 index points in November 
from 42,4 in October after three consecutive monthly declines, thanks to an 
improvement in sales orders and activity. Noteworthy is that survey 
respondents were more positive about the future due the import cost relief 
brought by the stronger rand and lower oil price.  
 
However, despite the overall improvement, the PMI remains just below the 50-
point mark that separates contraction from expansion, indicating that the 
sector generally remains under pressure. 
 
The scary story is that the trend of this index has been sliding since 2007. 
Thus, the peaks and valleys have been showing a declining trend. This is 
consistent with a South Africa that is deindustrialising, like a true First World 
country – as if we can afford this. 
 
 

The retail sector performed better than the manufacturing sector over the first 
nine months of the year, growing by 2,6% in real terms. However, September 
sales grew at a yearly rate of only 0,7%, the slowest this year. This slow growth 
was not surprising as consumers are buckling under financial pressure. 
 
Rental performance 
 
Thanks to South Africans’ ingrained predilection to consume (necessitating 
warehouse space and freight logistics), industrial property continued its stellar 
performance in the fourth quarter of 2018, with national nominal market rentals 
growing by 6%, comfortably outpacing building-cost inflation of about 1% 
(latest available). This was the same growth rate as in the third quarter, 
indicating that the market is still on a solid footing. 
 
National rental growth in the fourth quarter was largely driven by the Cape 
Peninsula, where nominal market rentals for prime industrial space of 500 m² 
grew by 10% year on year.  
 
However, rental growth has slowed for the second consecutive quarter. The 
region’s sharp rental growth is in line with its Rode vacancy factor of 2,1, where 
a figure of 1–3 on the scale denotes a vacancy of less than 10%. Some of the 
areas that stand out with low vacancy rates are Saxenburg Industrial Park, 
Contermanskloof, Brackengate, Ndabeni and the areas at the airport. 
 
Market rentals in the Central Witwatersrand, Durban and East Rand grew by 
5%, 5% and 3% respectively, roughly on par with growth rates in the previous 
quarter. This implies that rentals managed to grow in real terms in all the major 
industrial regions. 
 
As a yardstick of potential future growth in market rentals, we compare pioneer 
rentals with prevailing market rentals for prime industrial premises of 1 000 m² 
as in the fourth quarter of 2018 (see Table 7.1 on the next page). Pioneer 
rental levels often represent leases signed on newly erected on-demand 
buildings, and these rentals then reflect today’s building costs, as developers 
naturally expect an immediate fair return on their development costs. 
 
Thus, these rentals are an early indicator of the eventual level that market 
rentals will attain once demand catches up with supply in the wake of renewed 
economic growth. 
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Operating expenses are also an important factor to consider when assessing 
the profitability or viability of a property. 
 
Table 10.1:  Mean prime industrial market rentals 

 Pioneer Normal Prime Difference (%) 

Central Witswatersrand 92,0 48,0 91% 

West Rand 85,0 41,0 103% 

East Rand 70,0 49,0 44% 

Durban 85,0 60,0 42% 

Cape Peninsula 85,0 51,0 66% 

Bloemfontein 65,0 35,0 84% 

Source: Demacon ex, SAPOA 2018:Q4 

 
The following table provides mean prime industrial market rentals for the 
immediate surrounding areas. 
 
Table 10.2:  Mean prime industrial market rentals 

Nodes 
Area size leased in m2 

Vacancy 
250 500 1000 2500 5000 

Amalgam 41,38 40,13 38,00 37,50 36,00 1,60 

Crown Mines 42,50 42,50 40,67 38,67 36,00 1,50 

Industria 39,00 37,00 36,80 34,00 31,75 2,80 

Village Main/Village 
Deep/New Centre 

37,50 37,50 33,50 31,00 27,50 3,00 

Aeroton 40,50 40,00 38,20 35,25 32,00 2,40 

Devland/Nancefield 37,00 37,00 36,00 32,50 28,00 2,30 

City Deep 44,40 44,40 42,92 41,40 40,00 3,20 

Selby Ext 
12/13/15/19/20/24 
City West 

 40,00   40,00   37,75   34,00   31,33   3,30  

Selby Ext 5/10/14/18  39,33   38,67   35,67   33,00   30,33   2,70  

Selby Ext 11 40,00 38,67 35,67 33,00 28,50 2,70 

Selby Ext 3/4/6 40,00 38,00 35,00 32,33 28,50 2,70 

Reuven 39,00 38,00 35,00 32,00 30,50 2,50 

Selby (old)/Selby Ext 
2/Park Central 

36,00 34,67 33,93 30,00 26,33 3,00 

Robertsham 40,00 39,33 37,25 33,67 31,33 2,30 

Fordsburg/Mayfair 42,00 40,00 40,00 35,00 35,00 2,00 

Nodes 
Area size leased in m2 

Vacancy 
250 500 1000 2500 5000 

Lea Glen 41.25 40,75 37,50 36,00 35,50 2,10 

Stormill 42,50 42,38 40,67 40,50 40,33 2,30 

Robertville 42,10 38,86 38,25 38,00 37,20 2,20 

Source: Demacon ex, SAPOA 2018:Q4 

 
The figure provides mean prime industrial market rentals for selected industrial 
nodes in close proximity to the site. 
 
Figure 10.1:  Mean prime industrial market rentals 

 
Source: Demacon ex, SAPOA 2018:Q4 

 
Industrial rentals in the immediate vicinity include: 
✓ Aeroton – R32.00 to R40.50 per m2  
✓ Devland / Nancefield – R28 to R37 per m2 
✓ Reuven – R30.50 to R39.00 per m2 

✓ Robertsham – R31.33 to R40.00 per m2 
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Figure 10.2: Vacancy scale (rentals) 

 
Source: Demacon ex, SAPOA 2018:Q4 

 
Vacancy scale for industrial townships. The vacancy levels are based on a 
scale of 0 to 9 as shown below: 
 

0 1     2     3 4     5     6 7     8     9 

Nil Low Medium High 

 
The scale should be interpreted as follows: 

• 0 = no vacancy 

• 1 = ‘low–’ vacancy; 

• 2 = ‘low’ vacancy 

• 3 = ‘low+’ vacancy 

• 4 = ‘medium–’ vacancy; 

• 5 = ‘medium’ vacancy 

• 6 = ‘medium+’ vacancy 

• 7 = ‘high–’ vacancy; 

• 8 = ‘high’ vacancy 

• 9 = ‘high+’ vacancy 
where: low = <1 vacancy; 

medium = 1 - 2 vacancy; 
high = >2 vacancy. 

 

❖ INDUSTRIAL STAND VALUES 
 
Stand value growth slows 
 
Stand values tend to track industrial rentals. Therefore, sustained growth in 
stand values can only be expected on the back of a sustained increase in 
market rentals. 
 
The performance of industrial or warehouse rentals is, in turn, driven by the 
performance of the sectors key to it, namely retail and manufacturing. The 
retail sector (real sales up 2,6%) performed notably better than the 
manufacturing sector in the first nine months of 2018. However, the most 
recent indicators point to a somewhat improved manufacturing sector 
performance in the fourth quarter of this year. 
 
As stand values are a residual item in a viability study, poor market rental 
growth translates into very poor stand-value growth. The pro forma viability 
study that shows how a land value is calculated using the residual approach. 
Note the sensitivity of stand values to changes in market rentals. The effect is 
akin to financial gearing. 
 
Regionally, Durban showed the best nominal growth rate (12%) compared to 
the fourth quarter of 2017. This was the first time in two years that any region 
performed better than the Cape Peninsula. In the latter, stand values still grew 
by 4%, but slowed for the fourth consecutive quarter – probably owing to 
supply catching up with demand, not to mention affordability.  
 
Rentals also increased firmly in the Central Witwatersrand (+9%) and the East 
Rand (+4%) but slowed from the growth rate recorded in the previous quarter. 
The West Rand and Far East Rand bucked the trend, with stand values down 
in nominal and real terms. 
 
Normally, the larger an industrial stand, the cheaper the stand value per 
square metre. However, we find this is not always the case, most likely due to 
a shortage or an oversupply in certain size categories. 
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Table 10.3:  Mean market values for serviced and level industrial stands 
 Area size leased in m2 

Vacancy 
 1 000m2 2 000m2 5 000m2 10 000m2 

Amalgam - - 1 200 1 000 1,0 

Crown Mines 1 317 1 317 1 250 1 150 2,3 

Industria 1 275 1 250 1 200 1 150 2,0 

Village Main/Village 
Deep/New Centre 

800 800 775 775 1,0 

Aeroton 1 000 983 917 843 2,3 

Devland/Nancefield 888 875 788 660 2,5 

City Deep 960 900 900 867 2,0 

Selby Ext 
12/13/15/19/20/24 
City West 

750 750 725 700 1,0 

Selby Ext 5/10/14/18 750 750 725 700 1,0 

Selby Ext 11 750 725 725 725 1,0 

Selby Ext 3/4/6 750 725 725 725 1,0 

Reuven 1 000 1 000 1 000 1 000 - 

Selby (old)/Selby Ext 
2/Park Central 

850 850 800 750 2,0 

Robertsham 716 678 867 800 1,7 

Fordsburg/Mayfair - - - - 1,0 

Lea Glen 817 800 783 767 1,7 

Stormill 985 970 933 867 2,3 

Amalgam - - 1 200 1 000 1,0 

Source: Demacon ex, SAPOA 2018:Q4 

 
The figure below provides mean market values for serviced and level industrial 
stands for selected industrial nodes in close proximity to the project. 
 
 
 
 
 
 
 
 
 

Figure 10.3: Mean market values for serviced and level industrial stands 
(1 000 to 10 000sqm units) 

 
Source: Demacon ex, SAPOA 2018:Q4 

 
Stand vaues in the immediate vicinity include: 

✓ Aeroton – R843 to R1 000 
✓ Devland / Nancefield – R660 to R888 
✓ Reuven – R1000 
✓ Robertsham – R716 to R800 

 

10.4 INDUSTRIAL NET SPACE DEMAND MODELLING  

 
The following paragraphs provide definitions of respectively demand and 
supply for the industrial and commercial market. 
 

✓ Definition 

 
Wholesale and distribution refer to storage and wholesale facilities from where 
products (usually in large quantities) are distributed. This does not necessarily 
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include an industrial or manufacturing function. Wholesalers do have a buying 
and selling function – products are usually sold in large quantities. An example 
is such as wholesale trade in agricultural materials and livestock. 
 

✓ Defining Demand 

 
The demand in the industrial and commercial market is dependent on the 
following aspects: 

 
Dwhol = f {Po , P% , Qw , R, Tx, Y; Rs; Rs%} 
 
Where: 
Po=Population size 
P%=Population growth 
Qw=Quality of existing facilities 
R=Rental levels 
Tx= Property rates and taxes 
Y=  Household income 
Rs=Retail sales 

Rs%=Retail sales growth 
 

✓ Defining Supply 

 
The supply of industrial and commercial land users can be described as being 
the following: 

 
Swhol = f {Dwhole, Cw, Vw, Lu, Ia, GLAw, Cc} 
 
Where: 
 

Dwhole=  Demand 
Cw= Competition 
Vw=  Vacancies 
Lu=  Surrounding land uses 
Ia=  Infrastructure availability 
GLAw=  Current usable / rentable area 
Cc=  Construction cost 

 
 
 

10.4.1 SPACE DEMAND MODELLING 

 
It is known that the demand for industrial / commercial space depends on the 
production of goods within a specified area. The following figure illustrates 
cumulative additional land demand for the specified area. Subsequent 
demand modelling indicators provide insight to the performance of current and 
future demand of the industrial market of Soweto Local Municipality. 
 
Figure 10.4:  Cumulative Additional Land Demand 

 
Source: Demacon, Industrial Demand Modelling, 2019 

 

❑ SPACE DEMAND RESULTS 

 
The following tables provide a synthesis of space demand modelling results 
presented in this chapter. 
 
Table 10.4:  Synthesis of Space Demand Modelling results, 2024 - 2039 

Cumulative Additional Land 

Demand 

Up to 

2024 

2024 – 

2029 

2029 - 

2034 

2034 - 

2039 

Total Manufacturing (Hectares) 20,71 34,35 57,54 73,70 

Total Warehousing (Hectares) 30,57 53,77 93,81 121,71 

Total Hectares (Soweto) 51,28 88,11 151,35 195,41 
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Cumulative Additional Land 

Demand 

Up to 

2024 

2024 – 

2029 

2029 - 

2034 

2034 - 

2039 

Minimum Share 5,13 8,81 15,14 19,54 

Maximum Share 7,69 13,22 22,70 29,31 

Total Hectares 6,41 11,01 18,92 24,43 

Development Bulk (sqm) 35 254 60 579 94 594 122 131 

Source: Demacon Demand Modelling, 2019 

 
Table 10.5: Area Long Term Space Demand Forecast Summary 

Forecast Hectares 

Up to 2023 6 hectares – 10 hectares 

2023 – 2028 10 hectares – 15 hectares  

2028 – 2033 15 hectares – 20 hectares 

2033 - 2038 20 hectares – 25 hectares 

Source: Demacon, Industrial Demand Modelling, 2019 

 
Table 10.6: Site Specific Sizing (20-year timeframe) 

Recommended sizes Rand (R’) / m2 

Capital investment (2019 constant values) R 969 258 838 

Employment opportunities 1 101 

Parking 1 212 

Parking infrastructure & landscaping cost (2019 constant 

values) 
R 27 139 247 

Optimum point of market entry 2024+ 

Size of Industrial (building sqm GLA & hectare land)  60 579m
2 

GLA / 

11.01 ha 
Source: Demacon, Industrial Demand Modelling, 2019 

 
The following is evident from the preceding paragraphs: 
 

✓ The total development potential of Soweto up to 2024, amounts to 
approximately 51.28 hectares increasing cumulatively to 195.41 hectares 
in 2039. 

✓ The recommended size of industrial development for the project over the 

next 5 to 10 years amounts to ±11.01 hectares (60 579m
2
 GLA)  

✓ Optimum point of market entry could be developed in 2024+. 
✓ The commercial component should be configured as a hybrid business 

park including offices and commercial buildings, positioned to draw 
optimum benefit from N1 freeway sight value and exposure. 
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10.5 SYNTHESIS  

 
This chapter outlined the industrial market including the latest trends, local 
indicators, and the industrial modelling. 
 

❑ GAP ANALYSIS 

 

 

Demacon’s Demand Modelling results illustrate that the consumer market can 
sustain light industrial, warehousing & distribution development up to ±6.51 
hectares (32 564m2) in the market area over the short to medium term. The 
optimum point of market entry in 2020 / 2021+. 
 

❑ SPACE DEMAND RESULTS 

 

Table 10.7: Site Specific Sizing (10-year timeframe) 
Recommended sizes Rand (R’) / m2 

Capital investment (2019 constant values) R 969 258 838 

Employment opportunities 1 101 

Parking 1 212 

Parking infrastructure & landscaping cost (2019 constant 

values) 
R 27 139 247 

Optimum point of market entry 2024+ 

Size of Industrial (building sqm GLA & hectare land)  60 579m
2 

GLA / 

11.01 ha 
Source: Demacon, Industrial Demand Modelling, 2019 

 
 
 

The following is evident from the preceding paragraphs: 
 

✓ The total development potential of Soweto up to 2024, amounts to 
approximately 51.28 hectares increasing cumulatively to 195.41 hectares 
in 2039. 

✓ The recommended size of industrial development for the project over the 

next 5 to 10 years amounts to ±11.01 hectares (60 579m
2
 GLA)  

✓ Optimum point of market entry could be developed in 2024+. 
✓ The commercial component should be configured as a hybrid business 

park including offices and commercial buildings, positioned to draw 
optimum benefit from N1 freeway sight value and exposure. 
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CHAPTER 11: SHORT-STAY ACCOMMODATION MARKET 
ANALYS 
 
 

11.1 INTRODUCTION  

 
This chapter provides a description of tourism in terms of segments, products 
and visits. Definition: Tourism is travel for recreational, leisure or 
business purposes. The World Tourism Organisation defines tourists as 
people who "travel to and stay in places outside their usual environment for 
more than twenty-four (24) hours and not more than one consecutive year for 
leisure, business and other purposes not related to the exercise of an activity 
remunerated from within the place visited". 
 
Tourism is an amalgam of visitors’ consumption of goods and services which 
include transportation, accommodation, food and beverage, recreation 
and entertainment, travel and tour operations, and souvenirs. It is 
envisaged that tourism is becoming a global pillar of productive and 
sustainable source of national revenue, decent employment and poverty 
reduction globally 
 

Tourism is the business of selling leisure as a destination or a place as a 
product. The characteristics of the product are: 
 
✓ Spatial scale: a place is inevitably one component in the hierarchy of a 

spatial scale, a characteristic unique to the ‘place product’. A different 
structured hierarchy may create a different product. 

✓ Multi-sold: The same destination, the same facilities etc. are sold to 
different groups of consumers for different purposes. The place is often 
viewed differently in tourist origin area and tourist destinations inclusive of 
travel in the former and exclusive of travel in the latter. A place product is 
distinguished by variety of businesses and experiences obtainable at that 
place. Each individual consumes a unique selection of these products.  

✓ Consequently, a place product is marketed by destination agencies 
without a clear idea of nature of product being consumed. 

 
 
 

A Tourism Product = Place Product + Travel 

 
 
A tourism product can therefore be defined as a sum of the place product 
(destination tourism offering including accommodation and ancillary services) 
and the travel experience.  
 
This chapter is addressed under the following headings: 
 
 
 
 
 
 
 
 
 

11.2 CHARACTERISTICS OF TOURISM 

 
Tourism has the following characteristics as a product:  
 
✓ Inflexibility: The tourism industry is highly inflexible in terms of capacity. 

The number of beds in a hotel or seats on a flight is fixed so it is not 
possible to meet sudden upsurges in demand similarly restaurants tables, 
hotels beds and flights seats remain empty and unused in periods of low 
demand. 

✓ Perishability: It is related to the fact that travel products are intended to 
be consumed as they are produced. For example, an airline has seats to 
sell on each flight; a hotel has rooms to sell for each night. If the airline is 
not able to sell all its seats on its flight, or a hotel is not able to sell its 
rooms for the night then the opportunity to sell the product is lost forever. 
Service sector cannot keep inventory like products. If the tourist cannot 
visit the place, the opportunity is lost. Hence, this becomes one of its 
important characteristics. 

✓ Inconsistency: In the Travel and Tourism industry a product or a package 
of a tourism service can be standardised i.e. for example of 2 days 3 nights 
in so and so hotel, but the actual experience of consuming this package 
is highly inconsistent. There are lots of travel stories which becomes a 
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portrayal of a lot of bad experiences for example the tourist guide may not 
be good, the hotels lodging and boarding was bad etc. Therefore, there is 
high level of inconsistency prevailing. 

✓ Intangibility: Travel products cannot be touched as they include flight 
experience on an airplane, cruise on an ocean liner, a night’s rest in a 
hotel, view of the mountains, a visit to a museum, a good time in a night 
club and much more. These products are experiences. Once they have 
taken place they can only be recalled and relished. 
 

Elements that’s make a successful Tourism destination 
 
✓ High Quality: is a key guiding value in tourism development. For any 

attraction this means having a pleasing clean appearance, offering 
smooth customer-oriented operations and procedures, resource 
protection, friendly hospitality, etc. 

✓ Authenticity: being real, matters. It means letting the distinctive local 
flavour of a community shine through in ways that create and produce a 
“sense of place”. 

✓ Uniqueness: This is the “edge” that sets an attraction in one community 
apart from the competition somewhere else. 

✓ Drawing Power: This is measured in terms of the number of visitors who 
will travel to a specified distance to visit a community and whether they 
will return for repeat visits. 

✓ Activity Options: A variety of activities are important characteristics of 
attractions. The first impulse is to concentrate on buildings, sites, facilities. 
But, it is important to remember the activities that provide resident and 
visitors things to do. Does the attraction offer a varied and changing set of 
activities? 
 

The combination of these tourism elements sets attractions apart from one 
another. 
 

11.3 TOURISM MARKET SEGMENTATION 

 
Market segmentation can be defined as the process through which people 
(both tourism providers and consumers) with similar needs, wants and 
characteristics are grouped together so that a tourism business/organisation 
can use greater precision in serving and communicating with these groups 
(marketing). The benefits of segmentation are that it enables better marketing 
decisions and promotes more viable operations. 

 Characteristics commonly used to divide markets into segments include: 
 
 
 
 
 
 
 
 
 
 
The following comments focus on the three main bases for market 
segmentation: product, demographic and behavioural. 
 
Supply side segmentation 
 
Product Related Segmentation: Typical product-related segmentation may 
be along the lines of the following: 
 
✓ Accommodation (from camp grounds to high end wilderness lodges) 
✓ Adventure Operators/Organisers: These incorporates family 

adventures and motorcycle tours to hunting and bird-watching 
✓ Attractions: these include museums and theme parks to sports clubs 

and festivals 
✓ Transportation and Services These include cruise liners, train and van 

tours to restaurants and gas stations. 
 
The tourism product can be a location where the specific place is the 
destination and it can either be natural or manmade e.g. theme parks, the 
travel process itself as the destination e.g. cruise liners and train tours or the 
stay as the destination e.g. resorts and palaces. 
 
Other supply-side segmentation criteria may be geographical location of the 
customers, e.g. Europe, Africa etc while channel of distribution entails the 
means by which the consumer is reached e.g. packaged tours, individuals and 
tour operator. 
 
 
 
 

SUPPLY SIDE 
 

✓ Product related  
✓ Geographic  
✓ Channels of 

distribution 
✓ Economics  

DEMAND SIDE 
 

✓ Demographic  
✓ Socio-economic 
✓ Behavioural and 

psychographics 
✓ Purpose of Trip 
✓ Geographic 
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Demand-Based Segmentation 
 
✓ Demographics: Understanding demographics is imperative to product 

development and segmentation, especially with regard to understanding 
trends in the market place. Demography (the study of age, sex, education, 
family status, life cycle etc.) is an excellent tool for product developers and 
marketers. According to the well-respected demographer, David Foot, 
demographics accounts for “two-thirds of everything”, (markets, social 
problems, demand for services etc.). The subject therefore plays a key-role 
in decision-making regarding demand for tourism products. 

✓ Behavioural Segmentation: People’s activities, interests and opinions 
(AIO’s) also play a key role in decision-making and travel habits. These 
behavioural characteristics (also known as psychographics), when used 
in conjunction with demographics, provide a much stronger marketing tool 
for tourism businesses and planners.  Key among these behaviours are: 

o Intimacy & Romance 
o Experiencing Different Cultures 
o Natural Wonders 
o Fine Cuisine and being pampered 
o Escaping winter weather 
o Adventure and Excitement 
o Experiencing Unspoiled Nature 
o Historic sites 
o Hands on Learning 
o Hobby or sport. 

 
Purpose of trip e.g. conferences and geographical factors also affect the 
segmentation of tourism from the demand side. 
 
Business & Leisure Tourism  
 
Leisure tourism is when someone travels to a destination because they want 
to and there is no other motivation except looking for fun and relaxation 
and it has experience at its core. Whatever subtle reasons or motivations for 
leisure travel, when done, one engages in an experience. One does not just 
buy a product (although one may buy souvenirs) or just buy services (although 
one buys transportation, accommodation, food service, etc.), but buys an 
experience that comprises what and how one feels during and at the end of a 
trip –emotional response to a journey through time and space that includes 

purchases of products and services, but also an interaction with people and 
places.  
 
Business tourism comprises of a trip that is undertaken for the purpose 
of attending a conference, meeting, exhibition or event, or as part of an 
employment incentive. Business travel, by contrast, is conducted by 
individual businesses, which is more difficult to track and to market in a 
targeted fashion. Business tourists as a category tend to be more worldly and 
well-travelled than the norm, and thus more interested in new and better 
experiences.  
 
These economic benefits of business tourism need to be effectively managed 
in order for destinations to yield the maximum benefit. When this is the case, 
the ‘impact of this industry on a nation’s economy is tremendous’ (Lee and 
Josiam, 2004: 105). Figure 5.1 below highlights both the positive and negative 
impacts that can develop through the influence of business tourism on a 
localized level highlighting the need for careful structured management. 
 
 
Without proper consideration, environmental and social factors may have a 
negative impact. From creating additional pollution and waste to the demand 
for infrastructure, the physical environment may suffer negatively from an 
influx of business tourists. Socially, business tourism appears to have mixed 
impacts, with the business traveller experiencing a more favourable time than 
the local community in the destination who may suffer negative impacts 
(Swarbrooke and Horner, 2001). 
 
Large cities are multifunctional and therefore any business tourism operations 
become part of the mix of activities in a big city. In Law’s categorisation of 
cities, he found that the ‘invisibility of tourism in cities partly arises from the 
fact that many facilities are used both by residents and visitors. Improving 
these facilities therefore provides benefits for residents as well as assisting 
the promotion of tourism’ (Law, 1996: 5). New projects and development of 
convention centres and arenas are often the ‘centrepieces of the regeneration 
of derelict areas on the downtown areas’ (Law, 1996: 12) and can be used 
effectively to secure funding for upliftment of the community.  
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11.4 TOWNSHIP TOURISM 

 
Townships are the focus of a new tourist trend in South Africa, where the 
emphasis is on cultural aspects. Cultural tourists are presumably motivated by 
a desire to experience local cultures when choosing to visit a particular 
location. Cultural tourism in South Africa is still in its infancy; however the 
political changes, post-apartheid, have stimulated increased interest in the 
fascinating mix of cultures found in townships (Ramchander, 2007a,b) 
 
A large part of tourism is about contact with other cultures and learning about 
other ways of life. Cultaral tourism is constantly growing as more and more 
tourists seek tto interact with other cultures and broaden their knowledge and 
personal experience base. (ed Lubbe 2003: P87) 
 
The cultural tourist is strongly motivated by the interest in cultures and 
behaviours different from their own. Therefore, cultural tourism has become 
increasingly popular assess for communities, which can be used as a tool to 
create employment opportunities and attract investment with their areas. 
Township tourism is a type of cultural tourism in South Africa that has started 
to become very popular amont the internation tourists. 
 
The majority of townhsips within South Africa can be characterised by a very 
poor population with high rates of unemployment and low levels of education. 
Furthermore, the economic growth potential of these areas are also usually 
very low, and as such these areas are characterised by limited employment 
opportunities. 
 
According to Briedenhann & Ramchander (2005:125), the increased demand 
for or interest in township can be attributed to three key aspects 
 
1. The first reason described by Briedenhann & Ramchander (1999 cited in 

Witz et al, 2005:125), argues that tourists want to engange in an activity 
where they can experience authenticity, in other words activities / 
attractrions that depict the “real life / history” of communities. 

2. The second reason for the interest in township tourism is based on the 
visual experience, as tourists can visually see the results of the apartheid 
regime on these previously disadvantaged groups and their communities.  

3. The third reason for tourists’ interest in tonship tourism is the fact that 
tourists get the opportunity to experience the cultural heritage of these 

townships by visiting numerous heritage and cultural attractions, as these 
areas are very rich in these types of tourism product. 

 
Township tourism in Johannesburg - Soweto 
 
In 1976 the name Soweto (first used in 1963 to describe the South West 
Townships created to keep black South Africans away from white Joburg) 
became globally synonymous with the anti-apartheid struggle as youth rose 
up against inferior education. But Soweto’s history goes back a lot further to 
the 1930s when black workers who had flocked to the goldfields since 1886 in 
search of work were housed here. Today Soweto is home to around 1.5 million 
people and its neighbourhoods range from Kliptown’s informal shacklands to 
the mansions of Diepkloof Extension, also known as Diepkloof Expensive and 
Vilakazi Street, the heart of tourist Soweto. More like a city, this ‘township’ has 
worthwhile historical sites, a vibrant contemporary social scene and exciting 
new lifestyle attractions. 
 
Activities / sight seeing in Soweto; 
 

✓ Tour Soweto 

✓ Lebo's Soweto Bicycle Tours 
Address: 10823A Pooe St, Orlando West, Soweto 

✓ Lebo's Open Air Restaurant 
Address: 10823A Pooe St (cnr Ramushu St), Orlando West, Soweto 

✓ Lebo's Soweto Backpackers 
Address: 10823A Pooe St, cnr Ramushu St, Orlando West, Soweto 

✓ Thesis Concept Store 
Address: 173 Machaba Dr, Mofolo, Soweto 

✓ Bay of Grace Tours 
Address: Dynamo St, off Chris Hani Rd, Soweto 

✓ Hector Pieterson Memorial and Museum 
Address: 8287 Khumalo St, Orlando West 

✓ IBhoni Cycling Tours 

✓ Johannesburg City Sightseeing Soweto Tour 
Address: Apartheid Museum, Cnr Northern Parkway and Gold Reef Rd, 
Ormonde 

✓ Soweto Outdoor Adventures 
Address: Dynamo St, cnr Old Potch Rd, Orlando, Soweto 

✓ TKD Tours 
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Address: Based in Kliptown, Soweto 

✓ Hector Pieterson Memorial and Museum 
Address: 8287 Khumalo St, Orlando West 

✓ Vilakazi Street 
Address: Vilakazi St, Orlando West, Soweto 

✓ Credo Mutwa Cultural Village and the Oppenheimer Tower 
Address: 991 Bochabela St, Jabavu Central, Soweto 

✓ FNB Stadium 
Address: Nasrec Rd and Stadium Ave, Nasrec 

✓ Kliptown 
Kliptown, Soweto 

✓ Kliptown Museum 
Address: Walter Sisulu Square, cnr Union St and Main Rd, Kliptown, 
Soweto 

✓ Mandela House Museum 
Address: 8115 Vilakazi St, Orlando West, Soweto 

✓ Orland Towers 
Address: Cnr Kingsley Sithole St and Nicholas St, Orlando, Soweto 

✓ Regina Mudi Church 
Address: 1149 Khumalo St, off Elias Motsoaledi Rd, Rockville, Soweto 

✓ Soweto Equestrian Centre 
Address: 1679 Vundla Dr, Moroka, Soweto 

 
With the growth of tourism in the townships, the Johannesburg Tourism 
Company (JTC) has formed a Soweto Tourism Information Centre (STIC). The 
centre is a tourism hub and one-stop shop for Soweto. The offices is located 
at the Walter Sisulu Square of Dedication in Kliptown, on the site where the 
Freedom Charter was signed 50 years ago. 
 
The offices include a visitors' centre, a conference-cum-meeting room fully 
equipped with standard conferencing audiovisual equipment, a curio shop, a 
call centre, an Internet café and a cafeteria. 
 
Visitors could book their accommodation, plan and book tours, and hire site 
guides through the STIC. The STIC will be a centralised facility that is planned 
to service tourism interests in the whole of southern Johannesburg. 
 

The Soweto Tourism Association operate better with its sister associations 
such as those at Kliptown, Eldorado Park and Lenasia as well as 
accommodation establishments, tour operators and site guides. 
 
The STIC is as a springboard for launching the potential of the travel market 
and spurring the growth of tourism in the south of Johannesburg. The centre 
provides training for young entrepreneurs seeking to establish businesses in 
the hospitality sector and other business activities in Soweto. 
 
In context of the above, it is clear that there is potential for a hotel which would 
attract the tourism market, locally as well as internationally. 
 

11.5 HOTEL POTENTIAL ASSESSMENT 

 

11.5.1 EXISTING HOTEL SUPPLY 

 
Refer Map 11.1 and Table 11.1 for a summary of hotel facilities located within 
the primary market area.   
 
Table 11.1:  Summary of hotel facilities within the primary market area 

Name of 
Hotel 

Physical Address Rooms Grading 

Room 
Rates per 

person 
sharing 

Alberton 
Boulevard 
Hotel 

34 Voortrekker Road, New 
Redruth, Alberton, 

44 3 From R750  

Gold Reef 
City Casino 
Hotel 

Northern Parkway Rd, 
Ormonde, Johannesburg 
South 

38 4 
From 
R1053  

Gold Reef 
City Theme 
Park Hotel 

Shaft 14, Northern Parkway, 
Ormonde 

75 4 
From 
R1770  

Hotel Formula 
1 - Southgate 

Cnr. Main & 47 Murray Ave, 
Meredale 

58 1 From R605  

Lido Hotel 
Pennylane 342-Iq, 
Vereeniging Road, R82, 
Eikenhof, 1872, Eikenhof, 

24 3 From R700  

Prospector 
Hotel 

106 Central Ave, 
Johannesburg 

62 1 
From 
R1622 



Diepkloof Mixed Use Market Study – April 2019  

256 | P a g e  
  

Name of 
Hotel 

Physical Address Rooms Grading 

Room 
Rates per 

person 
sharing 

Protea Hotels 
- Roodepoort 

Corner Of 14th Avenue & 
Hendrik Potgieter Street, 
Weltevredenpark 

80 3 
From 
R1282 

Road Lodge - 
Southgate 

Road Lcolumbine Ave & 
Golden Highway, 
Southgateodge - Southgate 

118 1 From R695  

Robertsham 
Hotel 

87 Harry St, Robertsham, 
Johannesburg South 

25 2 
From R270  

Ecotel 
Southgate Inn 

12 Main Rd, Meredale, 
Johannesburg South 

10 4 From R339  

Thaba Ya 
Batswana - 
Hotel 

46 Impala Rd, Rietvlei 101-Ir, 
Johannesburg South 

52 4 
From 
R2164  

The Orient 
Hotel 

48 Central Road. Fordsburg, 
Johannesburg 

12 3 From R710  

Town Lodge - 
Roodepoort 

360 Plot Road, 8 Constantia 
Boulevard, Lower Lake Lane, 
Constantia Kloof, Roodepoort 

106 2 
From 
R1034  

Tsogo Sun - 
Gold Reef 
City Theme 
Park Hotel 

14 Northern Pkwy, Ormonde 
99-Ir, Johannesburg South 

75 4 
From 
R1600  

Thaba Eco 
Hotel 

Klipriviersberg Nature 
Reserve, Impala Rd, Kibler 
Park, 

52 4 
From 
R2403  

Sun1 Alberton St Austell Road, Alberton 76 2 From R605  

 

SUMMARY OF HOTEL SUPPLY 

 
Findings: 
 
✓ There are sixteen hotels located within the primary trade area.  
✓ Room rates start from R270 and R2 403 per night, average R1 093 per 

person per night 
✓ A total of 1 367 rooms with the average hotel size of 65rooms. 
✓ The largest segment of hotels is graded as four-star hotels (76.9%) 

followed by 9.6% graded as one-star hotels. 

✓ Evidently this reflects a market with a demand towards the more affordable 
star gradings with unique and different product offerings. 

 
Figure 11.1: Hotel Grading Distribution 

 
Source: Demacon 2019 
 

Figure 11.2: Room rate 

Source: Demacon 2019 
Note: Room rates start from R270 and R2 403 per night, average R1 093 per person per night 
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Figure 11.3: Total number of hotel rooms 

 
Source: Demacon 2019 
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Map 11.1: Hotel Supply 
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11.5.2 HOTEL MARKET DEMAND ESTIMATIONS 
 
Demand Estimations 
 
The market demand estimations are calculated for the hotel market and 
auxiliary facilities per market segment. The share analysis refers to the 
expected market share generated according to the capacity provided.  
 
Table 11.2: Gauteng Attractions of Bednights (Total Bednights) 

 2019 2024 2029 2034 

Foreign Bednights 38 989 736 52 610 834 70 990 475 95 791 059 

Domestic Bednights 17 064 634 13 735 889 11 056 473 8 899 721 

Total 56 054 370 66 346 724 82 046 948 104 690 781 

Source: Demacon, 2019 

 
Table 11.3: Gauteng Attractions of Hotel Guests (Bednights) 

 2019 2024 2029 2034 

Foreign Bednights 4 769 146 6 435 251 8 683 412 11 716 970 

Domestic Bednights 625 703 503 649 405 404 326 323 

Total 5 394 849 6 938 901 9 088 816 12 043 293 

Source: Demacon, 2019 

 
Table 11.4: Project Summary 

Project Summary 2019 2024 2029 2034 

Soweto Local Economy Share (GVA 
&  Employment) 

9,7% 9,7% 9,7% 9,7% 

Soweto Regional Hotel Share 
 (Bednights) 

523 300 673 073 881 615 
1 168 

199 

Soweto Hotel Share (Bednights) 
523 300 673 073 881 615 

1 168 
199 

Project - Bednights 39 248 50 481 66 121 87 615 

Demand (keys) 123 158 207 274 
Source: Demacon, 2019 

 
 
 
 

Table 11.5: Total Hotel Demand 

Total Hotel Demand 2019 2024 2029 2034 

Keys (65.0% Occupancy) 189 243 318 421 

Restaurant seats  377 485 636 842 

Conference Seats  321 413 540 716 

Source: Demacon, 2019 

 
Table 11.6: Total Hotel Demand Square Metres  

Total Hotel Demand 2019 2024 2029 2034 

Keys (65.0% Occupancy) 14 152 18 202 14 305 31 592 

Restaurant seats  755 971 1 272 1 685 

Conference Seats  545 701 919 1 217 

Total Square Metres 15 452 19 874 16 495 34 494 

Source: Demacon, 2019 

 
Development Implications  

 

✓ It is evident that a moderate to high demand exists for a hotel facility of 
approximately 318 hotel keys (2029). 

✓ There is scope for 636 conference seats and 540 restaurant facility seats 
(2029). 

✓ Total hotel demand exists of approximately 16 495m
2
 

✓ Optimum point of market entry would be 2020+. 
✓ The facility could double up as a function venue 
 

11.6 SYNTHESIS 

 
This chapter explained the various concepts of tourism such as tourism 
characteristics, tourism products and how tourism markets can be segmented. 
This is to understand tourism and its sub-contents in context.  
 
Tourism was shown to be split between business and leisure, while core 
services required for the sector are accommodation and transportation. A mix 
of other support or additional services is also required. These are shown to 
include telecoms, information services, finance, legal, real estates, etc.  
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The market demand estimations were calculated for the hotel market and 
auxiliary facilities. The share analysis refers to the expected market share 
generated according to the capacity provided.  
 

❑ GAP ANALYSIS 

 
The analysis of the market potential of the proposed hotel development show 
that there are a number of opportunities, which over the medium to long term, 
can bring about growth and development in the area / local economy. The 
proposed development will also contribute to the following: 
  

✓ Improving the quality of facilities in the area  
✓ Job creation and economic growth of area 
✓ Leading to Public-Private partnership investment 
✓ Promote development of SMMEs 
✓ Attract high volumes of tourists to area  
✓ Attract seasonal and non-seasonal tourists 
✓ Expand business activity in the area 
✓ Contribute positively to rates and taxes payable to local authority. 

  
According to the market research, there exists a demand for a four-star hotel, 
which should ideally be supported by conference and restaurant facilities. This 
demand is anticipated to rise markedly over the short to medium term.   
 
Despite relatively good short-stay accommodation supply within the 
surrounding market area, the site is strategically located and will be able to 
capture the increased short and medium-stay accommodation needs of a 

growing tertiary educational market. The proposed hotel could in future attract 
a high and increasing number of part-time students, lecturers and guest 
speakers within convenient walking distance as this area is not only 
conveniently located in relation to major roads and popular routes, but also 
offers an attractive environment.  
 
Importance of Branding and Image  
 
The following aspects are important in terms of branding and image of hotel 
developments within the area: 
 
✓ Brand Architecture (Brand name or names for the different products and 

services) 
✓ Target market insight and segmentation 

✓ Competition 

✓ Vision and mission 

✓ Brand Image 

✓ Brand value differentiation 

✓ Brand essence and positioning 

✓ Brand Associations 

✓ Brand building activities and brand implementation schedules. 
  
Most hotels have themes, this makes it unique and it stands out from the other 
competitors. The theme must form a golden thread through the architecture of 
the entrance gate; accommodation facilities; landscape, street furniture, 
signage system, logo, marketing material, web site etc.  
 
Market Segments that could be targeted by the hotel development  
  

✓ Tourists visiting the area 
✓ Government functions and events 
✓ Independent practitioners to see ambulatory patients for consultation, 

examination, investigation and treatment. 
✓ Educational Traveller (such as lecturers, students etc.)  
✓ Business travellers, professionals  

 
 
  

Development Type 

Hotel 

Conference Facility 

Restaurant 

Effective 

Market Gap 

Yes 

Development 

Prospects 

Moderate to 
High 



Diepkloof Mixed Use Market Study – April 2019  

261 | P a g e  
  

 
 

 
 

 
 
 
 
 
 
 
 

  



Diepkloof Mixed Use Market Study – April 2019  

262 | P a g e  
  

CHAPTER 12: PRIVATE HOSPITAL MARKET ANALYSIS 
 

 
 

12.1 INTRODUCTION 

 
The purpose of this chapter is to provide an overview of the 
medical/healthcare market with specific focus on the private hospital sector 
of the area. This will contribute to the identification of gaps in the market area 
that will stimulate the demand for a new private hospital / clinic and its 
related medical services.  
 
Private hospitals play a significant role in the South African health system. 
Access to private hospital services however, is still very limited largely 
because they cost significantly more than services in the public sector. 
Beneficiaries of medical schemes are the primary customers of the private 
hospital industry, although an increasing trend of self-funding patients has 
been reported. 
 
The changing preferences of the medical scheme population have influenced 
a significant shift from utilisation of public hospitals to private hospitals since 
1990. As a result, private hospitals have experienced substantial growth with 
the total number of private sector beds increasing by 32% since 1998 to the 
current estimated 27 500 beds.  
 
Private hospitals however, are concentrated in the major metropolitan areas 
with most hospitals found in Gauteng, KwaZulu-Natal and the Western Cape. 
Private hospital facilities are predominantly owned by three major hospital 
groups i.e. Netcare, Medi-Clinic and Life Healthcare. Collectively, these 
groups own and operate more than three quarters of all private sector beds 
and more than 80% of all private sector theatre facilities. The private hospital 
industry consistently attracts the attention of health care funders and 
regulatory authorities regarding its cost structures and pricing practices.  
 
A perception prevails that the fee-for-service reimbursement mechanism 
implemented by medical schemes encourages over-servicing thus driving 
cost-escalation in the environment, which makes private hospital services 
unaffordable for the majority of South Africans.  
 

Subsequent sub-sections provide a concise overview of the private hospital 
market in terms of the following aspects: 

 
 
12.2 PUBLIC AND PRIVATE MEDICAL HEALTHCARE 

 
The public sector is primarily funded by national and provincial government 
and generally struggle with capacity, funding and acquiring adequate staff. 
Recruiting doctors and nurses for the public sector is often difficult since public 
healthcare facilities generally pay lower wages than the private sector and 
working conditions are often poor.  
 
Public Sector medical/healthcare facilities include:  
✓ Public hospitals 

o District 

o Regional  

o Provincial 

o Tertiary 

o National  

o Central 

✓ Specialized hospitals (E.g. and psychiatric care) 

✓ Public clinics 

✓ Community health centres 

✓ Community based services (including school health services, home 

based care etc.) 

✓ Ambulance and patient transport services 

PRIVATE HOSPITAL MARKET ANALYSIS 12 
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Private health care is provided by a large “for profit” sector and a small, but 
significant workplace-based health care system. Private “for profit” hospitals 
are predominantly located in urban areas and has expanded rapidly over the 
past ten years. Private doctors are generally not employed by hospitals but 
operate as independent contractors with relatively loose affiliations to 
hospitals. Approximately 56% of doctors work in the private sector and is 
generally better qualified and more experienced (on average) than doctors in 
the public sector. A wave of mergers between health insurers, 
pharmaceuticals, manufacturers and hospital groups have resulted in a 
significantly smaller group of companies controlling the majority of the private 
health care industry.  
 
Private sector medical/healthcare facilities include:  
✓ Private hospitals 

✓ Private ambulances 

✓ Private laboratories 

✓ Radiologists 

✓ Private medical and dental specialists 

✓ Private general practitioners 

✓ Private dentists 

✓ Retail pharmacies 

✓ Supplementary and allied health professionals (including dieticians, 

psychologists, optometrists, physiotherapist etc.) 

✓ Complementary medicine practitioners (including homeopaths and 

chiropractors etc.) 

✓ Services such as drug rehabilitation and hospice care 

 
Private medical/healthcare facilities can be categorised as for profit or not-for-
profit facilities. Private for profit are facilities where the staff delivering health 
services are employed by the trade, partnership or registered business and 
the cost of the service are recovered from fees charged for the services 
rendered. Private not-for-profit includes facilities where the staff delivering 
health services is employed by a charitable or non-profit institute or 
organisation registered under Section 21 of the Companies Act.  
 

12.3 MEDICAL/HEALTHCARE FACILITIES, VARIOUS LEVELS OF CARE 
AS WELL AS MEDICAL SERVICES AND SPECIALTIES 

 
Medical facilities are classified according to 
the various types of services provides. 
Certain facilities provide basic care and 
others offer more specialised services. 
This section provides a brief overview of 
the various types of medical facilities, the 
various levels of care as well as the 
different services offered by 
medical/healthcare facilities.  
 

❖ MEDICAL FACILITIES  

 
Table 12.1 provides a summary of the various medical facilities and a brief 
description of their facilities and services.  
 
Table 12.1: Medical Facility Classification and Description 

Facilities Providing Inpatient Services 

Facility Description 

Hospitals 

Level 1 Hospital 

A facility at which a range of outpatient and inpatient 
services are offered mostly within the scope of general 
medical practitioners. It has a functional operating theatre 
in which operations are performed regularly under 
general anaesthesia 

Level 2 Hospital 

A facility that provides care requiring the intervention of 
specialists as well as general medical practitioner 
services. A hospital providing a single specialist service 
would be classified as a specialised level 2 hospital. A 
general level 2 hospital should provide and the staffed 
permanently in the following 6 basic specialties of 
surgery: 

• Medicine 

• Orthopaedics 

• Paediatrics 

• Obstetrics 

• Gynaecology 

• Psychiatry 

• Diagnostic radiology and anaesthetics 

Private Medical/Healthcare 
Facility 

 
“A unit delivering health services 

where the staff delivering the service 
is employed by any organisation that 

is not part of Government. Private 
medical/healthcare facilities may be 
for profit or not-for-profit in nature.” 
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Facilities Providing Inpatient Services 

Facility Description 

Level 3 hospital 

Provides specialist and sub-specialist care as defined for 
level 3 services. A specialised level 3 hospital will only 
have one or two specialties from group 1, 2 or 3 
represented (e.g. cardiology and respiratory medicine 
plus associated anaesthetics and diagnostic facilities). A 
general level 3 hospital will have sub specialty 
representation in at least 50% of the range of the group 
1 specialities listed in Table 

Specialised hospitals 

There are a wide range of possible specialties that could 
be focused in hospital, the two most common being TB 
and Psychiatry, but they also include spinal injuries, 
maternity, heart, infectious diseases etc. These units 
may also provide either acute, sub-acute or chronic care 
for all of those levels of care.  

Sub-Acute Facilities (Step Down) 

Convalescent unit 

Cater for patients who need ongoing treatment requiring 
supervision or respite care. They will be staffed either by 
professions allied to medicine (physical rehab) or 
specialist nurses (psychiatric rehab) These specialised 
units may be on or off hospital site. Patients may be 
discharged from hospital into off site units. 

Hospice Unit 

These cater for terminally ill patients requiring palliative 
care or respite care. They will be staffed by allied 
professions and specialist nurses. These specialised 
units may often be on or off hospital site. Patients may be 
discharged from hospital into off site units 

Transit Units 

These units cater for patients who are awaiting treatment 
from a hospital but do not require admission. They may 
also cater for patients who have been discharged from 
hospital but for social reasons cannot go home.  

Other Medical/Healthcare Facilities 

Health Post 
Room in a house or other structure in a community from 
which a range of elementary PHC services are provided 

Mobile 

Temporary service from which a range of PHC services 
are provided and where a mobile unit/bus/car provides 
the resources of the services. This service is provided on 
fixed routes and at a number of strategic points which are 
visited on a regular basis. Some visiting points may 
involve the use of a room in a building, but the resources 
(equipment, stock etc.) are provided from the mobile 
when the service is available and are not maintained at 
the visiting point.   
Clinics and Health Centres 

Facilities Providing Inpatient Services 

Facility Description 

Satellite Clinic 

A facility that is a fixed building where one or more rooms 
are permanently equipped and from which a range of 
PHC services are provided. It is open for up to 8 hours 
per day and less than 4 days per week.  

Clinic 
An appropriately permanently equipped facility at which 
a range of primary health care services are provided. It is 
open at least 8 hours a day and at least 4 days a week 

Community day 
centre 

A facility which is not open 24 hours a day, 7 days a week 
but at which a broad range of primary healthcare services 
are provided. It also offers accident and emergency but 
not midwifery services or surgery under general 
anaesthesia 

Community health 
centre 

A facility which is open 24 hours a day, 7 days a week at 
which a broad range of primary healthcare services are 
provided. It also offers accident and emergency and 
midwifery services but not surgery under general 
anaesthesia 

Specialised health 
centre 

A facility that provides specialised care to particular 
groups of patients usually for less than 24 hours at a time. 
There are many possibilities for such units, but the most 
common are obstetric units and renal dialysis units 

Independent 
consulting rooms 

A facility that is not part of a hospital or clinic and is used 
by one or more independent practitioners to see 
ambulatory patients for consultation, examination, 
investigation and treatment 
General practitioner consulting rooms – one or more 
professionals registered as medical practitioners and 
who are not registered as specialist deliver health 
services 
 
Specialist consulting rooms – one or more professionals 
register as medical practitioners and who are registered 
as specialists deliver health services 
 
Registered practitioner consulting rooms – where one or 
more professionals registered in any of the allied health 
professions deliver health services 

Traditional Health 
practitioners 

consulting rooms 

Where one or more professionals are registered as 
traditional health practitioners and deliver health services 

 
 

❖ VARIOUS LEVELS OF CARE 
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This section provides a brief overview of the various levels of care offered by 
different medical/healthcare facilities. The various levels of medical care are 
listed in Table 12.2 together with a brief description.  
 
Table 12.2: Level of Care and Description 

Level of Care Description 

Ambulatory Care 
Non-Admitted care, generally includes consultations, 
interventions or tests 

Primary Healthcare 

A set of prescribed services, generally falling within the 
skill base of professional nurse, technician, mid-level 
worker, counsellor, community health worker, midwife 
and emergency medical practitioner. These services 
may be first point of contact or for follow-up care 

Referred outpatient 
care 

Services provided by the requiring the skills of a general 
medical practitioner, a medical specialist or an allied 
health professional to which patients are referred, 
usually by appointment, for more specialised opinions or 
care. These will include referrals to general medical or 
surgical outpatients as well as the referrals to specialist 
clinics. They will also include referrals within a primary 
health care facility with or without appointment where 
their professionals deliver outreach services and/or 
where they provide services from private rooms or 
surgeries. 

Day care 

Treatment, observation or assessment that requires an 
extended stay, usually beyond the treatment or 
consultation as an outpatient, but less than 1 day. Day-
case patients do not get counted in midnight bed count.  

Impatient Care 

Patients are admitted to hospital for at least one night for 
diagnosis, investigation or treatment 
Level 1 care 
Services which are within the skill base of a general 
medical practitioner and do not require the intervention 
of a specialist. Includes simple surgery requiring general 
anaesthetics 
Level 2 care (secondary) 
Services which at some time during the intervention are 
beyond the normal scope of a generalist and required 
the input of a registered specialist.  
Level 3 care (tertiary)  
Services which at some time during the intervention are 
beyond the normal scope of a specialist and requires the 
input of a registered sub-specialist 

Level of Care Description 

Acute care 
Care of conditions that may change within a few hours 
or days and that require prompt investigations, diagnosis 
and treatment 

Step-down or Sub-
acute 

Inpatient care that follows or forms the latter part of an 
acute episode in which the patient has been 
investigated, diagnosed, is in a stable condition and has 
a treatment plan but require ongoing inpatient nursing or 
rehabilitation care for less than 90 days 

Chronic Care 
Long term inpatient care and or treatment of patients 
relating to chronic conditions that require extended care 
over 90 days 

 

➢ SERVICES AND SPECIALTIES 

 
Table 12.3 provides an overview of various services classified as Group 1, 
Group 2 and Group 3 specialties. Specialty services are usually only offered 
by selective healthcare/medical facilities due to cost and availability of skilled 
and experienced individuals.  
 
Table 12.3: Services and Specialties 

Group 1 Specialties Group 2 Specialties Group 3 Specialties 

Burns N/A N/A 

N/A Cardiology 
✓ Echocardiography 

✓ Ultrasound 

✓ Electrocardiography 

✓ Stress testing 

✓ ECH holter 

✓ Pacemaker follow up 

✓ Catch lab 

✓ Electrophysiology 

ablation 

Cardiology 
✓ Cardioberter 

defribulator 

✓ LV assist devices 

Critical Care N/A N/A 

Dermatology N/A N/A 

Diagnostic Radiology 
✓ Multi-slice CT scan 

✓ Fluoroscope 

✓ Mammography 

✓ Colour Doppler US 

✓ Interventional 

radiology 

✓ Angiography 

Diagnostic Radiology 
✓ MRI 

✓ Interventional 

neuroradiology 

Diagnostic Radiology 
✓ PET scan 

✓ Cardiac imaging 
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Group 1 Specialties Group 2 Specialties Group 3 Specialties 

Ear, Nose and Throat 
✓ General Surgery 

Ear Nose and Throat 
✓ Specialised services 

Ear, Nose and Throat 
✓ Skull base surgery 

✓ Cochlear implants 

Gastroenterology 
✓ Angiography 

✓ AT scan 

✓ Coronary care 

✓ Echocardiography 

✓ Stress ECG 

✓ Endoscopy 

✓ Proctoscopy 

✓ Colonoscopy 

N/A N/A 

N/A Endocrinology N/A 

General Surgery 
✓ Complex and high 

acuity care 

N/A General Surgery 
✓ Liver and pancreatic 

resections 

✓ TME 

N/A Geriatrics N/A 

N/A Haematology Haematology 
✓ Bone marrow 

transplant 

N/A N/A Hepatology 
✓ Specialist liver unit 

✓ Liver transplant 

N/A Human Genetics N/A 

Infectious Diseases 
✓ Tertiary infectious 

diseases 

✓ Pathology 

✓ Infection control 

Infectious Diseases 
✓ Clinical research 

Infectious Diseases 
✓ National institute for 

communicable 

diseases 

Dietician 
✓ Counselling services 

✓ Social worker 

N/A N/A 

N/A Medical Radiation 
Oncology 

Medical Radiation 
Oncology 
✓ Bone marrow 

transplant 

✓ IMRT 

✓ Intra-operative 

radiation 

✓ Stereotactic radiation 

✓ PET scan planning 

Group 1 Specialties Group 2 Specialties Group 3 Specialties 

✓ Laminar flow 

✓ Cryopreservation 

✓ Stem cell harvesting 

✓ T-cell depletion 

facilities 

Mental Health 
✓ Old age psychiatry 

✓ Forensic psychiatry 

✓ Substance abuse 

✓ Liaison psychiatry 

✓ Eating disorders 

✓ Inpatient 

psychotherapy 

✓ Social psychiatry 

✓ Acute psychotic 

✓ Acute non-psychotic 

N/A N/A 

Neo-Nathology 
✓ Neo-natal intensive 

care 

N/A N/A 

Nephrology N/A Nephrology 
✓ Pancreas 

✓ Kidney 

✓ Liver 

✓ Transplants 

N/A Neurosurgery N/A 

N/A Nuclear Medicine Nuclear Medicine 
✓ PET or gamma PET 

Obstetrics and 
Gynaecology 
✓ Foetal and maternal 

medicine 

Obstetrics and 
Gynaecology 
✓ Oncology 

✓ Urogynecologist 

✓ Reproductive 

medicine 

N/A 

Ophthalmology Ophthalmology 
✓ Specialised 

Ophthalmology 
✓ Super specialised 

Paediatrics 
✓ Specialist paediatric 

medicine 

✓ Surgery service 

✓ Paediatric ICU 

Paediatrics 
✓ Paediatric cardiology 

✓ Endocrinology 

✓ Gastroenterology 

✓ Haematology 

✓ Oncology 

✓ Nephrology 

Paediatrics 
✓ Organ transplant 

✓ Epilepsy surgery 

✓ Craniofacial surgery 

✓ High cost/complex 

medical interventions 

✓ Metabolic laboratory 
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Group 1 Specialties Group 2 Specialties Group 3 Specialties 

✓ Neurology ✓ Bone marrow 

transplants 

N/A Respiratory Medicine N/A 

Plastic and 
Reconstructive 
Surgery 
✓ General 

Plastic and 
Reconstructive Surgery 
✓ Specialised 

N/A 

Rehabilitation Centre Rehabilitation Centre 
✓ Audiology 

✓ Spinal injuries 

✓ Stroke units 

 

 
12.4 MARKET POTENTIAL ASSESSMENT 

 

12.4.1 COMPETING PRIVATE HOSPITALS 

 
The following assessments provide the supply side input into the market 
potential model. The supply of private hospitals within market area, are 
illustrated in the following tables. 
 
Table 12.4: Existing private hospitals  

Name Physical Address 
Hospital 
Group 

Number 
of beds 

Fordsburg Clinic 
Hospital 

22 Bonanza St, Selby, 
Johannesburg 

NHN 30 

SK Matseke Private 
Hospital (Lesedi 
Private Hospital) 

23967 Old Potchefstroom Road, 
Zone 6, Diepkloof, Soweto 

Clinix 
Health 
Group 

132 

Netcare Garden 
City Hospital 

35 Barlett Road, Mayfair West, 
Johannesburg 2092 

Netcare 363 

Selby Hospital 
121 Eloff Street Ext, Selby, 
Johannesburg 

Clinix 
Health 
Group 

642 

Mulbarton Hospital 
25 True North Road, Mulbarton, 
Johannesburg 

Netcare 155 

Netcare Clinton 
Hospital 

62 Clinton Road, New Redruth, 
Alberton 

Netcare 165 

Netcare Union 
Hospital 

47 Clinton Road, New Redruth, 
Alberton 

Netcare 222 

Name Physical Address 
Hospital 
Group 

Number 
of beds 

Netcare 
Rehabilitation 
Hospital 

2 Bunting Road, Auckland Park, 
Johannesburg 2006 

Netcare 110 

Netcare Rand 
Hospital 

33 Bruce Street, Berea, 
Johannesburg 2198 

Netcare 151 

Medicross 
Roodepoort Family 
Medical Centre 

Princess Crossing Shopping 
Centre, 54 Ontdekkers Road, 
Ontdekkerspark, Roodepoort 

Netcare   

Source: Demacon, 2019 

 

12.4.2 PROPOSED PRIVATE HOSPITALS  

 
The table below provides the proposed private hospital within the greater 
Soweto market area. 
 
Table 12.5: Proposed medical supply  

Name 
Physical 
Address 

Hospital 
Group 

Number of beds 

Dr Nthato 
Motlana 
Memorial 
Hospital 

Opposite Protea 
Glen Shopping 
Centre 

Clinix 

The new hospital, which will 
be located at the southern 
side of Protea Boulevard and 
south of the Protea Glen Mall 
in Protea Glen Extension 12. 
The hospital will boast 
facilities such as an adult 
ICU ward, a radiology unit, 
an integrated theatre 
complex and a maternity 
ward etc. 

Kagiso Hospital 
1 Adcock St & 
Randfontein 
Road, Chamdor 

Provincial  

Leratong is a provincial 
facility providing a 
comprehensive health care 
service which includes HIV 
and TB-related treatment, 
care and support services 

 
Findings: 

✓ From the data above, there are 10 private hospital in the primary market 

area with approximately beds ranging between 30 to 363 hospital beds. 

 
Map 12.1: Healthcare facilities within the primary market area 
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12.4.3 MARKET POTENTIAL ESTIMATIONS 

 
The DEMACON market potential model is based on the 2019 medically 
insured population and annual growth rates over a ten-year forecast period.  
The residual / net demand technique provides an indication of overall 
market capacity, whereas the share technique provides a more accurate 
estimation of the number of sustainable / viable beds in demand for the 
particular private hospital under consideration. Table 12.6 indicates the market 
potential for a private medical facility. 
 
Table 12.6:  Market Potential & Growth Forecast Model (Private Facility) 
– 2019 

MARKET DEMAND (LSM 4 - 10+) 

DEMAND 2019 2024 2029 

PRIMARY DEMAND       

2019 Medically insured population (people) 379 114 503 428 668 504 

Additional insured lives per annum  24 863 33 015 

Population growth rate (% / annum  -  compound 
growth) 

5,836% 5,836% 5,836% 

beds / 1000 population medically insured (private 
beds) 

4,8 4,8 4,8 

Private beds in demand (LSM 4-10+) 1 820 2 416 3 209 

SECONDARY DEMAND    

Injection 10% 10% 10% 

Secondary demand 42 123 55 936 74 278 

Private beds in demand (LSM 4-10+) 202 268 357 

TOTAL MARKET DEMAND 
   

Number of beds (private beds) 2 022 2 685 3 565 

MARKET SUPPLY (Trade Area Apportioned Effective Competitive Supply) 

Fordsburg Clinic Hospital 12 12 12 

Lesedi Private Hospital 86 86 86 

Netcare Garden City Hospital 127 127 127 

Selby Hospital 225 225 225 

Mulbarton Hospital 54 54 54 

Netcare Clinton Hospital 25 25 25 

Netcare Union Hospital 22 22 22 

Netcare Rehabilitation Hospital 17 17 17 

Netcare Rand Hospital 15 15 15 

EFFECTIVE COMPETITIVE SUPPLY    

Total competing beds in primary market 450 450 450 

MARKET POTENTIAL 

Net effective demand (residual market capacity - 
additional beds) 

1 572 2 235 3 116 

Market share (% market share of total beds for 
facility) 

10,0% 10,0% 10,0% 

Market potential (total number of viable beds 
for facility) 

202 268 357 

Total additional area requirement (sqm hospital 
floor space) 

15 165 20 137 26 740 

Model Calibration & Sensitivity 

Beds / 1000 total population as benchmark:    

Population ('000) 379,1 503,4 668,5 

National Average (Private beds per 1000 
population) 

4,80 4,80 4,80 

Study area private beds per 1000 total population 
(as per Demacon Model) 

1,55 1,28 1,09 

Model acuracy (under / over estimation) 32,3% 26,8% 22,6% 
Interpretation: 
<100% = Conservative market potential estimation 
>100% = Liberal market potential estimation (likely to produce oversupply in market) 

 
Market Potential and Growth Forecast Model (Table 12.6) 
 

✓ Table 12.6 illustrates that there are approximately 379 114 medically 

insured persons in the trade area, from a total estimate population of 

1 584 453 - a total of 23.9% of the market population. 

✓ For demand modelling purposes, the number of private beds catering 

required to the needs of the medically insured segment of the market is 4.8 

private beds per 1 000 medically insured persons. 

✓ The above with a 10% secondary market injection yields a demand for 

2 022 private beds in the market area (2019), increasing to 2 685 in 2024 

and 3 565 in 2029. 

✓ Based on the current location and the nature of the proposed development 

a private hospital with approximately 202 to 357 beds can be developed 

over the next 5 to 10 years (say 270 – 360 beds). 

✓ The optimum point of market entry for the private hospital could be 2023+. 
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12.5 SYNTHESIS 

 
Chapter 12 integrated the findings of preceding chapters into an empirical 
assessment of the market potential for additional beds in the market area. 
The market area supply profiling exercise subsequently lead to the 
identification of the following market gaps and concomitant investment 
opportunities. It is important to note that the gap analysis is based on medical 
facilities within the area. 
 

❑ GAP ANALYSIS 
 

 
In context of the above, Demacon’s Demand Modelling indicates potential / 
scope for a private hospital with approximately 202 to 357 beds. Given the 
rate of market growth, the optimum point of market entry should be 2023+.   
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Development 

Type 

Private Hospital 

 

Effective 

Market Gap 

Yes 

Development 

Prospects 

Moderate to  
High 
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Table 12.7: Gap Analysis 

  
SK Matseke Private 

Hospital (Lesedi Private 
Hospital) 

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital 

Physical Address 
23967 Old Potchefstroom 
Road, Zone 6, Diepkloof, 

Soweto 

25 True North Road, 
Mulbarton, Johannesburg 

62 Clinton Road, New 
Redruth, Alberton 

47 Clinton Road, New 
Redruth, Alberton 

Number of Beds 

132 (undergoing 
refurbishment and upon 

completion will house 266 
beds) 

216 165 222 

24-hr Emergency centre     

Audiology & Speech Therapy     

Antenatal Classes     

Brachytherapy     

Biokinetics     

Burns Unit     

Cardiology     

Cardiothoracic     

Cardiac Cathlab     

Chiropractitioner     

Dental Procedures     

Dermalogica     

Dermatology     

Dialysis     

Dietetics     

Diabetic Ward     

Ear, Nose & Throat Surgeon     

Endocrinology     

Endoscopy Unit     

Epilepsy Monitoring Unit        

Gastroenterology     

General Practitioners     

General Surgery     

Gynecology & Obstetrics     

Haematology     

HIV Wellness Clinic     

ICU     

Internal medicine     
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SK Matseke Private 

Hospital (Lesedi Private 
Hospital) 

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital 

Lithotripsy     

Maxillofacial & Oral Surgery     

Maternity     

Nephrology     

Neurology     

Neonatal     

Nuclear medicine     

Occupational Therapy     

Oncology     

Ophthalmology     

Orthopaedics     

Periodontics     

Orthopaedical Surgery        

Occularist        

Orthotics        

Ophthalmology         

Paediatric ICU     

Paediatric Oncology     

Paediatric Specialist (Cardiologist, Neurologist etc)         

Paediatrics         

Pathology         

Physiotherapy         

Plastic & Reconstructive Surgery         

Psychiatry         

Psychology         

Pulmonology         

Podiatristy         

Radiology         

Rehabilitation Unit / Step-Down Facility         

Renal Dialysis         

Rheumatology         

Thoracic Surgery         

Trauma Unit     

Sleeplab     

Spinal Unit         
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SK Matseke Private 

Hospital (Lesedi Private 
Hospital) 

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital 

Urology         

Vascular Surgery         

Wound Care Clinic         

 
 
In terms of the above gap analysis, the following gaps could be filled at the 
private hospital. 
 

 

❑ PRIVATE HOSPITAL DEVELOPMENT RECOMMENDATIONS  
 
On account of the above, the DEMACON demand model factors extensive 
support from beyond the catchment, but nevertheless, remains alive to the 
distance deterrence function and diminishing support as travel time increases, 
coupled with low levels of private healthcare insurance in the informal areas. 
In context of the above, DEMACON’S Demand Modelling indicates potential / 
scope for a private hospital of approximately 202 to 357 beds. 
 
The proposed hospital could expect the following occupancy rates: 
 
 
 
 
 

Table 12.8: Estimated Occupancy Rates for the Proposed Private 
Hospital 

Year 1 Year 2 Year 3 

70% - 80% 80% - 90% 90%+ 

Source: Demacon, 2019 

 
These estimates will be subject to operator characteristics, management 
efficiency, service offering and quality, convenience of access and other 
location attributes. 
 
PRIVATE HOSPITAL RECOMMENDATIONS: 
 
Medical Facilities / Disciplines Gap Analysis 

 
The following medical facilities / disciplines were identified as gaps in the 
market and could be considered as part of the private hospital. 
 
It is recommended that the proposed private hospital could include facilities 
and services offered at a level 2 hospital.  
 
✓ A facility that provides care requiring the intervention of specialists as well 

as general medical practitioner services.  
✓ A hospital providing a single specialist service would be classified as a 

specialised level 2 hospital.  
✓ A general level 2 hospital should provide and the staffed permanently in 

the following 6 basic specialties of surgery: 

• Medicine 

• Orthopedics 

• Pediatrics 

• Obstetrics 

• Gynecology 

• Psychiatry 

• Diagnostic radiology and anesthetics. 

Development Type 

 

• Burns & Wound 
Unit 

• HIV/TB Clinic 

• Rehab Centre 

• Ophthalmologist 

 

Effective Market 

Gap 

• Yes 
 

• Yes 
 

• Yes 
 

 

 

Development 

Prospects 

• Moderate to 
High 

• Moderate to 
High 

• Moderate to 
High 
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Healthcare facilities / services to be considered:  
✓ Specialised nursing units 
✓ 24 –hr Emergency centre 
✓ Critical/high care unit 

• Critical care unit/high care unit to perform a variety of procedures, 
ranging from simple diagnostic to more complicated interventional 
procedures. 

✓ Neonatal critical/high care unit 

• The unit should comprise of high care, critical care beds, and 
special isolation units, and be equipped with the latest medical 
technological equipment in order to care for the infants. 

✓ Specialised clinics 

• Antenatal clinic 

• Diabetes clinic 

• Pre-admission centre 

• Woundcare clinic. 
✓ Supplementary services 

• CT Scan  

• Pathology  

• Radiology  

• Renal dialysis. 
 
Independent Consulting Rooms: 
 
✓ The consulting rooms should include one or more independent 

practitioners to see ambulatory patients for consultation, examination, 
investigation and treatment.  

 
Medical & Surgical Disciplines to consider: 
 
✓ Cardiology 
✓ Dental surgery  
✓ Dentistry  
✓ Dermatology  
✓ Ear, nose and throat surgery  
✓ General practice  
✓ General surgery  
✓ Gynaecology  
✓ Urology  
✓ Renal Dialysis 

✓ Orthopaedic surgery  
✓ Pathology  
✓ Paediatrics  
✓ Periodontal surgery  
✓ Ancillary services: Pharmacy.  
 
HIV/AIDS Centre 
 
Treatment / Facilities to consider:  
 
✓ Voluntary HIV Testing 
✓ CD4 Testing 
✓ Wellness Programme 
✓ Antiretroviral Programme 
✓ Circumcision 
✓ On Site Pharmacy 
✓ Prevention of Mother-to-child Transmission 
✓ Post Exposure Prohylaxis 
✓ Pap Smears 
✓ Family Planning 
✓ Child Vaccine Programme 
✓ Adult Immunisation 
✓ Cholesterol Screening 
✓ Diabetes Management 
✓ High Blood Pressure 
✓ TB Screening. 
 
Private Medical Centre 
 
It is recommended that a private medical centre (such as a community health 
centre, specialised health centre and / or independent consulting rooms) could 
be considered as part of the proposed private hospital development. This 
provides for the agglomeration of various types of medical disciplines to be 
accommodated in a single building – examples include private doctor, 
gynaecologist, optometrist, orthodontist/dentist, audiologist en pathologist. 
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Table 12.9: Recommended medical centres  
Recommended Medical Centres 

Community health 
centre 

A facility which is open 24 hours a day, 7 days a week 
at which a broad range of primary healthcare services 
are provided. It also offers accident and emergency 
and midwifery services but not surgery under general 
anaesthesia 

Specialised health 
centre 

A facility that provides specialised care to particular 
groups of patients usually for less than 24 hours at a 
time. There are many possibilities for such units, but 
the most common are obstetric units and renal dialysis 
units 

Independent consulting 
rooms 

A facility that is not part of a hospital or clinic and is 
used by one or more independent practitioners to see 
ambulatory patients for consultation, examination, 
investigation and treatment. General practitioner 
consulting rooms – one or more professionals 
registered as medical practitioners and who are not 
registered as specialist deliver health services 
 
Specialist consulting rooms – one or more 
professionals register as medical practitioners and 
who are registered as specialists deliver health 
services 
 
Registered practitioner consulting rooms – where one 
or more professionals registered in any of the allied 
health professions deliver health services. 
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CHAPTER 13: PRIVATE SCHOOL MARKET ANALYSIS 
 

 
 

13.1 INTRODUCTION 

 
This chapter focuses on the private school market with the objective of 
estimating the development potential within the designated area. In order to 
reach this objective, the supply and demand within the market area should be 
identified and assessed in light of current trends. 
 
This chapter is addressed under the following headings: 
 
 
 
 
 
 
 
 

 

 
13.2 PRIVATE SCHOOL SECTOR 

 

13.2.1 DEFINING & BACKGROUND INFORMATION TO PRIVATE 

SCHOOLS 

 

❖ Defining Private / Independent Schools 

 
In terms of the South African Schools Act (SASA) in 1996 a national schooling 
system was introduced and recognised two categories of schools: public and 
independent. Public schools are state controlled and independent schools are 
privately governed. 
 
Within the public-school category, SASA created a sub-category of “public 
schools on private property” comprising state schools on private land owned  
 
by religious bodies, farmers, mines and forestry companies. All private schools 
were included in the independent school category.  

The South African definition of independent (private) schools is a narrow one 
compared to other developing countries, especially as it does not include the 
“public schools on private property”. 
 
In terms of Section 29 of the Constitution of South Africa, everyone has the 
right to establish, at his or her own expense, independent educational 
institutions. These institutions may not discriminate on the basis of race, must 
be registered with the state, and must maintain standards not inferior to those 
of comparable public institutions. State subsidies to independent institutions 
are permitted, but not guaranteed. Most independent schools are community 
schools. Another large category is not-for-profit religious schools: Christian, 
Muslim, Hindu and Jewish. There is a growing category of secular 
independent schools, which may be either not-for-profit or for-profit. 
 

❖ The South African Independent School Sector 

 
Since the collapse of the apartheid state and the advent of democracy in South 
Africa, dramatic changes have occurred in the independent (private) school 
sector. In 1990, there were approximately 550 registered independent schools 
in the country. The dominant public perception of independent schools at that 
time was “white, affluent and exclusive”. This perception was largely true.  
 
According to a recent HSRC Quantitative Survey there are now at least 1290 
independent schools in South Africa – more if primary and secondary schools 
are counted separately. Over 60% of all independent schools have therefore 
been established since 1990.  The sector now educates more than 400,000 
learners, of which 70% are black (58% are African). The majority of schools 
charge fees below R8 500 per annum. Only 14% of schools charge fees of 
more than R27 000 per annum. 
 
What has caused this dramatic change? Research has confirmed that both 
excess (unmet) and differentiated (different or better) demand for education 
are found in South Africa. Historically, excess demand was found in black 
communities and differentiated demand in white communities. A new demand 
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from black communities for differentiated education is largely responsible for 
the growth of the independent school sector since 1990. 
 
Despite an increase in the number of for-profit independent schools, the sector 
remains overwhelmingly not-for-profit. Most independent schools are also 
small schools, with 350 learners per school or less. This is partly because so 
many of them are newly established. The sector serves a wide range of 
different religions, philosophies and educational approaches across the full 
socio-economic spectrum. Religious schools, at 43% of sector, are the largest 
subcategory of independent school.  
 
Most independent schools arise out of a community need and have strong 
links to their community of origin. Over 64% of independent schools, both well- 
and poorly-resourced, have community development programmes. These 
programmes reach more learners than the total number educated in all 
independent schools. 
 

❖ ISASA Governance Structures 

 
ISASA’s General Council, which includes its office-bearers and delegates from 
its five regions, determines the Association's policy. The Executive Committee 
expedites policy decisions of the Council. Each region also has a Regional 
Committee, as well as a Chair and a Regional Director.  
 
When ISASA was established in 1999, the heads' and the bursars' 
associations changed their names and constitutions to become constituent 
members of ISASA, as the Southern African Heads of Independent Schools 
Association (SAHISA) and the Southern African Bursars of Independent 
Schools Association (SABISA) respectively.  
 
Prior to 2001, a national consultative body for all the independent school 
associations, known as the National Joint Liaison Committee (JLC) existed. 
At the end of 2000, the JLC drew up a constitution to cement the good working 
relationships between these associations and to facilitate interaction with 
government. The new body is known as the National Alliance of Independent 
School Associations of Southern Africa (NAISA). 

 

 

 

 

13.3 MARKET POTENTIAL ASSESSMENT 

 

13.3.1 MARKET SUPPLY 

 
Table 13.1 provides the education facilities within the primary market area. 
 
Table 13.1: Education facilities  

Name of School Category 

ALBERTON 

Alberton Leersentrum Learningschool 

Kip McGrath Education Centre Educational Centre 

Barloworld Automotive Training Centre Vocational Training 

Magnetic Nail Academy Vocational Training 

Thera-Ed Educational Centre Vocational Training 

DIEPKLOOF 

Inkululeko Day Care Centre Pre-School 

Bakgomana Primary School Primary School 

Bapedi Primary School Primary School 

Boepakitso Primary School Primary School 

Bopanang Primary School Primary School 

Dumezweni Primary School Primary School 

Ekuthuleni Primary School Primary School 

Elitheni Primary School Primary School 

Giyani Primary School Primary School 

Holy Cross Schools Primary School 

Ikaneng Primary School Primary School 

Inkwenkwezi Primary School Primary School 

Ipolokeng Primary School Primary School 

JS Mpanza Primary School Primary School 

Khomanani Primary School Primary School 

Khulangdwazi Primary School Primary School 

Lebowa Primary School Primary School 

Mangwele Primary School Primary School 

Nandi Primary Primary School 

Qhobosheane Primary School Primary School 

Sedibeng Sa Thuto Primary School Primary School 
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Name of School Category 

Seipateng Primary School Primary School 

Thabisile Primary School Primary School 

Tiyani Primary School Primary School 

Tlotlego Primary School Primary School 

Vulamazibuko Primary School Primary School 

Bopasenatla Secondary School High School 

Diepdale Secondary School High School 

Fidelitas Comprehensive School High School 

Fons Luminis Secondary School High School 

Immaculata Secondary High School 

Madibane Comprehensive School High School 

Namedi Secondary School High School 

Takelani School Special School 

Funda Community College Vocational Training 

GERMISTON 

Spy Kidz Nursery School Pre School 

JOHANNESBURG 

Arbor Helland Pre-Primary School Pre-School 

Busy Buddies Nursery School Pre-School 

Kidz At Play Nursery School Pre-School 

Towerby Pre Primary School Pre-School 

Bephelo-Impilo Primary School Primary School 

Bernard Isaacs Primary School Primary School 

Boekenhout Primary School Primary School 

Bree Street Primary School Primary School 

Calvary Primary School Primary School 

Cavendish Primary School Primary School 

Charles McBain Primary School Primary School 

CL Magardie Primary School Primary School 

Crown Mines Primary School Primary School 

Crown Reef Primary School Primary School 

Dalmondeor Primary School Primary School 

Delrado Primary School Primary School 

Dowlinglaan / Avenue L Primary School 

Eldocrest Primary School Primary School 

Name of School Category 

Eldorado Park Muslim School Primary School 

Eldorado Park Primary School Primary School 

Eldridge Primary School Primary School 

EP Baumann Primary School Primary School 

Everest Primary School Primary School 

EW Hobbs Primary School Primary School 

Firethorn Primary School Primary School 

Florida Avenue Primary School Primary School 

Fordsburg Primary School Primary School 

Forest Hill Primary School Primary School 

General Christiaan de Wet Primary School Primary School 

Glenanda Primary School Primary School 

Goudpark Primary School Primary School 

Hartford College Primary School 

Heerengracht Primary School Primary School 

Hesperus Primary School Primary School 

Highveld Primary School Primary School 

Huguenot Primary School Primary School 

Jim Fouche Primary School Primary School 

Kliptown Primary School Primary School 

Laerskool Danie Theron Primary School 

Laerskool Piet van Vuuren Primary School 

Mary Help Of Christians Junior Primary School Primary School 

Meredale Primary School Primary School 

Milnerton Primary School Primary School 

Mondeor Primary School Primary School 

Mossie Primary School Primary School 

Mulbarton Primary School Primary School 

Nancefield Primary School Primary School 

Naturena Primary School Primary School 

Newclare Primary School Primary School 

Noordgesig Primary School Primary School 

Olifantsvlei Primary Primary School 

Our Lady Of Lebanon Maronite Catholic School Primary School 

Park Primary School Primary School 
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Name of School Category 

Parkdale Primary School Primary School 

Rainbow Lower Primary School Primary School 

Riverlea Primary Primary School 

Robertsham Primary School Primary School 

Rosettenville Central Primary School Primary School 

Saint Ive's Primary School Primary School 

Saint Theresa's Convent School Primary School 

Tambotie Preparatory School Primary School 

TC Esterhuysen Primary School Primary School 

Theo Wassenaar Primary School Primary School 

Townsview Primary School Primary School 

Turffontein Primary School Primary School 

Voorbrand Primary School Primary School 

West Rand Seventh Day Adventist Primary School Primary School 

Westbury Primary School Primary School 

Wilhelmina Hoskins Primary School Primary School 

Winchester Ridge Primary School Primary School 

WR Goliath Primary School Primary School 

Mayfair Convent Primary School Primary School 

Abbott's College Johannesburg South High School 

Alpha and Omega Christian Academy High School 

Coronationville Secondary School High School 

Covenant College High School 

De Fakkel High School High School 

Edumore Christrian Academy High School 

Eldoradopark Secondary School High School 

Forest High School High School 

Futura School-Remedial School High School 

Glenvista High School High School 

Hor Tegniese Skool Langlaagte High School 

Hoërskool Vorentoe High School 

Horizon International High School High School 

Johannesburg Polytech Institute High School 

Johannesburg Secondary School High School 

Klipspruit Wes High School High School 

Name of School Category 

Kliptown Secondary School High School 

Lancea Vale Secondary School High School 

Missouri Secondary School High School 

Mondeor High School High School 

Moses Maren Mission Technical Secondary School High School 

Nationwide School for Academic Excellence High School 

Noordgesig Secondary School High School 

Park Secondary School High School 

President High School High School 

Raucall Secondary School High School 

Riverlea Secondary High School 

Sama Independent High School 

Silver Oaks Secondary School High School 

Sir John Adamson High School High School 

Sparrow Secondary School High School 

Vine College High School 

Waterstone College Primary School High School 

Westbury Secondary School High School 

Willow Crescent Secondary School High School 

Saint Martin's High School High School 

Thathulwazi school High School 

Johannesburg Muslim School Private School 

Coronationville Special School Special School 

Don Mattera School Special School 

Frances Vorwerg Special School Special School 

Goudveld Vaardigheid Special School Special School 

Hamlet School Special School 

Randeor Special School Special School 

Academy of Learning Vocational Training 

Bernard Price Institute for Palaeontological Research Vocational Training 

Central Johannesburg College Highveld Campus Vocational Training 

Dental Teaching Hospital - Wits Vocational Training 

Harvest Christian College Vocational Training 

Johannesburg College Vocational Training 

New Nation College Vocational Training 



Diepkloof Mixed Use Market Study – April 2019  

281 | P a g e  
  

Name of School Category 

Riverlea College Vocational Training 

Task Academy College Vocational Training 

Waterstone College Vocational Training 

Marist Brothers Linmeyer - Marian College Coeducational school 

Elethu Themba Public School Combined School 

MEADOWLANDS 

Dzata Primary School Primary School 

Emelang Primary School Primary School 

Empumalanga Primary School Primary School 

Emzimvubu Primary School Primary School 

Hlabangane Primary School Primary School 

Indoni Primary School Primary School 

Inkonjane Primary School Primary School 

Kwa-Phalo Primary School Primary School 

Lejoeleputsoa Primary School Primary School 

Livhuwani Primary School Primary School 

Mawila Primary School Primary School 

Moruta-Thuto Primary School Primary School 

Nkwe Primary School Primary School 

Palesa Primary School Primary School 

Retile Primary School Primary School 

Rishile Primary School Primary School 

Shako-Bowa Primary School Primary School 

Sivelile Primary School Primary School 

Thakhisa Primary School Primary School 

Thembalethu Primary School Primary School 

Thobeka Primary School Primary School 

Thsimologo Lower Primary School Primary School 

Tiyimiseni Primary School Primary School 

Tlhokomelo Primary School Primary School 

Totomeng Primary School Primary School 

Tshileletso Primary School Primary School 

Tsietsi Mashinini Primary School Primary School 

Tsogang Primary School Primary School 

Tswelelang Primary School Primary School 

Name of School Category 

Tumang Primary School Primary School 

Tumelo Primary School Primary School 

WK Maponyane Primary School Primary School 

Kelokitso Comprehensive School High School 

Khindlimukani Secondary School High School 

Kwa-Mahlobo Secondary School High School 

Lamula Jubilee Secondary School High School 

Matseliso Secondary School High School 

Meadowlands Secondary School High School 

Mokgome Secondary School High School 

Thutolore Secondary School High School 

Veritas Secondary School High School 

Meadowlands Life College Vocational Training 

ROODEPOORT 

Little Scholars Nursery Pre-School 

Sagat School Pre-School 

Wheezie Wizard Nursery Pre-School 

Arthur Mathews Primary School Primary School 

Bosmont Primary School Primary School 

Claremont Primary School Primary School 

GR Harris Primary School Primary School 

Kersten College - Private Primary School Primary School 

Laerskool General de la Rey Primary School 

Crown Christian School Primary School 

Bosmont Muslim School High School 

Chris J. Botha Secondary School High School 

Die Burger Secondary School High School 

Kotulo School of Excellence High School 

RW Fick Primary School High School 

Unifield Public School High School 

Maraisburg Madressah Independent School 

Furntech Vocational Training 

JD Group Vocational Training 

Open Learning Group Vocational Training 

Saint Barnabas College - Bosmont Vocational Training 
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Name of School Category 

SOWETO 

Soweto Day Care Pre School 

AB Xuma Primary School Primary School 

Bafikile Primary School Primary School 

Basani Primary School Primary School 

Batsogile Primary School Primary School 

Belle Primary School Primary School 

Bethany Girls' Primary School Primary School 

Ditau Primary School Primary School 

Ditawana Primary School Primary School 

Doctor Mary Malahlela Primary School Primary School 

Donaldson Primary School Primary School 

Ekuphumeleleni Primary School Primary School 

Emadlelweni Primary School Primary School 

Emathafeni Primary School Primary School 

Emisebeni Primary School Primary School 

Enkanyezini Higher Primary School Primary School 

Enkolweni Primary School Primary School 

Entandweni Primary School Primary School 

Faresani Primary School Primary School 

Freedom Primary School Primary School 

Gazankulu Primary School Primary School 

Hlakaniphani Junior Primary School Primary School 

Hlalefang Primary School Primary School 

Hoernle Primary School Primary School 

Igugu Primary School Primary School 

Ikwezi Primary School Primary School 

Isipho Primary School Primary School 

Itekeng Primary School Primary School 

Ithembalihle Primary School Primary School 

Jabavu East Primary School Primary School 

Khandubuhle Primary School Primary School 

Lakeview Primary School Primary School 

Leihlo Primary School Primary School 

Lekang Primary School Primary School 

Name of School Category 

Lilydale Primary School Primary School 

Lodirile Primary School Primary School 

Lo-Itekile Primary School Primary School 

Lukholweni Primary School Primary School 

Mabewana Primary School Primary School 

Makhoarane Primary School Primary School 

Mambo Primary School Primary School 

Margaret Gwele Primary School Primary School 

Mdelwa-Hlongwane Primary School Primary School 

Moetapele Primary School Primary School 

Mohloding Primary School Primary School 

Mokorotio Primary School Primary School 

Molaetsa Primary School Primary School 

Molalatladi Primary School Primary School 

Molemo Primary School Primary School 

Motjoli Primary School Primary School 

Mveledzandivho Primary School Primary School 

Mxolisi Primary School Primary School 

Mzamo Primary School Primary School 

Ndondo Primary School Primary School 

Nhluvuko Primary School Primary School 

Nka Thuto Primary School Primary School 

Nkholi Primary School Primary School 

Nonofelo Primary School Primary School 

Nonto Primary School Primary School 

Orlando Sda Primary Primary School 

Phakamani Primary School Primary School 

Phiri Primary School Primary School 

Phumuzile Primary School Primary School 

Phuthalushaka Primary School Primary School 

Pimville Primary School Primary School 

Reutlwile Primary School Primary School 

Risuna Primary School Primary School 

Rutegang Primary School Primary School 

Saint Angela's Primary School Primary School 
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Name of School Category 

Saint John Berchman's Primary School Primary School 

Saint Martin de Porres Primary School Primary School 

Saint Matthew's Primary School Primary School 

Saint Peter Claver Primary School Primary School 

Samuel Mangala Primary School Primary School 

Sapebuso Primary School Primary School 

Sefika Primary School Primary School 

Sekwati Primary School Primary School 

Selope-Thema Primary School Primary School 

Senyamo Primary School Primary School 

Shalom Manne Primary School Primary School 

Shomang Primary School Primary School 

Sibongile Primary School Primary School 

Sizanani Primary School Primary School 

Thabaneng Primary School Primary School 

Thabisang Primary School Primary School 

Thathezakho Primary School Primary School 

Thembu Primary School Primary School 

Thulasizwe Primary School Primary School 

Thusanang Primary School Primary School 

Tiakeni Primary School Primary School 

Tirisano Primary School Primary School 

Tlhoreng Primary School Primary School 

Tshebedisano Primary School Primary School 

Tshedimosho Primary School Primary School 

Tshilidzi Primary School Primary School 

Usindiso Primary School Primary School 

Uvuyo Primary School Primary School 

Vezokuhle Primary School Primary School 

Vukani Primary School Primary School 

Vukayibamba Primary School Primary School 

Vukazenele Primary School Primary School 

Welizibuko Primary School Primary School 

Winnie Ngwekazi Primary School Primary School 

Wisani Primary School Primary School 

Name of School Category 

Zakheni Primary School Primary School 

Zithathele Primary School Primary School 

Bhukulani Secondary School High School 

Daliwonga Secondary High School 

Doctor Beyer's Naude Secondary School High School 

Emadwaleni Secondary School High School 

Emphukantambo Secondary School High School 

Freedom Park Secondary School High School 

Ibhongo Secondary School High School 

Jabulani Technical Secondary School High School 

Job Rathebe Secondary School High School 

Kwa-Ntsikane Intermediate School High School 

Lobone Secondary School High School 

Lofentse Girls' High School High School 

Mafori Mphahlele Secondary School High School 

Mlamli Finishing Secondary School High School 

Mncube Secondary School High School 

Morris Isaacson Secondary School High School 

Musi Comp. School High School 

Orlando West Secondary School High School 

Phafogang Secondary School High School 

Phefeni Secondary School High School 

Reutlwile Secondary School High School 

Saint Matthew's Secondary School High School 

Seana Marena Secondary School High School 

Sekanontoane Secondary School High School 

Selelekela Secondary High School 

Senaoane Secondary School High School 

Thaba -Jabula Secondary School High School 

Thesele Secondary School High School 

Thulare Secondary School High School 

Tlhatlogang Junior Secondary School High School 

Vuwani Secondary School High School 

Esiyalweni Junior Secondary High School 

Adelaide Tambo School for the Physically Challenged Special School 
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Name of School Category 

Mezodo Tech Orientation Centre Special School Special School 

Pumelela Special School Special School 

Mezodo Tech Orientation Centre Special School Special School 

Pumelela Special School Special School 

Anchors Comprehensive School Comprehensive School 

Nghunghunyani Comprehensive School Comprehensive School 

Progress Comprehensive School Comprehensive School 

Bona Comprehensive School Comprehensive School 

Nghunghunyani Comprehensive School Comprehensive School 

Progress Comprehensive School Comprehensive School 

Bethany Combined School Combined School 

Fred Clark Combined School Combined School 

Ipatleleng Zifuneleni Combined School Combined School 

Lulama Combined School Combined School 

Paul Mosaka Combined School Combined School 

Paul Mosaka Combined School Combined School 

Lulama Combined School Combined School 

Paul Mosaka Combined School Combined School 

Paul Mosaka Combined School Combined School 

Lulama Combined School Combined School 

Dube Community College Vocational Training 

Herbert Mdingi Adult Education Centre Vocational Training 

Itshepeng Community College Vocational Training 

John Wesley College Vocational Training 

South West Gauteng College Vocational Training 

Zenzele Baking School Vocational Training 

Dube Community College Vocational Training 

Herbert Mdingi Adult Education Centre Vocational Training 

Itshepeng Community College Vocational Training 

John Wesley College Vocational Training 

South West Gauteng College Vocational Training 

Zenzele Baking School Vocational Training 

Figure 13.1: Summary of School / Education Facilities 

 
Source: Demacon, 2019 
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Map 13.1: School supply in the primary market area 

 
 



Diepkloof Mixed Use Market Study – April 2019  

286 | P a g e  
  

13.3.2 PRIVATE SCHOOL DEMAND MODELLING 

 
DEMACON’S Demand Modelling results illustrate that the market can sustain 
an integrated private school consisting of the following: 
 
Table 13.2: Market Area 

Market Area  2019 2024 2029 

Total number of people  1 542 243 1 611 426 1 683 713 

Ages 18months - 4 years 7,1% 109 912 114 843 119 995 

Ages 5 - 9 7,4% 114 476 119 612 124 977 

Ages 10 - 14 6,6% 101 286 105 829 110 576 

Ages 15 - 19 7,6% 117 296 122 558 128 056 

  442 971 462 842 483 604 

Source: Demacon Demand Modelling 2019 

 
Table 13.3: Private school attendance 

Private School Attendance 2019 2024 2029 Percentage 

Ages 18months - 4 years 16 487 17 226 17 999 24,8% 

Ages 5 - 9 17 171 17 942 18 747 25,8% 

Ages 10 - 14 15 193 15 874 16 586 22,9% 

Ages 15 - 19 17 594 18 384 19 208 26,5% 

Total (Pupils) 66 446 69 426 72 541 100,0% 

Source: Demacon Demand Modelling 2019 

 
Table 13.4: Market shares (minimum and maximum) 

Private School  
Attendance 

2019 2024 2029 Percentage 

Ages 18months to 
4 years 

495 – 824 517 – 861 540 - 900 24,8% 

Ages 5 - 9 515 – 859 538 – 897 562 - 937 25,8% 

Ages 10 - 14 456 – 760 476 – 794 498 - 829 22,9% 

Ages 15 - 19 528 – 880 552 - 919 576 - 960 26,5% 

Total (Pupils) 1993 – 3 322 2 083 – 3 471 2 176 – 3 627 100,0% 

Source: Demacon Demand Modelling 2019 

 
Development Implications 
 
✓ It can be concluded that there is demand for a private school as part of 

the Diepkloof Project.  

✓ Potential exists for the development of one private school catering for 

2 083 to 3 471 pupils (2024) or 2 176 to 3 627 pupils at full capacity 

(2029) It is recommended that the facility should be developed in phases 

as demand increases. 

✓ The optimum point of market entry should be 2022+. 

 

Demacon’s Demand Modelling results illustrate that the market can sustain 

one private school catering for approximately 3 627 (say 3 500) pupils 

(2029) at full capacity.  

 

Based on the anticipated nature of the proposed facility and the facilities to be 

provided it is anticipated that it could attract larger shares from the secondary 

market provided if the project is effectively branded. 

 
13.4 SYNTHESIS  

 

❑ GAP ANALYSIS 

 
It is determined that there is a market gap for a private school. Development 
prospects are rated as high for a private school. Potential will increase as 
residential growth takes place over the medium to longer term.  
 

❑ DEMAND POTENTIAL 

 
Private School Facility 
 
Demacon’s Demand Modelling results illustrate that the market can sustain 
one private school catering for 2 176 to 3 627 pupils (2029) at full capacity. 
The optimum point of market entry should be 2022+. 

Development Type 

Private School 

Effective 

Market Gap 
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Development 

Prospects 
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Based on the anticipated nature of the proposed facility and the facilities to be 
provided it is anticipated that it could attract larger shares from the secondary 
market provided if the project is effectively branded. 
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CHAPTER 14: SOCIAL AMENITIES MARKET ANALYSIS 
 

 
14.1 INTRODUCTION 

 

This chapter focuses on the social facilities within the market area with the 
objective of estimating the development potential for social facilities within the 
designated area. In order to reach this objective, the supply and demand 
within the market area should be identified and assessed in light of current 
trends. 
 
14.2 SOCIAL FACILITIES GUIDELINES 

 

14.2.1 SOCIAL FACILITY DEMAND GUIDELINES  
 
This section provides guidelines on the planning of public facilities within 
residential settlements.  
 
Public facilities are defined as those basic services, which cannot be supplied 
directly to the individual dwelling unit and as a result are utilised away from 
the individual residential dwelling unit within the public environment. Public 
facilities satisfy specific individual or community needs, including safety and 
security, communication, recreation, sport, education, health, public 
administration, religious, cultural and social. 
 
Public facilities quantitative guidelines: 
 
Public facilities can be classified as higher-order, middle-order, lower-order 
and mobile, depending on the size of the area that they serve. 
 
✓ Higher-order public facilities: these facilities generally serve the entire 

region, metropolitan area or city (eg. Hospitals and universities), and are 
not provided for in the layout planning process for single residential 
settlements. 

✓ Middle-order public facilities: these are facilities, which serve a number 
of diverse and different communities (eg. High schools and clinics). These 
facilities are essential to individual residential settlements, but the facilities 
serve a threshold population, which exceeds an individual settlement, and 
therefore are supported by a number of settlements. 

✓ Lower-order public facilities: these are facilities, which are utilised by a 
single or a limited number of residential communities (eg. A crèche or pre-
primary school), a 

✓ Mobile public facilities: these area facilities, which move from one 
location to another, serving a large number of communities. Many 
problems with regard to the spatial location of public facilities are 
increasingly being solved through the use of mobile public facilities, such 
as clinics, post offices and public telephones. Through mobile facilities, 
the ideal of allocating scarce resources, whilst at the same time serving 
the greatest number of people, can be achieved. 

 
Table 14.1 indicates the quantitative guidelines for social services 
 
Table 14.1: Quantitative Guidelines for Social Service Facilities  

Facility Location Access 
Size and 

Dimensions 

Crèche / 
Nursery 
School 

Community specific 
facilities which should be 
walking distance of 
residential units can be 
clustered with pre-
primary schools, primary 
schools, community 
centres etc.  

Maximum travel 
time: 10 minutes 
 
Maximum walking 
distance: 750m 

Minimum size of 
facility: 130m2 

Primary 
School 

Should be located within 
easy reach of the local 
areas which it is intended 
to serve – needs to be 
located close to public 
transport route and can 
be combined with a 
number of other facilities 

Maximum travel 
time: 20 minutes 
 
Maximum walking 
distance:1,5km 

Minimum size of 
facility: 2.4ha 

High 
School 

School should be 
situated on a major 
transport route with 
public transport stops 

Maximum travel 
time: 30 minutes 
 
Maximum walking 
distance: 2.25km 

Minimum size for 
facility: 4.6ha 

SOCIAL AMENITIES ANALYSIS 14 
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Facility Location Access 
Size and 

Dimensions 

Clinic 

Should be located close 
to public transport stops 
but need not be located 
along a major route 

Maximum walking 
distance: 2km 

0.1ha per 5 000 
people 
0.2ha per 10 000 
people 
0.5ha per 20 000 
people 
1ha per 40 000 
people 
1.5ha per 60 000 
to 80 000 people 

Libraries 

Should be easily 
accessible, preferably on 
main thoroughfare 
convenient to main traffic 
and transportation routes 

Maximum travel 
time: 20 to 30 
minutes 
 
Maximum walking 
diatance:1.5km to 
2.25km 

Minimum size for 
facility: 130m2 

Community 
Centres 

Provides a variety of 
services to a number of 
residential communities – 
should be easily 
accessible to these 
communities 

Maximum travel 
time: 20 to 30 
minutes 
 
Maximum walking 
distance: 1.5km to 
2.25km 

Minimum size of 
facility: 5 000m2 

Religious 

Churches can be 
clustered with other 
public facilities in order to 
promote multi-
functionality.  

Maximum travel 
time: 20 minutes 
 
Maximum walking 
distance: 1.5km 

Site can range 
from 150m2 to 
3 000m2 

Municipal 
Offices / 
Pay Points 

Require high levels of 
exposure and must be 
easily accessible by 
public transport 

Maximum travel 
time: 30 minutes 

Minimum size for 
facility: 3 000m2 

Post 
offices 

Needs to be visible and 
accessible and located 
along activity routes 
within easy walking 
distance of public 
transport stops 

Maximum travel 
time: 30 to 40 
minutes 
 
Maximum walking 
distance: 2lm 

Minimum size for 
facility: 500m2 

Police 
Station 

Should be located central 
to all the communities 
which they are required 

Maximum travel 
time: 20 minutes 
 

Varies between 
0.1ha to 1 ha 

Facility Location Access 
Size and 

Dimensions 

to serve and should be on 
a main thoroughfare 

Maximum walking 
distance: 1.5km 

Fire 
Stations 

Should be located on 
higher-order 
multifunctional routes 

Not generally 
planned within a 
residential 
community 

Average erf size 
of 1.2ha 

Children’s 
Home 

Regional facility and 
would be provided in 
terms of a development 
framework based on 
statistics regarding 
homeless children 

Not applicable to 
the planning of 
residential 
settlements 

Average erf size: 
2ha 

Community 
Information 
Centres 

Should be easily 
accessible and visible to 
as many people as 
possible 

Maximum walking 
distance: 1km 

Need not be 
bigger than 
100m2 

 

With the above guidelines for social facilities, the existing market supply and 
market gap for the area can be determined. From the table it is also evident 
that social facilities should be located within a convenient distance from 
residents who should be able to easily access these facilities. Since the 
majority of residents are of lower income households, walking is the most 
preferred and convenient manner of accessing social facilities and hence 
these facilities should be within a comfortable walking distance.  
 

14.2.2 SOCIAL FACILITY SUPPLY WITHIN THE MARKET TRADE AREA  

 
Table 14.2 illustrates the existing social facilities in the market area. 
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Table 14.2: Social facility supply in the primary market area 

SOCIAL FACILITIES SUPPLY 

Pre-Primary Schools Primary Schools (continue) Secondary Schools Vocational Training 

Pre-Primary School Mokorotio Primary School Abbott's College Johannesburg South Vocational Training 

Arbor Helland Pre-Primary School Molaetsa Primary School Alpha and Omega Christian Academy Academy of Learning 

Busy Buddies Nursery School Molalatladi Primary School Bhukulani Secondary School Barloworld Automotive Training Centre 

Day Care Molemo Primary School Bopasenatla Secondary School 
Bernard Price Institute for Paleontological 
Research 

Inkululeko Day Care Centre Mondeor Primary School Bosmont Muslim School 
Central Johannesburg College Highveld 
Campus 

Kidz At Play Nursery School Moruta-Thuto Primary School Chris J. Botha Secondary School Dental Teaching Hospital - Wits 

Little Scholars Nursery Mossie Primary School Coronationville Secondary School Dube Community College 

Sagat School Motjoli Primary School Covenant College Funda Community College 

Spy Kidz Nursery School Mulbarton Primary School Daliwonga Secondary Furntech 

Towerby Pre Primary School Mveledzandivho Primary School De Fakkel High School Harvest Christian College 

Wheezie Wizard Nursery Mxolisi Primary School Die Burger Secondary School Herbert Mdingi Adult Education Centre 

Primary Schools Mzamo Primary School Diepdale Secondary School Itshepeng Community College 

AB Xuma Primary School Nancefield Primary School Doctor Beyer's Naude Secondary School JD Group 

Arthur Mathews Primary School Nandi Primary Edumore Christrian Academy Johannesburg College 

Bafikile Primary School Naturena Primary School Eldoradopark Secondary School John Wesley College 

Bakgomana Primary School Ndondo Primary School Emadwaleni Secondary School Magnetic Nail Academy 

Bapedi Primary School Newclare Primary School Emphukantambo Secondary School Meadowlands Life College 

Basani Primary School Nhluvuko Primary School Fidelitas Comprehensive School New Nation College 

Batsogile Primary School Nka Thuto Primary School Fons Luminis Secondary School Open Learning Group 

Belle Primary School Nkholi Primary School Forest High School Riverlea College 

Bephelo-Impilo Primary School Nkwe Primary School Freedom Park Secondary School Saint Barnabas College - Bosmont 

Bernard Isaacs Primary School Nonofelo Primary School Glenvista High School South West Gauteng College 

Bethany Girls' Primary School Nonto Primary School Hoër Tegniese Skool Langlaagte Task Academy College 

Boekenhout Primary School Noordgesig Primary School Hoër skool Vorentoe Thera-Ed Educational Centre 

Bopanang Primary School Olifantsvlei Primary Horizon International High School Waterstone College 

Bosmont Primary School Orlando Sda Primary Ibhongo Secondary School Zenzele Baking School 

Bree Street Primary School 
Our Lady of Lebanon Maronite Catholic 
School 

Immaculata Secondary Other Schools 

Calvary Primary School Palesa Primary School Jabulani Technical Secondary School 
Adelaide Tambo School for the Physically 
Challenged 

Cavendish Primary School Park Primary School Job Rathebe Secondary School Alberton Leersentrum 

Charles McBain Primary School Parkdale Primary School Johannesburg Polytech Institute Anchors Comprehensive School 
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CL Magardie Primary School Phakamani Primary School Johannesburg Secondary School Bethany Combined School 

Claremont Primary School Phiri Primary School Kelokitso Comprehensive School Blue World Swim School 

Crown Mines Primary School Phumuzile Primary School Khindlimukani Secondary School Boepakitso P 

Crown Reef Primary School Phuthalushaka Primary School Klipspruit Wes High School Bona Comprehensive School 

Dalmondeor Primary School Pimville Primary School Kliptown Secondary School Coronationville Special School 

Delrado Primary School Qhobosheane Primary School Kotulo School of Excellence Crown Christian School 

Ditau Primary School Rainbow Lower Primary School Kwa-Mahlobo Secondary School Don Mattera School 

Ditawana Primary School Retile Primary School Kwa-Ntsikane Intermediate School Elethu Themba Public School 

Doctor Mary Malahlela Primary School Reutlwile Primary School Lamula Jubilee Secondary School Esiyalweni Junior Secondary 

Donaldson Primary School Rishile Primary School Lancea Vale Secondary School Frances Vorwerg Special School 

Dowlinglaan / Avenue L Risuna Primary School Lobone Secondary School Fred Clark Combined School 

Dumezweni Primary School Riverlea Primary Lofentse Girls' High School Futura School-Remedial School 

Dzata Primary School Robertsham Primary School Madibane Comprehensive School Goudveld Vaardigheid Special School 

Ekuphumeleleni Primary School Rosettenville Central Primary School Mafori Mphahlele Secondary School Hamidia Madressah 

Ekuthuleni Primary School Rutegang Primary School Matseliso Secondary School Hamlet School 

Eldocrest Primary School Saint Angela's Primary School Meadowlands Secondary School Holy Cross Schools 

Eldorado Park Muslim School Saint Ive's Primary School Missouri Secondary School Ipatleleng Zifuneleni Combined School 

Eldorado Park Primary School Saint John Berchman's Primary School Mlamli Finishing Secondary School Johannesburg Muslim School 

Eldridge Primary School Saint Martin de Porres Primary School Mncube Secondary School Kip McGrath Education Centre 

Elitheni Primary School Saint Matthew's Primary School Mokgome Secondary School Lulama Combined School 

Emadlelweni Primary School Saint Peter Claver Primary School Mondeor High School Maraisburg Madressah 

Emathafeni Primary School Saint Theresa's Convent School Morris Isaacson Secondary School Marist Brothers Linmeyer - Marian College 

Emelang Primary School Samuel Mangala Primary School 
Moses Maren Mission Technical 
Secondary School 

Mayfair Convent 

Emisebeni Primary School Sapebuso Primary School Musi Comp. School 
Mezodo Tech Orientation Centre Special 
School 

Empumalanga Primary School Sedibeng Sa Thuto Primary School Namedi Secondary School Nghunghunyani Comprehensive School 

Emzimvubu Primary School Sefika Primary School 
Nationwide School for Academic 
Excellence 

Paul Mosaka Combined School 

Enkanyezini Higher Primary School Seipateng Primary School Noordgesig Secondary School Progress Comprehensive School 

Enkolweni Primary School Sekwati Primary School Orlando West Secondary School Pumelela Special School 

Entandweni Primary School Selope-Thema Primary School Park Secondary School Randeor Special School 

EP Baumann Primary School Senyamo Primary School Phafogang Secondary School Saint Martin's High School 

Everest Primary School Shako-Bowa Primary School Phefeni Secondary School Takelani School 

EW Hobbs Primary School Shalom Manne Primary School President High School Thathulwazi school 

Faresani Primary School Shomang Primary School Raucall Secondary School Post Boxes / Post Offices 
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Firethorn Primary School Sibongile Primary School Reutlwile Secondary School Post Boxes / Post Office 

Florida Avenue Primary School Sivelile Primary School Riverlea Secondary Post Boxes - Florida Glen 

Fordsburg Primary School Sizanani Primary School RW Fick Primary School Post Office - Soweto 

Forest Hill Primary School Tambotie Preparatory School Saint Matthew's Secondary School Post Office - Booysens 

Freedom Primary School TC Esterhuysen Primary School Sama Independent Post Office - Columbine Square 

Gazankulu Primary School Thabaneng Primary School Seana Marena Secondary School Post Office - Comaro View Shopping Centre 

General Christiaan de Wet Primary 
School 

Thabisang Primary School Sekanontoane Secondary School Post Office - Crown Mines 

Giyani Primary School Thabisile Primary School Selelekela Secondary Post Office - Delarey - The Founders Square 

Glenanda Primary School Thakhisa Primary School Senaoane Secondary School Post Office - Diepkloof 

Goudpark Primary School Thathezakho Primary School Silver Oaks Secondary School Post Office - Dobsonville 

GR Harris Primary School Thembalethu Primary School Sir John Adamson High School Post Office - Dube 

Hartford College Thembu Primary School Sparrow Secondary School Post Office - Eldorado Park 

Heerengracht Primary School Theo Wassenaar Primary School Thaba -Jabula Secondary School Post Office - Fordsburg 

Hesperus Primary School Thobeka Primary School Thesele Secondary School Post Office - Glenvista Shopping Centre 

Highveld Primary School Thsimologo Lower Primary School Thulare Secondary School Post Office - Industria 

Hlabangane Primary School Thulasizwe Primary School Thutolore Secondary School Post Office - Jabulani Shopping Centre 

Hlakaniphani Junior Primary School Thusanang Primary School Tlhatlogang Junior Secondary School Post Office - Kibler Park 

Hlalefang Primary School Tiakeni Primary School Unifield Public School Post Office - Kliptown 

Hoernle Primary School Tirisano Primary School Veritas Secondary School Post Office - Maponya Mall 

Huguenot Primary School Tiyani Primary School Vine College Post Office - Maraisburg 

Igugu Primary School Tiyimiseni Primary School Vuwani Secondary School Post Office - Meadowlands 

Ikaneng Primary School Tlhokomelo Primary School Waterstone College Primary School Post Office - Meyersdal Mall 

Ikwezi Primary School Tlhoreng Primary School Westbury Secondary School Post Office - Mondeor 

Indoni Primary School Tlotlego Primary School Willow Crescent Secondary School Post Office - Moroka 

Inkonjane Primary School Totomeng Primary School Fire Station Post Office - Motsoaledi 

Inkwenkwezi Primary School Townsview Primary School Fire Station - Brixton - Training Post Office - Mulbarton Shopping Centre 

Ipolokeng Primary School Tshebedisano Primary School Fire Station - Diepkloof Post Office - Newclare 

Isipho Primary School Tshedimosho Primary School Fire Station - Dobsonville Post Office - Orlando 

Itekeng Primary School Tshileletso Primary School Fire Station - Eldorado Park Post Office - Pimville 

Ithembalihle Primary School Tshilidzi Primary School Fire Station - Jabulani Post Office - Ridgeway Gardens 

Jabavu East Primary School Tsietsi Mashinini Primary School Fire Station - Kibler Park Post Office - Robertsham 

Jim FouchÃƒÂ© Primary School Tsogang Primary School Fire Station - Linmeyer Post Office - Rosettenville 

JS Mpanza Primary School Tswelelang Primary School Fire Station - Turffontein Post Office - Southdale 
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Kersten College - Private Primary 
School 

Tumang Primary School Fire Station 10 - Brixton Post Office - Southgate 

Khandubuhle Primary School Tumelo Primary School Library Post Office - Springfield 

Khomanani Primary School Turffontein Primary School Alberton Library Post Office - Tshiawelo 

Khulangdwazi Primary School Usindiso Primary School Bosmont Public Library Post Office - Turfontein 

Kliptown Primary School Uvuyo Primary School Brixton Library Post Office - Weltevreden Park 

Kwa-Phalo Primary School Vezokuhle Primary School Coronation Library Post Office - Wibsey 

Laerskool Danie Theron Voorbrand Primary School Diepkloof Library Post Office - Wits 

Laerskool General de la Rey Vukani Primary School Islamic Research Library & Bookshop Post Office - Witspos 

Laerskool Piet van Vuuren Vukayibamba Primary School Jabavu Library Post Point - Johannesburg 

Lakeview Primary School Vukazenele Primary School Klipspruit West Library Post Point - Alberton 

Lebowa Primary School Vulamazibuko Primary School Kopanong Library Post Point - Roodepoort 

Leihlo Primary School Welizibuko Primary School Library - Roodepoort Post Point - Bassonia 

Lejoeleputsoa Primary School 
West Rand Seventh Day Adventist 
Primary School 

Library - Johannesburg Post Point - Checkers Hyper Centre 

Lekang Primary School Westbury Primary School Mayfair Library Post Point - Glenvista 

Lilydale Primary School Wilhelmina Hoskins Primary School Meadowlands Community Library Post Point - Ridgeway Gardens 

Livhuwani Primary School Winchester Ridge Primary School Newlands Public Library Post Point - The Founders Square 

Lodirile Primary School Winnie Ngwekazi Primary School Noordgesig Library PostNet - Meyersdal Square 

Lo-Itekile Primary School Wisani Primary School Phiri Public Library 
PostNet - Mulbarton - Panorama Shopping 
Centre 

Lukholweni Primary School WK Maponyane Primary School Pimville Library PostNet - New Redruth 

Mabewana Primary School WR Goliath Primary School Riverlea Library PostNet - The Glen Park 

Makhoarane Primary School Zakheni Primary School Rosettenville Library   

Mambo Primary School Zithathele Primary School Southdale Library   

Mangwele Primary School   Westbury Library   

Margaret Gwele Primary School   Private Hospitals   

Mary Help of Christians Junior Primary 
School 

  Fordsburg Clinic Hospital   

Mawila Primary School   Lesedi Private Hospital   

Mdelwa-Hlongwane Primary School   Netcare Garden City Hospital   

Meredale Primary School   Selby Hospital   

Milnerton Primary School   Mulbarton Hospital   

Mawila Primary School   Netcare Clinton Hospital   

Mdelwa-Hlongwane Primary School   Netcare Union Hospital   

Meredale Primary School   Netcare Rehabilitation Hospital   
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Milnerton Primary School   Netcare Rand Hospital   

Moetapele Primary School   
Medicross Roodepoort Family Medical 
Centre 

  

Mohloding Primary School       

 
From Table 14.2 it is evident that several social facilities exist within the market area. Given the large amount of residential units planned in the greater Soweto 
area, demand for numerous social facilities will have to be addressed. The following section identifies social facility shortfalls / market gaps within the primary trade 
area.  
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Map 14.1: Social Facilities  
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14.3 SOCIAL FACILITY MARKET DEMAND ESTIMATIONS 

 
This section provides the results for the demand in social facilities in the 
market area. The social following facilitiess were included in the modelling: 
 
It is important to remember that these are guidelines and it is not always 
feasible to address the entire market gap although the analysis remains 
useful to identify social facility shortfalls.  
 
Table 14.3 shows the social facility market gap for the project.  
 
Table 14.3: Social Amenities Market Gap – (Project Specific) 

 Parameter 

Land 

Required 

Per 

Amenity 

Market 

Gap 
Hectares  

HEALTH AND EMERGENCY SERVICES 

Tertiary Hospital L3 2 400 000 0,50 0,0 0,0 

Regional Hospital L2 1 770 000 7,00 0,0 0,0 

District Hospital L1 300 000 5,00 0,0 0,0 

Community Health Centre 100 000 1,50 0,0 0,0 

Primary Health Clinic 24 000 0,50 0,0 0,0 

Fire Station 60 000 1,20 0,0 0,0 

Police Station 60 000 0,45 0,0 0,0 

SOCIAL & CULTURAL (PUBLIC SERVICE FACILITIES) 

Community Performing Arts 

Centre 
50 000 0,05 0,0 0,0 

Museum – large 500 000 0,05 0,0 0,0 

Regional Library – Reference 450 000 0,03 0,0 0,0 

Regional Library 200 000 0,03 0,0 0,0 

Local Library 20 000 0,05 0,0 0,0 

CIVIC 

Major Public Event Venue 1 000 000 3,00 0,0 0,0 

Home Affairs – large office 400 000 0,05 0,0 0,0 

Home Affairs – medium office 160 000 0,02 0,0 0,0 

Home Affairs – small office 40 000 0,02 0,0 0,0 

SOCIAL SERVICES 

Community Hall – large 60 000 0,50 0,0 0,0 

Community Hall - medium / small 

(fringe areas) 
10 000 0,20 0,0 0,0 

ICT Access point 10 000 1,50 0,0 0,3 

Post office / agent with post boxes 10 000 0,03 0,0 0,0 

Social Grant Pay Point 40 000 0,03 0,0 0,0 

Community Hall – large 60 000 0,50 0,0 0,0 

EDUCATION 

Post-matric Skills Training (i.e. 

nursing teaching, etc.) 
400 000 1,00 0 0,0 

Small Creche / early childhood 

development centre 
2 400 0,02 3 0,1 

Grade R Class at primary 

school 
1 000 0,01 7 0,1 

Primary School 7 000 2,80 1 2,5 

Secondary School 12 500 4,00 1 2,0 

ECD Resource Hub and Care 

Centre 
20 000 0,10 0 

0,0 

RECREATION PROVISION (SPORT & PARKS) 

Indoor Sports Hall (medium/large) 250 000 0,50 0,0 0,0 

Regional Sports Stadium 200 000 0,50 0,0 0,0 

Sports Complex with 9 - 12 court 

sports hall, etc. 
200 000 

0,80 
0,0 0,0 

TOTAL HECTARES       
5.2 

ha 

Note: Parameter reflects the number of people required to support development of a specific 
facility. 
Source: Demacon, 2019 

 
14.4 SYNTHESIS  

 
Chapter 14 provided an empirical assessment of the development potential of 
a range of community and social facilities. This is supported by a gap analysis 
of social facilities. These assessments provide a useful indication of possible 
future developments within the area. 
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From the social facility modelling, it is evident that there is a gap for several 
facilities in the primary trade area. The table indicates that the social amenities 
that are feasible, necessary and compatible with the site configuration are:  
 

✓ Small Creche / early childhood development centre (3) 
✓ Grade R Class at primary school (7) 
✓ Primary School (1) 
✓ Secondary School (1) 

 
The development of other amenities would depend on future population 
growth in the market area – current demand thresholds can only partially 
sustain additional amenities 
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CHAPTER 15: SUMMARY & DEVELOPMENT 
RECOMMENDATIONS 
 
 
 
15.1 INTRODUCTION  

 
The purpose of this chapter is to integrate the findings of the previous chapters 
into a concise summary and set of development recommendations with 
reference to the optimum capacity of the proposed Diepkloof mixed use 
development. 
 
Subsequent sections provide concise recommendations of the following 
markets: 
 

 
 
15.2 SUMMARY OF DEMOGRAPHICS AND KEY LOCATION 

ATTRIBUTES   

 

✓ The Diepkloof Project is located within a primary market area of 
approximately 1 276 632 people / 485 556 households and 3.3 people per 
household. (52.5% within LSM 4 to 10+). 

✓ The proposed development is situated in the eastern extent of Region D of 
City of Johannesburg Metropolitan Municipality.  

✓ The site is bordered to Chris Hani Road to the north and the N1 (Western 
Bypass) to the east of the suburb Diepkloof. To the west of the subject site 
is Chris Hani Baragwanath Hospital Complex and ±5km further west 
Maponya Mall. To the north of the site is Diepkloof Square The size of the 
site amounts to approximately 30 hectares in extent. 

✓ The proposed mixed-use development site scored locational ratings 
between 70% and 80%+ which indicates that most important fundamentals 
for a successful mixed-use development is in place. 

✓ Given the location requirements of a selected range of urban property 
markets, it is found that, the current site rated ideal for a new retail 
development.  

 
 
 
 
 

✓ Located in a middle-income consumer market. 

✓ It is anticipated that the proposed development will have a positive impact 
on the local and district economy as well as on the municipal. 

 
15.3 RESIDENTIAL MARKET RECOMMENDATIONS 

 

❑ RESIDENTIAL MARKET ACTIVITY - SUPPLY 

 
The following figures indicate the average sales and rental prices for 
apartments / flats as well as the average unit sizes. This is based on current 
residential supply in terms of the number of transactions.  
 
From the supply analysis, the following was evident from the sales data:  
 
Apartments / Flats 
✓ The majority of apartments / flats (53.2%) trade between R500 000 to 

R750 000 followed by 31.9% for less than R500 000. 

✓ 8.5% of apartments / flats trade between R750 000 to R1 million and 6.3% 

for more than R1 million. 

✓ Unit sizes range from 44m
2
 to 161m

2
, average of 72m

2 
 

✓ The average price for apartments in the area amounts to approximately 

R558 511 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment. 

 

Houses 
✓ The majority of houses (24.5%) trade between R750 000 – R1 million and 

23.6% between R500 000 to R750 000. 
✓ 21.7% of houses trade between R1 million to R1.5 million and 13.7% trade 

between R1.5 million to R2 million. There are 11.8% of properties for R2 
million and more – these properties are situated within Robertsham, 
Meredale, Ridgeway and Robertsham. 

✓ Unit sizes range from 52m
2
 to 470m

2
, average of 229m

2 
 

✓ Stand sizes range from 195 to 3 878m2, average of 781m2 

SUMMARY & RECOMMENDATIONS 15 
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✓ The average price for houses in the area amounts to approximately 
R1 439 889 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment of the market. 

 

Townhouses 
✓ The majority of townhouses (67.9%) trade between R750 000 – R750 000 

and 17.0% trade for less than R500 000. 
✓ 10.9% of townhouses trade for R750 000 to R1 million and 3.0% for R1 

million to R1.5 million. 

✓ Unit sizes range from Unit sizes range from 38m
2
 to 190m

2
, average of 

73m
2 

 

✓ The average price for houses in the area amounts to approximately 
R631 061 (weighted average). 

✓ The residential supply currently within the area is predominantly towards 
the middle-income segment of the market. 

 
SUMMARY OF SALES DATA 
 
Figure 15.1:  Average Prices 

 
Source: Demacon, 2019 

 
 

Figure 15.2:  Average Unit Sizes 

 
Source: Demacon, 2019 

 
From the supply analysis, the following was evident from the rental data:  
 
Apartments / Flats 
✓ The majority of apartments / flats (64.4%) in the area trade for between 

R5 000 to R7 500, 32.2% trade for less than R5 000 and 3.4% between 
R7 500 to R10 000. 

✓ The average unit size ranges from 27m2 to 101m2, average of 56m2. 
✓ The average rental for apartments / flats & townhouses in the area trades 

for R5 127 (weighted average). 
✓ The residential suply currently within the area is predominantly towards the 

middle-income segment. 
 
Houses 
✓ The majority of houses (33.3%) in the area trade between R5 000 to 

R7 500 and 23.8% trade for less than R5 000. 

✓ 27.0% of the houses trade between R7 500 to R10 000 and 15.9% trade 

for more than R10 000+. 

✓ Unit sizes vary between 48m2 to 393m2, average 135m2 and stand sizes 

vary between 300 to 1 487m2, average 613m2 
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✓ The average rental for houses in the area trade for R7 421 (weighted 

average). 

✓ The residential supply currently within the area is predominantly towards 

the middle-income segment. 

 
Townhouses 
✓ The majority of townhouses (77.5%) in the area trade between R5 000 to 

R7 500 and 12.5% trade for between R7 500 to R10 000. 

✓ Unit sizes vary between 53m2 to 300m2, average 101m2  

✓ The average rental for townhouses in the area trade for R6 563 (weighted 

average). 

✓ The residential supply currently within the area is predominantly towards 

the middle-income segment. 

 

SUMMARY OF RENTAL DATA 
 
Figure 15.3:  Average Prices 

 
Source: Demacon, 2019 

 
 
 
 

Figure 15.4:  Average Sizes 

 
Source: Demacon, 2019 

 

❑ GAP ANALYSIS 

 
In the context of the above, it is evident that there is a market for bonded and 
social residential units. 
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❑ SUMMARY OF RESIDENTIAL DEMAND 

 
BONDED HOUSING 

 
Project Size and Anticipated Take-Up  
 
Table 15.1 indicates the current market performance and the market share 
that bonded housing component of the proposed project could attract.   
 
Table 15.1: Summary of Market Recommendations  

 TOTAL MARKET   

A Additional HH: base yr + 5yrs   20 237 

B Annualised Market growth (full housing spectrum)  4 047 

C Bonded units  46,1% 

D Bonded take-up per annum  1 865 

E Annual secondary market contribution (units / annum) Min 2 079 

F   Max 4 158 

G Total annual bonded demand Min 3 944 

H   Max 6 023 

 PROJECT SPECIFIC – BONDED UNITS   
 

I Project Bonded Units    1 500 

J Forecast market share of total market sales Min 5% 

K   Max 10% 

L Project forecast total annual take-up rate (units / annum) Min 197 

M   Max 602 

N Years to 80% take-up (bonded units) Min 2,5 

O   Max 7,6 

P   Avg 5,0 

 Optimum point of market entry  2021+ 
Source: Demacon, Modelling 2019 
Explanatory Notes: 
A = increase in demand for new rental units, 2019 – 2024 
B = Annualised market growth, i.e. of A/5 
D = B x C 

E & F = Annual secondary market contribution (i.e. the contribution made by re-sales in the target affordability 
income brackets) 
G & H = Annual new entry-level to executive flat/ apartment demand; D + E and D + F 
I = Project entry-level to executive flat/ apartment units 
J & K = assumed market share of market area 
L = G x J 
M = H x K 

N = I / L 
O = I / M 

 
Explanatory Notes: 
2 – Reflects the percentage of the local population with incomes and affordability levels aligned to bonded units 
3 – Number of potential buyers through local secondary market transactions, e.g. qualifying local potential 
buyers selling existing homes to move to new area. 

 
Findings: 
 
✓ The modelling portrays market-based take-up based on medium to long-

term market growth trends.   

✓ It can be expected that an estimated 10 827 new households will seek 

accommodation in the target geographic market area, resulting in an 

annual growth in demand of approximately 2 165. 

✓ A total of 1 500 units (Bonded Units) could be developed and taken up in 

the market within approximately 7.3 years+ (80% take-up), resulting in 

between 156 and 296 units per annum.  

✓ Optimum point of market entry: 2021+ 

 
Figure 15.5: Unit Price Estimate (Median Portfolio Values) 

 
Source: Demacon Demand Modelling, 2019 
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SOCIAL HOUSING 
 
Project Size and Anticipated Take-Up  
 
The table below Table 15.2 indicates the current market performance and the 
market share that bonded housing component of the proposed project could 
attract.   
 
Table 15.2: Summary of Market Recommendations  

 TOTAL MARKET   

A Additional HH: base yr + 5yrs   20 237 

B Annualized Market growth (full housing spectrum)  4 047 

C Social Housing Segment   55,5% 

D Entry-level to Social Housing take-up per annum   1 763 

E Annual secondary market contribution (units / annum) Min 1 502 

F   Max 2 504 

G Total entry level to Social Housing Market take-up Min 3 265 

H   Max 4 267 

 PROJECT SPECIFIC - SOCIAL UNITS    

I Project entry-level to Social Housing Units    450 

J Forecast market share of total market sales Min 5% 

K   Max 10% 

L Project forecast total annual take-up rate (units / annum) Min 163 

M   Max 427 

N Years to 80% take-up (Social Housing units) Min 1,1 

O   Max 2,8 

P   Avg 1,9 

 Optimum point of market entry  2020+ 
Explanatory Notes: 
A = increase in demand for new housing units, 2019 – 2024 (i.e. new household formation in the 
market area) 
B = Annualized market growth, i.e. of A/5 
D = B x C 
E & F = Annual secondary market contribution (i.e. the contribution made by re-sales in the target 
affordability income brackets) 
G & H = Annual finance linked and bonded segment demand; D + E and D + F 
I = Project finance linked and bonded units 
J & K = assumed market share of market area  
L = G x J  
M = H x K  
N = I / L 
O = I / M 

 
 
 

Findings: 
 
✓ The modelling portrays demand and take-up based on current and 

expected future market trends.   
✓ The table above shows the social housing market potential - this segment 

(62.9%) yields a take-up of 90 units per annum. 
✓ The take-up forecast for social housing units is based on a maximum 1.9 

years. This calculation will lead to a feasible 450 units, with a take-up of 
163 to 427 units per annum. 

✓ 22,5% of the rental units could be in the region of R370 to R745 per 
month, 28,8% in the region of R750 to R1 500 per month, 27.2% in the 
region of R1 500 to R3 000 and 21.5% between R3 000 to R6 000. 

✓ Optimum point of market entry: 2020 / 2021+ 

 
Figure 15.6: Unit Rental Estimate (Median Portfolio Values) 

 
Source: Demacon Demand Modelling, 2019 
 

❑ DEVELOPMENT RECOMMENDATIONS 

 
Bonded Housing:  
 
✓ The modelling portrays market-based take-up based on medium to long-

term market growth trends.   
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✓ It can be expected that an estimated 10 827 new households will seek 
accommodation in the target geographic market area, resulting in an 
annual growth in demand of approximately 2 165. 

✓ A total of 1 500 units (Bonded Units) could be developed and taken up in 
the market within approximately 7.3 years+ (80% take-up), resulting in 
between 156 and 296 units per annum.  

✓ Optimum point of market entry: 2021+ 
✓ Configuration of units: a combination of free-standing homes and 3 to 4 

storey walk-ups (i.e. medium density units). 
✓ The localized house price profile (sales) compared with household income 

figures indicate a high percentage of buyers originating from outside the 
primary catchment – up to 48% of new home buyers in the Greater Cape 
Town market originate from beyond the Western Cape (12.6% of buyers 
are foreigners). 
Optimum Distribution Range Configuration 

% 
Total 
Units 

Price Range Bedrooms Square metres 

49.0% 

441 
  
  

294 

✓ R600 – R1 
million 

✓ R1.1million – 
R1.6 million 

✓ 1 bed, 1 bath, 1 
garage 

✓ 1 bed, 1 bath, 1 
garage 

✓ 60 – 90m
2
 

✓ 60 – 90m
2
 

  

32.8% 

295 
  
  

197  

✓ R1.7 million to 
R2.3 million 

✓ R2.4 million to 
R4.7 million 

✓ 2 bed, 1 bath, 1 
garage 

✓ 2 bed, 2 bath, 2 
garages, carport 

✓ 100m
2 
- 135m

2 
 

 

✓ 140 – 165m
2
 

  

18.1% 

272 ✓ R4.7 million+ ✓ 2 bed, 1 bath, 1 
garage and 2 bed, 
2 bath, 2 garages, 
carport 

✓ 100m
2 
- 165m

2 
 

    

Total  1 500   

Source: Demacon Demand Modelling, 2019 
 
Social Housing:  
 

✓ The modelling portrays demand and take-up based on current and 

expected future market trends.   
✓ The table above shows the social housing market potential - this segment 

(62.9%) yields a take-up of 90 units per annum. 
✓ The take-up forecast for social housing units is based on a maximum 1.9 

years. This calculation will lead to a feasible 450 units, with a take-up of 
163 to 427 units per annum. 

✓ 22,5% of the rental units could be in the region of R370 to R745 per month, 
28,8% in the region of R750 to R1 500 per month, 27.2% in the region of 
R1 500 to R3 000 and 21.5% between R3 000 to R6 000. 

✓ Optimum point of market entry: 2020 / 2021+ 

Optimum Distribution Range Configuration 

  
Percentage 
contribution 

Units (no.) Monthly rental Size 
Distribution 

range 

  1 / 1.5 Bedroom 
units, 1 Bath 

22,5% 101 R370 - R745 35m² - 40m²  20.0% - 25.0%  

2 Bedroom 
units, 1 Bath  

28,8% 130 R750 - R1 500 40m² - 45m²  30.0% - 40.0%  

2 Bedroom 
units, 2 Bath 

27,2% 122 R1 500 - R3 000 45m² - 55m²  20.0% - 40.0%  

3 Bedroom 
units, 2 bath  

21,5% 97 R3000 - R6 000 55m²+ 10.0% - 15.0%  

Total             100.0%  450       

 
15.4 RETAIL MARKET RECOMMENDATIONS 

 

❑ FACTORS THAT INFLUENCE CONSUMER BEHAVIOUR  

 
It has been established through empirical research that the factors listed below 
impact directly on a centres power of attraction. In addition to proven market 
demand, centre design should accommodate these values (Diagram 15.1).  
 
These aspects affirm that physical factors are only one dimension of consumer 
behaviour patterns. Other factors such as cognitive, emotional and 
experiential factors are increasingly contributing to the viability of retail 
centres.  
 
The sustainability of a centre is dominated by level one, thus the importance 
of providing the correct tenant mix as part of the shopping centre. The tenant 
mix should adhere to the demands and preferences of the market population.  
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Diagram 15.1: Factors that Influence Consumer Behaviour  

 
 

❑ RETAIL MARKET SUPPLY 

 
Findings:  
 
✓ Total existing supply of shopping centre retail floor space within the primary 

market area (15-minute drive time) presently amounts to approximately 

875 814m
2
 GLA. 

✓ Proposed shopping centre supply amounts to 56 000m2.  
✓ To conclude, the above supply figures can not directly be correlated with 

the demand of the market area due to the fact that most of the centres are 
trading off multiple trade areas and trade area overlap is present. 
 

❑ GAP ANALYSIS  
 
 
 
 
 
 
 
 
 
 
 
 
 
The development and overall sustainability of a retail facility relies strongly on 
its location. The following location requirements determine the success of a 
retail facility: 
 

✓ Sufficient buying power – this refers to the disposable income per 
household in the catchment area of a retail facility, which is available to 
be spent at the specific retail facility.  

✓ Competition – this plays an important role in the location of a retail facility. 
The sustainability and viability of a retail facility is higher with no 
competition than in an area with competition. 

✓ Competitive shopping / clustering – this refers to the location of similar 
retail facilities in close proximity of each other. The result is lower prices 
as well as the improvement of services and products to the benefit of the 
consumer. 

Development  
Type 

 
Regional Shopping 

Centre 
 

Convenience / 
Lifestyle 

 

Effective 

Market Gap 
 

Yes 

Development 

Prospects 

 
Moderate  

 

Moderate to High 
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✓ Accessibility – the accessibility of a retail location to the labour force as 
well as consumers is an important locational factor in the development of 
retail facilities.  

✓ Land – land as a locational factor refers to the market value of land or the 
lease value of structures. Lower values provide better development 
opportunities. 

✓ Role and function in shopping centre hierarchy – retail facilities in a 
given geographical area are ranked in a hierarchy that services a given 
portion of the consumer population, according to each centre’s unique 
size, composition, role and function. 

 

❑ SUMMARY OF THE DEMAND ANALYSIS 
 
The following table summarises the demand analysis for the retail component. 
 
Table 15.3: Summary of market demand estimations  

  OPTION 1: 
LSM 4 – 10+ 
(Rand / sqm) 

OPTION 2: 
LSM 4 – 10+ 
(Rand / sqm) 

Total annual growth in market demand 
(sqm/a) 

7 209 7 209 

Centre share of growth (sqm/a) 721 198 

Point of market entry 2022+ 2022+ 

Additional growth in demand for centre 
(sqm) 

6 488 1 784 

Retail GLA at OPME 65 438 17 995 

Services GLA at OPME 16 359 4 499 

 Cinemans & Entertainment - - 

OPME Centre Size (sqm GLA) 81 797m
2
 22 494m

2
 

On-site job creation 2 727 750 

Retail Sales potential (R2019 value) R3 077 863 569 R846 412 482 

Total capital investment (R2019 value) R1 554 142 999 R427 389 325 

Additional Parking bays required 3 272 900 

Parking infrastructure & landscaping cost R77 870 744 R21 414 455 
Source: Demacon Demand Modelling, 2019 

 
 
 
 
 

❑ CENTRE SIZE AND RECOMMENDATIONS  
 
OPTION 1: 

 
Size and parking: 

 
✓ The short to medium term prospect is for a regional shopping centre. 
✓ Market data suggests that the optimum size for a new shopping centre over 

the short to medium term measuring ideally ±81 797m² GLA. 
✓ The optimum point of market entry for the first phase would be 2026+ and 

the second phase 2022+. 
✓ The proposed convenience / lifestyle retail centre should be able to attain 

an annual sales potential of approximately R3 077 863 569 (based on 
benchmark trading densities) & permanent on-site job creation of ±2 727. 

✓ Performance will be dependent on, inter alia, appropriate tenant 
composition. 

✓ The regional centre could include between 150 to 250 shops  
✓ Ample parking should be provided at a ratio of 6 bays per 100m² retail 

GLA  
✓ The parking area should be accessible, convenient, paved and well-lit in 

the evenings  
✓ Land should be reserved for future expansion phase 

  
Main Tenants (Regional Centre): 

 
✓ Large Supermarket(s) or hyper 
✓ 3 or more large clothing stores 
✓ Small clothing stores and boutiques 
✓ Entertainment, restaurants  
✓ Services  
✓ Convenience stores 
 
OPTION 2 

 
Size and parking: 

 
✓ The short to medium term prospect is for a convenience / lifestyle 

shopping centre. 
✓ Market data suggests that the optimum size for a new shopping centre over 

the short to medium term measuring ideally ±22 494m² GLA. 
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✓ The optimum point of market entry for the first phase would be 2026+ and 
the second phase 2022+. 

✓ The proposed convenience / lifestyle retail centre should be able to attain 
an annual sales potential of approximately R846 412 482 (based on 
benchmark trading densities) & permanent on-site job creation of ±750. 

✓ Performance will be dependent on, inter alia, appropriate tenant 
composition. 

✓ The regional centre could include between 50 to 100 shops  
✓ Ample parking should be provided at a ratio of 6 bays per 100m² retail 

GLA  
✓ The parking area should be accessible, convenient, paved and well-lit in 

the evenings  
✓ Land should be reserved for future expansion phase 

  
Main Tenants (Convenience / Lifestyle Centre): 

 

✓ Large Supermarket 
✓ Convenience 
✓ Small national clothing stores 
✓ Entertainment & takeaways  
✓ Services  
 
15.5 TRADE / AUTOMOTIVE MARKET RECOMMENDATIONS   

 

❑ GAP ANALYSIS 

 

 

Demacon’s Demand Modelling results illustrate that the consumer market can 
sustain automotive fitment centres / ancillary services / sales / motorcycles / 
trailers / roof racks, 4x4 safari / outdoor type of services of approximately 
12 641m2 with the optimum point of market entry in 2023+.  

 
❑ DEMAND ANALYSIS 

 
The following tables indicate the space demand modelling result of the trade 
sector. 
 
Table 15.4: Synthesis of Space Demand Modelling Results (nodal 
potential) – m2 GLA (constant values) 

Cumulative Additional Space Demand 2024 2029 2034 2039 

Wholesale & Retail Trade (sqm GLA) 39 446 157 222 337 651 557 709 

Catering & Accommodation (sqm GLA) 2 779 9 849 16 201 28 226 

TOTAL: Soweto Local Economy 42 225 167 071 353 853 585 935 

At 28.58% automotive 12 068 47 749 101 131 167 460 

Project Share - min 4 222 16 707 35 385 58 594 

Project Share - max 6 334 25 061 53 078 87 890 

Average 1 508 5 969 12 641 20 933 

Source: Demacon Demand Model, 2019 

 
Table 15.5: Project Space Demand Results - m2 GLA (cumulative) 

Forecast Square metre (m2) 

Up to 2024 1 000m
2
 – 1 500m

2
 

2024 – 2029 5 500m
2
 – 10 000m

2
  

2034 – 2039 12 000m
2
 – 15 000m

2
 

2039+ 20 000m
2
 – 25 000m

2
 

Source: Demacon Demand Model, 2019 
 

Table 15.6: Recommended Sizes 

Recommended Sizes 
Rand per annum / 

m2 

Capital investment (2019 constant values) R214 903 505 

Employment opportunities 294 

Parking 352 

Development Type 

Automotive fitment 

centres, outdoor, 

sales etc 

Effective 

Market Gap 

Yes 

Development 

Prospects 

Moderate 
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Recommended Sizes 
Rand per annum / 

m2 

Parking infrastructure & landscaping cost (2019 constant 
values) 

R8 382 965 

Point of market entry 2023+ 

Size of development (sqm) (up to 2029) 12 641m
2
 

Source: Demacon Demand Model, 2019 

 
The following is evident from the above tables: 
 
✓ Trade sector market demand in Soweto Local Economy increases 

cumulatively from 167 071m2 GLA in 2024 to 777 554m2 GLA in 2039. 
✓ Market demand for automotive floor space in the trade area increases 

cumulatively from 12 068m2 in 2024 up to 167 460m2 GLA in 2039. 
✓ Proposed size of development over the short to medium term amounts 

to approximately 12 641m2. 
✓ This floor space could include: 
✓ Selected automotive dealerships – scope for 2 dealerships 

• workshops & fitment centres,  
• speciality shops and services,  
• Motorcycles, quads 
• Outdoor, 4x4 and camping. 

✓ Optimum point of market entry:  2023+ 
 
15.6 OFFICE MARKET RECOMMENDATIONS 

 
❑ GAP ANALYSIS 

 

 

Demacon’s demand modelling indicated office potential of approximately 
62 126m2 (say 60 000 to 65 000m2) office GLA over the short to medium term. 
This space includes GLA for offices and related facilities, but excludes parking, 
storage and basements. The optimum point of market entry would be 2024+.   
 
Table 15.7:  Synthesis of Space Demand Modelling Results – m2 GLA 
(cumulative) 

Cumulative Additional Space Demand 
Up to 
2024 

2029 2034 2039 

Finance & Insurance (sqm GLA) 121 284 147 572 175 342 203 044 

Business services (sqm GLA) 102 277 266 604 430 335 529 609 

TOTAL: Soweto Local Economy 223 561 414 176 605 677 732 654 

Nodal Share - Min 22 356 41 418 60 568 73 265 

Nodal Share - Max 44 712 82 835 121 135 146 531 

Average* 33 534 62 126 90 852 109 898 

Source: Demacon Demand Model, 2019 
* Note: the nodal shares and the average figures are cumulative 

 
Figure 15.7:  Cumulative Additional Office Space Demand  

 
Source: Demacon Demand Model, 2019 
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Table 15.8: Space Demand Results - m2 GLA (cumulative values – 
maximum share) 

Forecast Square metres 

Up to 2024 30 000m
2
 – 40 000m

2
 

2024 – 2029 60 000m
2
 – 65 000m

2
 

2034 – 2039 90 000m
2
 – 95 000m

2
 

2039+ 100 000m
2 

– 110 000m
2
 

Source: Demacon Demand Model, 2019 

 
The table below provides the recommended office options. 
 
Table 15.9: Recommended office space options (ten-year timeframe) 

Variables Rand per annum / m2 

Capital Investment (2019 constant values) R 1 242 529 292 

Optimum size (GLA – 2034) 62 126m
2
 

Employment (on-site) 3 106 

Parking bays 2 485 

Parking infrastructure & landscaping cost (2019 

constant values) 
R 59 144 394 

Point of market entry 2024+ 

Source: Demacon Demand Model, 2019 

 
The following emerged from preceding paragraphs: 

 
✓ Market demand for office floor space in Soweto Local Economy 

increases cumulatively from 223 561m2 GLA in 2024 to 732 654m2 GLA 
in 2039. 

✓ The maximum nodal absorption increases from 44 712m2 in 2024 to 
146 531m2 in 2039. 

✓ Over the short to medium term, the project could attract office take-up of 
approximately 62 126m2 (say 60 000m2 to 65 000m2) 

✓ Optimum point of market entry:  2024+ 
✓ The development could be configured as a hybrid business park 

including offices and commercial buildings, positioned to draw optimum 
benefit from N1 freeway sight value and exposure. 

 

 

15.7 INDUSTRIAL MARKET RECOMMENDATIONS 

 

❑ GAP ANALYSIS 

 

 
Demacon’s Demand Modelling results illustrate that the consumer market can 
sustain light industrial, warehousing & distribution development up to ±11.01 
hectares (60 579m2) in the market area over the short to medium term. The 
optimum point of market entry in 2024+. 

 
❑ INDUSTRIAL DEMAND MODELLING 

 
The following tables provide a synthesis of space demand modelling results. 
 
Table 15.10:  Synthesis of Space Demand Modelling results, 2024- 2039 

Cumulative Additional Land 

Demand 

Up to 

2024 

2024 – 

2029 

2029 - 

2034 

2034 - 

2039 

Total Manufacturing (Hectares) 20,71 34,35 57,54 73,70 

Total Warehousing (Hectares) 30,57 53,77 93,81 121,71 

Total Hectares (Soweto) 51,28 88,11 151,35 195,41 

Minimum Share 5,13 8,81 15,14 19,54 

Maximum Share 7,69 13,22 22,70 29,31 

Total Hectares 6,41 11,01 18,92 24,43 

Development Bulk (sqm) 35 254 60 579 94 594 122 131 

Source: Demacon Demand Modelling, 2019 

 
 
 
 
 

Development Type 

Hybrid Business 
Park 

Effective 
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Yes 

Development 

Prospects 

Moderate 



Diepkloof Mixed Use Market Study – April 2019  

311 | P a g e  
  

Figure 15.8:  Cumulative Additional Land Demand 

 
Source: Demacon, Industrial Demand Modelling, 2019 

 
Table 15.11: Area Long Term Space Demand Forecast Summary 

Forecast Hectares 

Up to 2023 6 hectares – 10 hectares 

2023 – 2028 10 hectares – 15 hectares  

2028 – 2033 15 hectares – 20 hectares 

2033 - 2038 20 hectares – 25 hectares 

Source: Demacon, Industrial Demand Modelling, 2019 

 
Table 15.12: Site Specific Sizing (20-year timeframe) 

Recommended sizes Rand (R’) / m2 

Capital investment (2019 constant values) R 969 258 838 

Employment opportunities 1 101 

Parking 1 212 

Parking infrastructure & landscaping cost (2019 constant 

values) 
R 27 139 247 

Optimum point of market entry 2024+ 

Size of Industrial (building sqm GLA & hectare land)  60 579m
2 
GLA / 

11.01 ha 

Source: Demacon, Industrial Demand Modelling, 2019 

The following is evident from the preceding paragraphs: 
 

✓ The total development potential of Soweto up to 2024, amounts to 
approximately 51.28 hectares increasing cumulatively to 195.41 hectares 
in 2039. 

✓ The recommended size of industrial development for the project over the 

next 5 to 10 years amounts to ±11.01 hectares (60 579m
2
 GLA)  

✓ Optimum point of market entry could be developed in 2024+. 
✓ The commercial component should be configured as a hybrid business 

park including offices and commercial buildings, positioned to draw 
optimum benefit from N1 freeway sight value and exposure. 

 
15.8 SHORT-STAY ACCOMMODATION RECOMMENDATIONS 

 
❑ SUMMARY OF HOTEL SUPPLY 

 
Figure 15.9: Hotel Grading Distribution 

 
Source: Demacon 2019 
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Figure 15.10: Room rate 

Source: Demacon 2019 
Note: Room rates start from R270 and R2 403 per night, average R1 093 per person per night 

 
Figure 15.11: Total number of hotel rooms 

 
Source: Demacon 2019 

 

Findings: 
 
✓ There are sixteen hotels located within the primary trade area.  
✓ Room rates start from R270 and R2 403 per night, average R1 093 per 

person per night 
✓ A total of 1 367 rooms with the average hotel size of 65rooms. 
✓ The largest segment of hotels is graded as four-star hotels (76.9%) 

followed by 9.6% graded as one-star hotels. 
✓ Evidently this reflects a market with a demand towards the more affordable 

star gradings with unique and different product offerings. 
 

❑ HOTEL MARKET DEMAND ESTIMATIONS 

 
Demand Estimations 
 
The market demand estimations are calculated for the hotel market and 
auxiliary facilities per market segment. The share analysis refers to the 
expected market share generated according to the capacity provided.  
 
Table 15.13: Gauteng Attractions of Bednights (Total Bednights) 

 2019 2024 2029 2034 

Foreign Bednights 38 989 736 52 610 834 70 990 475 95 791 059 

Domestic Bednights 17 064 634 13 735 889 11 056 473 8 899 721 

Total 56 054 370 66 346 724 82 046 948 104 690 781 

Source: Demacon, 2019 

 
Table 15.14: Gauteng Attractions of Hotel Guests (Bednights) 

 2019 2024 2029 2034 

Foreign Bednights 4 769 146 6 435 251 8 683 412 11 716 970 

Domestic Bednights 625 703 503 649 405 404 326 323 

Total 5 394 849 6 938 901 9 088 816 12 043 293 

Source: Demacon, 2019 
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Table 15.15: Project Summary 

Project Summary 2019 2024 2029 2034 

Soweto Local Economy Share (GVA 
&  Employment) 

9,7% 9,7% 9,7% 9,7% 

Soweto Regional Hotel Share 
 (Bednights) 

523 300 673 073 881 615 
1 168 

199 

Soweto Hotel Share (Bednights) 
523 300 673 073 881 615 

1 168 
199 

Project - Bednights 39 248 50 481 66 121 87 615 

Demand (keys) 123 158 207 274 
Source: Demacon, 2019 

 
Table 15.16: Total Hotel Demand 

Total Hotel Demand 2019 2024 2029 2034 

Keys (65.0% Occupancy) 189 243 318 421 

Restaurant seats  377 485 636 842 

Conference Seats  321 413 540 716 

Source: Demacon, 2019 

 
Table 15.17: Total Hotel Demand Square Metres  

Total Hotel Demand 2019 2024 2029 2034 

Keys (65.0% Occupancy) 14 152 18 202 14 305 31 592 

Restaurant seats  755 971 1 272 1 685 

Conference Seats  545 701 919 1 217 

Total Square Metres 15 452 19 874 16 495 34 494 

Source: Demacon, 2019 

 
Development Implications  

 

✓ It is evident that a moderate to high demand exists for a hotel facility of 
approximately 318 hotel keys (2029). 

✓ There is scope for 636 conference seats and 540 restaurant facility seats 
(2029). 

✓ Total hotel demand exists of approximately 16 495m
2
 

✓ Optimum point of market entry would be 2020+. 
✓ The facility could double up as a function venue 

 

❑ GAP ANALYSIS 

 
The analysis of the market potential of the proposed hotel development show 
that there are a number of opportunities, which over the medium to long term, 
can bring about growth and development in the area / local economy. The 
proposed development will also contribute to the following: 
  

✓ Improving the quality of facilities in the area  
✓ Job creation and economic growth of area 
✓ Leading to Public-Private partnership investment 
✓ Promote development of SMMEs 
✓ Attract high volumes of tourists to area  
✓ Attract seasonal and non-seasonal tourists 
✓ Expand business activity in the area 
✓ Contribute positively to rates and taxes payable to local authority. 

  
According to the market research, there exists a demand for a four-star hotel, 
which should ideally be supported by conference and restaurant facilities. This 
demand is anticipated to rise markedly over the short to medium term.   
 
Despite relatively good short-stay accommodation supply within the 
surrounding market area, the site is strategically located and will be able to 
capture the increased short and medium-stay accommodation needs of a 
growing tertiary educational market. The proposed hotel could in future attract 
a high and increasing number of part-time students, lecturers and guest 
speakers within convenient walking distance as this area is not only 
conveniently located in relation to major roads and popular routes, but also 
offers an attractive environment.  
 

Development 

Type 

Hotel 

Conference Facility 

Restaurant 

Effective 

Market Gap 

Yes 

Development 

Prospects 

Moderate to 
High 
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Importance of Branding and Image  
 
The following aspects are important in terms of branding and image of hotel 
developments within the area: 
 
✓ Brand Architecture (Brand name or names for the different products and 

services) 
✓ Target market insight and segmentation 

✓ Competition 

✓ Vision and mission 

✓ Brand Image 

✓ Brand value differentiation 

✓ Brand essence and positioning 

✓ Brand Associations 

✓ Brand building activities and brand implementation schedules. 
  
Most hotels have themes, this makes it unique and it stands out from the other 
competitors. The theme must form a golden thread through the architecture of 
the entrance gate; accommodation facilities; landscape, street furniture, 
signage system, logo, marketing material, web site etc.  
  
Market Segments that could be targeted by the hotel development  
  

✓ Tourists visiting the area 
✓ Government functions and events 
✓ Independent practitioners to see ambulatory patients for consultation, 

examination, investigation and treatment. 
✓ Educational Traveller (such as lecturers, students etc.)  
✓ Business travellers, professionals  
 
15.9 PRIVATE HOSPITAL RECOMMENDATIONS 

 

❑ GAP ANALYSIS 
 
The market area supply profiling exercise subsequently lead to the 
identification of the following market gaps and concomitant investment 
opportunities. It is important to note that the gap analysis is based on medical 
facilities within the area. 

 

 

❑ PRIVATE HOSPITAL DEVELOPMENT RECOMMENDATIONS  
 
On account of the above, the DEMACON demand model factors extensive 
support from beyond the catchment, but nevertheless, remains alive to the 
distance deterrence function and diminishing support as travel time increases, 
coupled with low levels of private healthcare insurance in the informal areas. 
In context of the above, DEMACON’S Demand Modelling indicates potential / 
scope for a private hospital of approximately 202 to 357 beds. 
 
The proposed hospital could expect the following occupancy rates: 
 
Table 15.18: Estimated Occupancy Rates for the Proposed Private 
Hospital 

Year 1 Year 2 Year 3 

70% - 80% 80% - 90% 90%+ 

Source: Demacon, 2019 

 
These estimates will be subject to operator characteristics, management 
efficiency, service offering and quality, convenience of access and other 
location attributes. 
 
PRIVATE HOSPITAL RECOMMENDATIONS: 
 

Medical Facilities / Disciplines Gap Analysis 
 

The following medical facilities / disciplines were identified as gaps in 
the market and could be considered as part of the private hospital. 

Development 

Type 

Private Hospital 

 

Effective 

Market Gap 

Yes 

Development 

Prospects 

Moderate to  
High 
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It is recommended that the proposed private hospital could include facilities 
and services offered at a level 2 hospital.  
 
✓ A facility that provides care requiring the intervention of specialists as well 

as general medical practitioner services.  
✓ A hospital providing a single specialist service would be classified as a 

specialised level 2 hospital.  
✓ A general level 2 hospital should provide and the staffed permanently in 

the following 6 basic specialties of surgery: 

• Medicine 

• Orthopedics 

• Pediatrics 

• Obstetrics 

• Gynecology 

• Psychiatry 

• Diagnostic radiology and anesthetics. 
 
Healthcare facilities / services to be considered:  
✓ Specialised nursing units 
✓ 24 –hr Emergency centre 
✓ Critical/high care unit 

• Critical care unit/high care unit to perform a variety of procedures, 
ranging from simple diagnostic to more complicated interventional 
procedures. 

✓ Neonatal critical/high care unit 

• The unit should comprise of high care, critical care beds, and 
special isolation units, and be equipped with the latest medical 
technological equipment in order to care for the infants. 

✓ Specialised clinics 

• Antenatal clinic 

• Diabetes clinic 

• Pre-admission centre 

• Woundcare clinic. 
✓ Supplementary services 

• CT Scan  

• Pathology  

• Radiology  

• Renal dialysis. 
 

Independent Consulting Rooms: 
 
✓ The consulting rooms should include one or more independent 

practitioners to see ambulatory patients for consultation, examination, 
investigation and treatment.  

 
Medical & Surgical Disciplines to consider: 
 
✓ Cardiology 
✓ Dental surgery  
✓ Dentistry  
✓ Dermatology  
✓ Ear, nose and throat surgery  
✓ General practice  
✓ General surgery  
✓ Gynaecology  
✓ Urology  
✓ Renal Dialysis 
✓ Orthopaedic surgery  
✓ Pathology  
✓ Paediatrics  
✓ Periodontal surgery  
✓ Ancillary services: Pharmacy.  
 
HIV/AIDS Centre 
 
Treatment / Facilities to consider:  
 
✓ Voluntary HIV Testing 
✓ CD4 Testing 
✓ Wellness Programme 
✓ Antiretroviral Programme 
✓ Circumcision 
✓ On Site Pharmacy 
✓ Prevention of Mother-to-child Transmission 
✓ Post Exposure Prohylaxis 
✓ Pap Smears 
✓ Family Planning 
✓ Child Vaccine Programme 
✓ Adult Immunisation 
✓ Cholesterol Screening 
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✓ Diabetes Management 
✓ High Blood Pressure 
✓ TB Screening. 
 
Private Medical Centre 
 
It is recommended that a private medical centre (such as a community health 
centre, specialised health centre and / or independent consulting rooms) could 
be considered as part of the proposed private hospital development. This 
provides for the agglomeration of various types of medical disciplines to be 
accommodated in a single building – examples include private doctor, 
gynaecologist, optometrist, orthodontist/dentist, audiologist en pathologist. 
 
Table 15.19: Recommended medical centres  

Recommended Medical Centres 

Community health 
centre 

A facility which is open 24 hours a day, 7 days a week 
at which a broad range of primary healthcare services 
are provided. It also offers accident and emergency 
and midwifery services but not surgery under general 
anaesthesia 

Specialised health 
centre 

A facility that provides specialised care to particular 
groups of patients usually for less than 24 hours at a 
time. There are many possibilities for such units, but 
the most common are obstetric units and renal dialysis 
units 

Independent consulting 
rooms 

A facility that is not part of a hospital or clinic and is 
used by one or more independent practitioners to see 
ambulatory patients for consultation, examination, 
investigation and treatment. General practitioner 
consulting rooms – one or more professionals 
registered as medical practitioners and who are not 
registered as specialist deliver health services 
 
Specialist consulting rooms – one or more 
professionals register as medical practitioners and 

Recommended Medical Centres 

who are registered as specialists deliver health 
services 
 
Registered practitioner consulting rooms – where one 
or more professionals registered in any of the allied 
health professions deliver health services. 
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Table 15.20: Gap Analysis 

  
SK Matseke Private 

Hospital (Lesedi Private 
Hospital) 

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital 

Physical Address 
23967 Old Potchefstroom 
Road, Zone 6, Diepkloof, 

Soweto 

25 True North Road, 
Mulbarton, Johannesburg 

62 Clinton Road, New 
Redruth, Alberton 

47 Clinton Road, New 
Redruth, Alberton 

Number of Beds 

132 (undergoing 
refurbishment and upon 

completion will house 266 
beds) 

216 165 222 

24-hr Emergency centre     

Audiology & Speech Therapy     

Antenatal Classes     

Brachytherapy     

Biokinetics     

Burns Unit     

Cardiology     

Cardiothoracic     

Cardiac Cathlab     

Chiropractitioner     

Dental Procedures     

Dermalogica     

Dermatology     

Dialysis     

Dietetics     

Diabetic Ward     

Ear, Nose & Throat Surgeon     

Endocrinology     

Endoscopy Unit     

Epilepsy Monitoring Unit        

Gastroenterology     

General Practitioners     

General Surgery     

Gynecology & Obstetrics     

Haematology     

HIV Wellness Clinic     

ICU     



Diepkloof Mixed Use Market Study – April 2019  

318 | P a g e  
  

  
SK Matseke Private 

Hospital (Lesedi Private 
Hospital) 

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital 

Internal medicine     

Lithotripsy     

Maxillofacial & Oral Surgery     

Maternity     

Nephrology     

Neurology     

Neonatal     

Nuclear medicine     

Occupational Therapy     

Oncology     

Ophthalmology     

Orthopaedics     

Periodontics     

Orthopaedical Surgery        

Occularist        

Orthotics        

Ophthalmology         

Paediatric ICU     

Paediatric Oncology     

Paediatric Specialist (Cardiologist, Neurologist etc)         

Paediatrics         

Pathology         

Physiotherapy         

Plastic & Reconstructive Surgery         

Psychiatry         

Psychology         

Pulmonology         

Podiatristy         

Radiology         

Rehabilitation Unit / Step-Down Facility         

Renal Dialysis         

Rheumatology         

Thoracic Surgery         

Trauma Unit     

Sleeplab     
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SK Matseke Private 

Hospital (Lesedi Private 
Hospital) 

Mulbarton Hospital Netcare Clinton Hospital Netcare Union Hospital 

Spinal Unit         

Urology         

Vascular Surgery         

Wound Care Clinic         

 
In terms of the above gap analysis, the following gaps could be filled at the private hospital. 
 

 
 
 
 
 
 
 
 
 
 
 

Development 

Type 

• Burns & Wound 
Unit 

• HIV/TB Clinic 

• Rehab Centre 

• Ophthalmologist 

 

Effective Market 

Gap 

 
Yes 

 

 

 

Development 

Prospects 

 
Moderate to High 
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15.10 PRIVATE SCHOOL MARKET RECOMMENDATIONS 

 

❑ GAP ANALYSIS 

 

 
It is determined that there is a market gap for a private school. Development 
prospects are rated as high for a private school. Potential will increase as 
residential growth takes place over the medium to longer term.  
 

❑ PRIVATE SCHOOL DEMAND MODELLING 

 
Table 15.21: Market Area 

Market Area  2019 2024 2029 

Total number of people  1 542 243 1 611 426 1 683 713 

Ages 18months - 4 years 7,1% 109 912 114 843 119 995 

Ages 5 - 9 7,4% 114 476 119 612 124 977 

Ages 10 - 14 6,6% 101 286 105 829 110 576 

Ages 15 - 19 7,6% 117 296 122 558 128 056 

  442 971 462 842 483 604 

Source: Demacon Demand Modelling 2019 

 
Table 15.22: Private school attendance 

Private School Attendance 2019 2024 2029 Percentage 

Ages 18months - 4 years 16 487 17 226 17 999 24,8% 

Ages 5 - 9 17 171 17 942 18 747 25,8% 

Ages 10 - 14 15 193 15 874 16 586 22,9% 

Ages 15 - 19 17 594 18 384 19 208 26,5% 

Total (Pupils) 66 446 69 426 72 541 100,0% 

Source: Demacon Demand Modelling 2019 

 
Table 15.23: Market shares (minimum and maximum) 

Private School  
Attendance 

2019 2024 2029 Percentage 

Ages 18months to 
4 years 

495 – 824 517 – 861 540 - 900 24,8% 

Ages 5 - 9 515 – 859 538 – 897 562 - 937 25,8% 

Ages 10 - 14 456 – 760 476 – 794 498 - 829 22,9% 

Ages 15 - 19 528 – 880 552 - 919 576 - 960 26,5% 

Total (Pupils) 1993 – 3 322 2 083 – 3 471 2 176 – 3 627 100,0% 

Source: Demacon Demand Modelling 2019 

 
Development Implications 
 
✓ It can be concluded that there is demand for a private school as part of 

the Diepkloof Project.  

✓ Potential exists for the development of one private school catering for 

2 083 to 3 471 pupils (2024) or 2 176 to 3 627 pupils at full capacity 

(2029) It is recommended that the facility should be developed in 

phases as demand increases. 

✓ The optimum point of market entry should be 2022+. 

 

Demacon’s Demand Modelling results illustrate that the market can sustain 

one private school catering for approximately 3 627 (say 3 500) pupils 

(2029) at full capacity.  

 

Based on the anticipated nature of the proposed facility and the facilities to be 

provided it is anticipated that it could attract larger shares from the secondary 

market provided if the project is effectively branded. 

 
15.11 SOCIAL AMENITIES RECOMMENDATIONS 

 
 
 
 
 
 

Development Type 

 
Private School 

 

Effective 

Market Gap 

Yes 
 

 

Development 

Prospects 

Moderate to 
High 
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❑ GAP ANALYSIS 

 

 
It is important to remember that these are guidelines and it is not always 
feasible to address the entire market gap although the analysis remains 
useful to identify social facility shortfalls.  
 
Table 15.24 shows the social facility market gap for the project.  
 
Table 15.24: Social Amenities Market Gap – (Project Specific) 

 Parameter 

Land 

Required 

Per 

Amenity 

Market 

Gap 
Hectares  

HEALTH AND EMERGENCY SERVICES 

Tertiary Hospital L3 2 400 000 0,50 0,0 0,0 

Regional Hospital L2 1 770 000 7,00 0,0 0,0 

District Hospital L1 300 000 5,00 0,0 0,0 

Community Health Centre 100 000 1,50 0,0 0,0 

Primary Health Clinic 24 000 0,50 0,0 0,0 

Fire Station 60 000 1,20 0,0 0,0 

Police Station 60 000 0,45 0,0 0,0 

SOCIAL & CULTURAL (PUBLIC SERVICE FACILITIES) 

Community Performing Arts 

Centre 
50 000 0,05 0,0 0,0 

Museum – large 500 000 0,05 0,0 0,0 

Regional Library – Reference 450 000 0,03 0,0 0,0 

Regional Library 200 000 0,03 0,0 0,0 

 Parameter 

Land 

Required 

Per 

Amenity 

Market 

Gap 
Hectares  

Local Library 20 000 0,05 0,0 0,0 

CIVIC 

Major Public Event Venue 1 000 000 3,00 0,0 0,0 

Home Affairs – large office 400 000 0,05 0,0 0,0 

Home Affairs – medium office 160 000 0,02 0,0 0,0 

Home Affairs – small office 40 000 0,02 0,0 0,0 

SOCIAL SERVICES 

Community Hall – large 60 000 0,50 0,0 0,0 

Community Hall - medium / small 

(fringe areas) 
10 000 0,20 0,0 0,0 

ICT Access point 10 000 1,50 0,0 0,3 

Post office / agent with post boxes 10 000 0,03 0,0 0,0 

Social Grant Pay Point 40 000 0,03 0,0 0,0 

Community Hall – large 60 000 0,50 0,0 0,0 

EDUCATION 

Post-matric Skills Training (i.e. 

nursing teaching, etc.) 
400 000 1,00 0 0,0 

Small Creche / early childhood 

development centre 
2 400 0,02 3 0,1 

Grade R Class at primary 

school 
1 000 0,01 7 0,1 

Primary School 7 000 2,80 1 2,5 

Secondary School 12 500 4,00 1 2,0 

ECD Resource Hub and Care 

Centre 
20 000 0,10 0 

0,0 

RECREATION PROVISION (SPORT & PARKS) 

Indoor Sports Hall (medium/large) 250 000 0,50 0,0 0,0 

Regional Sports Stadium 200 000 0,50 0,0 0,0 

Sports Complex with 9 - 12 court 

sports hall, etc. 
200 000 

0,80 
0,0 0,0 

TOTAL HECTARES       
5.2 

ha 

Note: Parameter reflects the number of people required to support development of a specific 
facility. 

Development Type 

 
Social Amenities 

 

Effective 

Market Gap 

Yes 
 

 

Development 

Prospects 

Moderate to 
High 
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From the social facility modelling, it is evident that there is a gap for several 
facilities in the primary trade area. The table indicates that the social amenities 
that are feasible, necessary and compatible with the site configuration are:  
✓ Small Creche / early childhood development centre (3) 
✓ Grade R Class at primary school (7) 
✓ Primary School (1) 
✓ Secondary School (1) 

 
The development of other amenities would depend on future population 
growth in the market area – current demand thresholds can only partially 
sustain additional amenities 
 
15.12 LAND BUDGET & ESTIMATED TIMEFRAME 

 
The tables below illustrate the potential composition for the Diepkloof Project. 
 
Table 15.25: Diepkloof Project 20-year land use budget (site potential) – 
2029 

Land Use 
Proposed  

size  

Including 
Roads & 

Circulation 

Percentage 
of land 

area (%) 

Optimum 
point of 
market 
entry 

Residential - Bonded 1 500 units 15,0  15,0% 2021+ 

Residential - Social 450 units 3,4  3,4% 2021+ 

Retail (Regional Mall) 81 797m
2
 24,5  24,6% 2022+ 

Trade (Automotive) 12 641m
2
 3,8  3,8% 2023+ 

Offices 62 126m
2
 12,4  12,5% 2024+ 

Industrial / 
Warehousing 

11.01 ha 13,2  13,3% 2024+ 

Short-Stay 
Accommodation (Hotel) 

318 keys 

(16 495m
2
)
 
  

3,3  3,3% 2020+ 

Medical - Private 
Hospital 

357 beds 

(26 740m
2
)
 
 

5,3  5,4% 2023+ 

Private School 36 270m
2 
 12,4  12,5% 2022+ 

Social Amenities 5.2 ha 6,2  6,3% 2020+ 

Hectare Take-up   99.7ha 100.0%  

Source: Demacon, 2019 
*This figure includes floor space for conferencing & restaurant 

 
Table 15.26: Diepkloof Project 20-year land use budget (site potential) – 
2029 

Land Use 
Proposed  

size  

Including 
Roads & 

Circulation 

Percentage 
of land 

area (%) 

Optimum 
point of 
market 
entry 

Residential - Bonded 1 500 units 15,0 18,3% 2021+ 

Residential - Social 450 units 3,4 4,1% 2021+ 

Retail (Convenience / 
Lifestyle Shopping 
Centre) 

22 494m2 6,7 8,2% 2022+ 

Trade (Automotive) 12 641m
2
 3,8 4,6% 2023+ 

Offices 62 126m
2
 12,4 15,2% 2024+ 

Industrial / 
Warehousing 

11.01 ha 13,2 16,1% 2024+ 

Short-Stay 
Accommodation (Hotel) 

318 keys 

(16 495m
2
)
 
  

3,3 4,0% 2020+ 

Medical - Private 
Hospital 

357 beds 

(26 740m
2
)
 
 

5,3 6,5% 2023+ 

Private School 36 270m
2 
 12,4 15,2% 2022+ 

Social Amenities 5.2 ha 6,2 7,6% 2020+ 

Hectare Take-up   81,9 ha 100.0%  

Source: Demacon, 2019 
*This figure includes floor space for conferencing & restaurant 

 
To conclude, from the market research the following development 
options could be considered: 
  
The total size of the property measures approximately 30 hectares. The 
highest and best use principle should be applied to select the optimum mix, 
which may include the following three options in order of priority: 
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❑ HIGHEST & BEST USE RECOMMENDED OPTIONS 

 
 
 

❑ Convenience / Lifestyle 

Retail - 6.7ha 

❑ Healthcare - 5.3ha 

❑ High Density Residential - 

10 to 15 ha 

❑ Automotive - 3.8ha 

❑ Retail (Regional Mall) – 

24.5ha 

❑ Office – 12.4ha 

❑ Automotive – 3.8ha 

❑ Commercial / industrial – 

13.2ha  

❑ Office – 12.4ha 

❑ Automotive – 3.8ha 

❑ Commercial / industrial – 

13.2ha  

  

OPTION 1 
Integrated Lifestyle Precinct 

OPTION 2 
Retail Precinct with Automotive 

OPTION 3 
Commercial / Industrial Precinct 

             ±30.8 ha                         ±53.9 ha                             ±29.4 ha  

Priority                                                      Priority                                                        Priority 
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ANNEXURE A: MIXED USE CASE STUDIES 
 
 
 
 
A INTRODUCTION 

 
The following case studies provide examples of shopping centres with lifestyle 
elements within a mixed-use developments as well as hybrid business centre 
examples. 
 
B CASE STUDIES WITH LIFESTYLE ELEMENT 

 
LYNNWOOD BRIDGE 

 
Location: Daventry Road, Lynnwood Manor, 
Pretoria 
 
Map B1: Location of Lynnwood Bridge 

 
Lynnwood Bridge Shopping Centre is conveniently situated on Lynnwood 
Road, close to the N1 highway.  
 
 

 
 
 
 
 
The centre offers a mixture between exclusive stores, entertainment, and 
dining surrounded by offices, a hotel and a gym. 
Surrounding facilities include: 
 
✓ Glenfair Shopping Centre (linked via pedestrian bridge) 

✓ Alkantrant Park 

✓ Alkantrant Library 

✓ Church 

✓ Residential security estates 

 
Map B2: Location of Lynnwood Bridge and Surrounding Offices 

 
 
Lynnwood Bridge offers a mixture between exclusive stores, entertainment 
and dining. 
 

MIXED USE CASE STUDIES A 



Diepkloof Mixed Use Market Study – April 2019  

325 | P a g e  
  

Table B1: Characteristics 

CHARACTERISTICS 

Location 
4 Daventry Street, Lynnwood Manor, 
Pretoria 

Classification Lifestyle Centre 

Size 12 562sqm 

Developed 2010 

Retail Floors 1 

Number of Shops 34 

Anchor Tenants 
Woolworths 
Safari & Outdoor 
Rhapsody’s 

Trade Hours 
Monday to Friday: 9am – 6pm 
Saturday: 9am – 5pm 
Sunday: 9am – 3pm 

Location 
4 Daventry Street, Lynnwood Manor, 
Pretoria 

 
Tenants: 
 
Table B2: Lynnwood Bridge Tenants 

LYNNWOOD BRIDGE TENANTS 

RESTAURANTS & FOOD SPECIALITY 

Café Beyritz Baseline Runners 

Col’ Cacchio Bridal Wardrobe 

Kings Meat Deli The Bicycle Company 

Koi Graffiti Books 

Rhapsody’s Homewood 

Stephnie’s Jenna Clifford 

The Famous Fishoek Louie Daniele 

Tribeca Standard MBW Art Gallery 

Vovo Telo Safari & Outdoor 

Woolworths Food Scuba Scene 

HEALTH & BEAUTY The Pro Shop 

SkinPhD VetsMart 

LYNNWOOD BRIDGE TENANTS 

Planet Fitness OFFICES 

ENTERTAINMENT Adams & Adams 

Atterbury Theatre Atterbury Property 

City Lodge Aurecon 

  Citadel 

  Groot FM 

  Pentad 

  Sanlam Private Investments 

  Studio 3 

 

 

 
 



Diepkloof Mixed Use Market Study – April 2019  

326 | P a g e  
  

OFFICES WITHIN LYNNWOOD BRIDGE 
 

 

 
 
 
 
 

THE CLUB 

 
Location: Cnr. Pinaster Avenue & 18th Street, 
Hazelwood, Pretoria 
 
Located across the road from Pretoria Country Club - 

where The Club. This development is positioned in one of Pretoria's prime 

areas with good proximity to the exclusive suburbs of Waterkloof and 

Brooklyn. 

 

Map B3: Location of The Club 

 
 

The Club is a mixed-use precinct which offers exclusive dining and upmarket 
convenience surrounded by offices. Ideally situated in Hazelwood Pretoria. 
The Club's proximity to the Garsfontein off-ramp ensures easy access to the 
N1 Motorway, Hatfield, Menlyn, Pretoria CBD and Brooklyn.  
 

Size of centre: 6 793m2 
Classification: Speciality Centre 
Number of shops: 10 
Number of retail floors: 1 



Diepkloof Mixed Use Market Study – April 2019  

327 | P a g e  
  

Parking bays: 128 covered 
Trading hours: 
 

• Monday to Friday: 9am – 7pm 

• Saturday: 9am – 5pm 

• Sunday & public holidays: 9am – 2pm 
 
Tenants: 
 
Table B3: The Club Tenants  

 
 
OFFICES WITHIN THE CLUB 
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THE VILLAGE 

 

Location: 16
th
 Street, Menlo Park 

 
Map B4: Location of The Village Restaurants & Offices 

 
The Village has sprung up to incorporate some existing restaurants and a slew 
of new venues, offices and apartments. The dining inspiration is the leafy-

sidewalk suburban dining associated with Stellenbosch and Franschhoek. 
This location forms a bit of a hub between various suburbs in Pretoria. 
 
Table B3: The Village Tenants 

THE VILLAGE TENANTS 

RESTAURANTS / DELI’S, CAFÉ’S 

Alfie’s Pride of India 

Boston Bistro Salt 

Burger Bistro Smaak Deli & Take-Out Restaurant 

Chocolat et Café  23 on Hazelwood 

KinGelato  SANO Juice and Smoothie Bar 

Blackmores Oz’e Café & Bistro 

Spout Dough 

Cowfish  
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OFFICES WITHIN THE VILLAGE 

 

 
 

LOFTUS PARK 

 
Location: Loftus Park, Kirkness Street, Pretoriak 

 
Situated next to the renowned Loftus Versfeld 
Stadium, the Loftus Park precinct is destined to be 
one of the most iconic mixed-use developments in 
Gauteng. The precinct totals an impressive 55 000m2 

and consists of P-grade office space, hotel, 
premium gym, potential private hospital, open-air piazza with 
restaurants and a convenience retail offering. Loftus Park will seamlessly 
bring business and leisure together as it tackles both work and play in one 
vibrant precinct. 
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Map B5: Location of The Club 

 
 

 
 
 
 
 
 
 
 
 

Office Floor Pan & Retail Floor Plan 
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OFFICES 
 
The core component of Loftus Park is its P-grade office space, totalling 
15 780m2 in phase one. Businesses will have the benefit of superior access 
via the Gautrain bus stop and the new Tshwane Rapid Transport line, making 
the commute in and out of the precinct quick and easy. State of the art 
technology secures the precinct. The precinct will be accredited as a Green 
Star Building with features including grey water harvesting, back-up 
generators and 48-hour emergency water supply. 
 

 

 
 
Building A – 10 000m2 
Building B – 2 000m2 
Space from 150m2 to 15 000m2 
 
 
 
 

RETAIL - STORE DIRECTORY  
 
Table B4: Loftus Park Tenants 

Loftus Park Tenants 

Restaurants 

RocoMamas Skyline Restaurant, Lounge and Bar 

Turn ‘n Tender Vovo Telo 

Salsa Seattle Coffee Co 

Speciality 

Dirty Lolli Khalifa 

JVL Vos Biltong 

Services, Health & Beauty 

Protea Hotel by Marriott ® Pretoria 
Loftus Park 

EVA SPA 

Eyeland Optometrist Postnet 

Shane K Walters Hair Dressing Sorbet 

Sorbet Man  

Anchors 

Virgin Active Dis-chem 

Checkers PNA 

ATMs 

Nedbank Capitec 

FNB ABSA 

 
HOTEL 
 
Protea Hotel by Marriott Pretoria 
Loftus Park is a 4-star Hotel, 
situated in a dynamic mixed-use 
development in the heart of 
Pretoria’s sporting, business, 
cultural and diplomatic hub. 
 
Hotel facilities included 
conferencing, Restaurant, coffee 
shop, bar and a roof top pool and Sky Lounge. Protea Hotel by Marriott 
Pretoria Loftus Park is ideally positioned to accommodate precinct users, 
business and leisure travelers as well as fans of Loftus Versveld Stadium. 
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Loftus Park consist of offices, Virgin Active Gym, various restaurants, 
pharmacy, supermarket and various other retail outlets. These amenities all 
surround the buzzling open air piazza of Loftus Park. 
 
Conveniently located in Pretoria next to Loftus Versveld Stadium with easy 
access to the Pretoria CBD, Hatfield, Arcadia and the Eastern Suburbs of 
Pretoria. Loftus Park is only 1km from the Hatfield Gautrain Station and the 
new Tshwane Rapid Transport Bus route (TRT) is only 350m from the 
precinct. 

 
 
C HYBRID BUSINESS CENTRE CASE STUDIES 

 
SIX FOUNTAINS PRECINCT – SOLOMON MAHLANGU DRIVE 

 
Six Fountains serves as example of a hybrid business centre case study. This 
precinct consists of Six Fountains Lifestyle Centre, automotive dealerships, 
fitment centres and ancillary services, outdoor 4 x 4 safari centre etc. 
 
 
 
 
 

❖ SIX FOUNTAINS LIFESTYLE CENTRE 

 
Location: Corner of Six Fountains & Bendeman Boulevard, Six Fountains, 
Pretoria East 
 
Map C1: Location of Six Fountains Lifestyle Centre 

 
 
This lifestyle centre is located close to the busy intersection of Lynnwood Rd. 
and Solomon Mahlangu Drive. Access to the centre is via Solomon Mahlangu 
Drive. The development is made up of many big box furniture and lifestyle 
tenants. 
 
Table C1: Six Fountains Lifestyle Centre Characteristics 

SIX FOUNTAINS LIFE STYLE CHARACTERISTICS 

Location 
Cnr Solomon Mashlangu Drive & Bendema Boulevard 
Six Fountains Estate 

Classification Lifestyle Centre 

Size 27 981sqm 

Developed 
2007 
Refurbished: 2014 

Retail Floors 2 

Number of Shops 21 

Anchor Tenants Makro 
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SIX FOUNTAINS LIFE STYLE CHARACTERISTICS 

House & Home 
Tekkie Town 
Outdoor Warehouse 

Trade Hours 
Monday to Saturday: 8am – 5pm 
Sunday: Closed 

 
Table C2: Tenants Listed 

Homeware, décor, 
furnishers 

Food Other 

✓ House & Home 

✓ Beds for Africa 

✓ The Bed Shop 

✓ Bed & Lounge 

✓ Outdoor Warehouse 

✓ Seawork  

✓ Basileia Café  

✓ Tekkie Town 

✓ Musica 

✓ Autozone 

✓ Dent Doctor 

✓ Iron Angel Private 

Gym 

✓ Solarman 

✓ Plastilon 

✓ Glasfiit 

✓ Mamre Property 

Management 

✓ Single Track Cycles 

✓ Carve Guitar Studio 

 

 

 
 

❖ SIX FOUNTAINS AUTOMOTIVE CENTRE 

 
Table C3: Automotive and ancillary 

Automotive and ancillary within Six 
Fountains  

Automotive in Solomon Mahlangu 
Drive 

Tyremart Engen Filling Station 

Autowiel Volvo 

4x4 Safari Centre Hyundai 

Glassfit Jaquar 

Inspecta Cars Landrover 

Car Wash Renault 

Dent Doctor Kia Motors 

Menlyn Gearbox & Diff Centre McCarthy Ford 

Bosch Car Service Tyremart 

Drive Car Sales Autowiel 

Select Pre-Owned  

The Lawnmower  
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FOURWAYS PRECINCT 

 
❖ DESIGN QUARTER LIFESTYLE CENTRE 

 
Location: William Nicol Dr & Leslie Ave, Magaliessig, 
Sandton 
 
Map C2: Location of Design Quarter 

 
Design Quarter is classified as a Lifestyle Centre, known to be a décor / 
homeware destination. Situated on the corner of William Nicol and Leslie 
Avenue in Fourways, Design Quarter caters to savvy shoppers, interior 
designers, décor consultants, suppliers, architects, and developers. 
 
For lovers of decor, Design Quarter provides an opportunity for support, 
advice, and one-on-one service from some of South Africa’s most admired 
decorators and retail outlets. The centre has an open-air plaza with 
restaurants and coffee shops. 
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Table C4: Design Quarter Characteristics 

CHARACTERISTICS 

Location Cnr Leslie Avenue & William Nicol Drive, 
Fourways, Sandton 

Classification Lifestyle Centre 

Size 25 000sqm 

Developed 2005 

Retail Floors 3 

Annual Foot Count 2.0 million 

Parking Bays 774 

Number of Shops 32 

Anchor Tenants 

Woolworths 
Mr Price Home 
Boardmans 
@home living space 
Coricraft 

Trade Hours 
Monday to Friday: 9AM to 6PM 
Saturday: 9AM to 5PM 
Sunday: 9AM to 4PM 

 
Table C5: Design Quarter Tenant List 

Offices Retail Other 

✓ Alive Architecture 

✓ Berge Farrell 

✓ 082 Carwash 

✓ Cathay Pacific 

Airways 

✓ Cerebra 

Communication 

✓ Club Med 

✓ Comcorp 

✓ Conilium Legal 

Services 

✓ DNA Brand 

Architecture 

✓ Flight Centre 

✓ Formfunc Studio 

✓ Hitchcock Michalski 

✓ Left RIGHT 

✓ Qatar Airlines 

✓ @home 

livingspace 

✓ Bakos Brothers 

✓ Biggie Best 

✓ Boardmans 

✓ Coricraft 

✓ Cottonwood 

✓ Crabtree & Evelyn 

✓ Fabri 

✓ Ghorbary Carpets 

✓ Granny Goose 

Duvets 

✓ Haier 

✓ Isabelina 

✓ Lindt Chocolate 

Studio 

✓ Morceau De 

Mantel 

✓ Nedbank ATM 

 
✓ Kitchen Bar 

✓ Mythos 

✓ Vida e Caffe 

✓ Woolworths Food 

Bar 

✓ KOI 

 
✓ Arteye Gallery 

✓ Blu-Line Kitchens 

✓ OSIM 

✓ Red Man 

Offices Retail Other 

✓ Red Bull SA 

✓ RG Group 

✓ The Apprentice 

Valley 

✓ The CRM Team 

✓ Wallstreet Interactive 

✓ Digital Agency 

✓ Wild Eye 

✓ WIOCC SA 

 

✓ Mr Price Home 

✓ Plascon Spaces 

Showroom 

✓ Satran Trading 

✓ Studio Matrix 

✓ Tempur 

✓ The Golfers Club 

✓ The Private House 

Company 

✓ Vendange 

✓ Willowbrook Cotton 

Co. 

✓ Woolworths Home 

& Food 

 
Images of Design Quarter 
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❖ FOURWAYS AUTOMOTIVE & ANCILLARY 

 
Location: William Nicol Drive, Fourways Sandton 
 
Table C6: Automotive & ancillary 

Automotive dealerships and ancillary in William Nicol Drive 

BP Filling Station Halfway Toyota 

Shell Filling Station 
Tiger Wheel & Tyre (Fourways 
Crossing) 

Cycle Lab Nissan 

Pro Shop Lindsay Saker Volkswagen 

Gone Skiing Mastercars 

Missing Link Kia Motors 

Harlequin Luxaire Audi Centre 

Creative Rides Lexus Fourways 

Showrooms on Leslie Supa Quick 

Silver Thread  

 
Pictures of Automotive & Ancillary 

 

 

 
 
 
 
 
 
 


