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Highlights 
 

Light industrial accommodation has shown stability for 

the use of logistics, distribution and warehousing – 

largely supported by imports growth. 

 

The northern and eastern nodes of the city have 

experienced growing activity with a large development 

pipeline of newer and larger logistics units. 

 

The market is expected to remain under pressure in 

the short to medium term in light of the prevailing 

economic backdrop in South Africa. 

 

 

 
 



 “ Prime gross rent 

55-60 ZAR/m2  
per month1 

  

Prime Yield 

8.5% 
Vacancies 

9.9% 
Total gross leasable area 

(GLA)(‘000 m2) 

4,500m2 

12 month 

outlook 
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The manufacturing industry has 

remained constrained with the 

slowdown in manufacturing 

demand. According to Statistics 

South Africa, capacity utilisation 

in the manufacturing sector has 

decreased to an average of 

80.7% from its last peak of 86.3% 

in 2006 prior to the financial 

crisis. The consistently lower 

production levels are likely to 

contribute to factory downsizing 

in the economy, especially with 

the weak Rand contributing to 

higher input prices. 

Subsequently, heavy industrial 

spaces designed for 

manufacturing purposes remain 

under pressure, being among the 

highest vacant properties.  

 

 

 

 

 

 

 

 

 

Local exporting industries have 

not gained as much as hoped for, 

with exports measured in tons 

declining by a cumulative 12.1% 

y/y between January and 

September 2015 and the same 

period in 2014. This is largely 

due to global economic 

challenges which have weakened 

demand from the country’s main 

trading partners including China 

and Europe. Decreased demand 

for South African products 

internationally is contributing to 

decreased heavy manufacturing 

in the country, as well as 

vacancies in some light industrial 

areas with less storage being 

required by exporting companies.  

 

 

 

 

 

 

 

 

 

 

Be that as it may, light industrial 

accommodation has shown 

stability for the use of logistics, 

distribution and warehousing – 

largely supported by the 7.0% 

year-to-date increase in imported 

goods. However, with weaker 

export demand and slowing 

consumer confidence, even light 

industrial activity remains under 

pressure. There remain concerns 

around operating costs, 

contributing to downsizing and 

business consolidation. This has 

become a major drawcard for 

Waterfall Business Estate where 

companies such as Covidien, 

Honda and Stryker all have their 

offices and warehousing under 

one roof.  
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Demand 

Rents 

falling 

Rents 

bottoming 

out 

Rental 

growth 

accelerating 

Rental 

growth 

slowing 

JLL Industrial Clock 

The JLL Property ClockTM 

Midi Units 

Mini Units 

Maxi Units 

1 Prime rent represents the top open market rent that could be expected for an industrial unit 

of the highest quality and specification in the best location in a market, as at a survey date. 

Table 1: Imports and exports growth Jan-Sep ( ‘000 tons) 
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Exports Growth Imports Growth

Jan to Sep 2015  

Imports: 21.8bn tons 

Exports: 101.9bn tons  

Data Source: Statistics South Africa  

Source: JLL, SAPOA 



Supply 
 

Industrial building plans passed in 

Gauteng declined by 40.0% from 

January to August 2015 compared to 

the same period in 2014. Low 

building confidence in the category is 

not surprising given the slowing 

demand locally, in contrast to the 

substantial signed-off development 

pipeline of 134,000m2.  

 

The northern and eastern region of 

the city has seen robust growth in 

industrial space with numerous 

developments in the pipeline, 

increasing the quality stock offered in 

these nodes. Due to the excellent 

positioning of new developments in 

these areas with regard to 

transportation links, a trend seen 

earlier in the year where companies 

move from an older property to a 

new development in the same node, 

is expected to continue. Caterpillar, 

for example, which has been in 

Isando, east of Johannesburg, for 

decades, is currently developing a 

new purpose-built 50,000m2 

development in the same node. 

 

Developers are tending toward 

tenant-driven developments. Major 

future developments include 

Redefine’s greenfield Isando 

Distribution Centre, ideally located 

for accessibility to road, rail and air 

links, and Samrand Estate which is 

situated in close proximity to the N1 . 

Undeveloped land earmarked for 

development includes Lanseria 

Commercial Crossing, a mixed use 

development including industrial, 

retail and residential components. 
 

Vacancies 
 

Overall Johannesburg industrial 

vacancies are currently at 9.9% 

with new occupancies in the 

quarter having decreased the 

vacancy rates from 10.6% in Q2 

2015. The largest take-up noted in 

the quarter has been Universal 

Industries/BCE taking occupancy 

of a 25,000m2 building recently 

acquired in the western node. 

 

Take up in the northern node was 

mainly due to Stryker relocating to 

their new head office development 

in Waterfall Business Estate, 

consisting of 1,500m2 of office and 

1,700m2 of industrial space. RYCO 

moved into Corporate Park North 

occupying 2,500m2. New 

speculative stock coming into the 

node in the quarter, like the 20 

units completed in Rambo 

Junxion, Corporate Park North, are 

all fully occupied.  

 

The south remains the node with 

the lowest take up. This is 

attributable to older stock, as well 

as the larger proportion of heavy 

duty manufacturing premises. 

Manufacturing focused 

accommodation is contributing the 

most to overall vacancies as 

opposed to light industrial spaces.  

 

Rental 

Performance 
 

Rental rates on Grade A maxi and 

midi units in the south have 

decreased by 8.0% and 11.0% y/y 

respectively, given the low quality 

of stock and demand in the area. 

However the City Deep Terminal 

Industrial Development Zone, 

which is expected to support 

industrial development in the 

precinct and has also led to 

upgrading of major roads, may 

revive developer confidence in the 

area and attract occupiers back 

into the southern region of the city.  

 

Grade A maxi units in the northern 

region maintain the highest rental 

rates at R58/m2, compared to 

R48/m2 in other nodes. This is due 

to new high quality stock being 

tenanted by blue chip companies, 

thereby uplifting the area, resulting 

in rental rates being priced above 

other nodes.  

 

The eastern region’s rentals have 

climbed back up to their previous 

Q3 2014 rates in Q3 2015 from 

R46.50/m2 in Q2 2015 to 

R47.70/m2 in Q3 2015. With large 

developments in the pipeline, such 

as Westlake View (37,462m2) and 

140 North Reef Road Commercial 

Park (55,000m2), the trend seen in 

the north with increased rental 

rates due to increased quality 

developments is expected to be 

realised in the eastern node too.  
  
 

 

 

 

 

 

 

 

 

  

Market 

Outlook  
 

Rental movement is expected 

to remain minimal in the short 

term and only in specific areas 

such as the northern and 

eastern nodes will there be a 

likelihood of higher rentals as 

new developments come to 

completion in coming years. 

However with expected future 

increased activity in the 

southern region due to the IDZ 

initiative, the southern node 

may once again become 

competitive with the northern 

and eastern regions of the city. 

 

It is worth noting that although 

the industrial property market 

has great potential for growth, 

with massive pockets of 

industrial land zoned for 

development available, 

developers remain cautious 

due to the macro-economic 

forces at play. With South 

Africa’s economy expanding 

more conservatively than 

expected, the depreciation of 

the Rand and the electricity 

constraints that continue to 

limit output, the industrial 

property market is expected to 

remain under pressure in the 

short to medium term. 
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Figure 2: Johannesburg vacancy rates 

Source: JLL Research 

Development Approximate 
size (m2) Node Opening 

date 

Warehousing Spec Development 8,227 North Jul 2016 

140 North Reef Road 55,000 East Nov 2015 

Torre Holdings Solution 7,222 North Jul 2016 

Waltloo Distribution center 26,454 North Oct 2016 

Westlake View Ext 15 Longmeadow 37,462 East Mid 2016 

Figure 1: Development pipeline 

Source: JLL Research 
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About JLL 
 

JLL (NYSE: JLL) is a professional 

services and investment 

management firm offering specialized 

real estate services to clients seeking 

increased value by owning, 

occupying and investing in real 

estate. With annual fee revenue of 

$4.7 billion and gross revenue of $5.4 

billion, JLL has more than 230 

corporate offices, operates in 80 

countries and has a global workforce 

of approximately 58,000. On behalf of 

its clients, the firm provides 

management and real estate 

outsourcing services for a property 

portfolio of 3.4 billion square feet, or 

316 million square meters, and 

completed $118 billion in sales, 

acquisitions and finance transactions 

in 2014. Its investment management 

business, LaSalle Investment 

Management, has $57.2 billion of real 

estate assets under management. 

JLL is the brand name, and a 

registered trademark, of Jones Lang 

LaSalle Incorporated..  

 

For further information, visit 

www.jll.com 
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This report has been prepared solely for information purposes and does not necessarily purport to be a complete 

analysis of the topics discussed, which are inherently unpredictable. It has been based on sources we believe to be 

reliable, but we have not independently verified those sources and we do not guarantee that the information in the report 

is accurate or complete. Any views expressed in the report reflect our judgment at this date and are subject to change 

without notice. Statements that are forward-looking involve known and unknown risks and uncertainties that may cause 

future realities to be materially different from those implied by such forward-looking statements. Advice we give to clients 

in particular situations may differ from the views expressed in this report. No investment or other business decisions 

should be made based solely on the views expressed in this report.  
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Tel +27 11 507 2200 
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Tel +27 11 507 2200 
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Robert Walsh 

Industrial Property Advisory 
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Johannesburg Industrial Units Statistics 

 
Q3 2014 

 
Q2 2015 

 
Q3 2015 

y/y % 
change 

q/q % 
change 

South 52.5 50.0 48.5 -8.0% -3.0% 

East 47.7 46.5 47.7 0.0% 3.0% 

North 57.0 57.0 58.0 2.0% 2.0% 

West 45.7 47.5 46.7 2.0% -2.0% 

Average Grade A maxi units 50.73 48.25 50.23 -1.0% 4.0% 

 
Q3 2014 

 
Q2 2015 

 
Q3 2015 

y/y % 
change 

q/q % 
change 

South 45.0 42.0 40.0 -11.0% -5.0% 

East 47.5 50.0 47.5 0.0% -5.0% 

North 51.0 50.0 50.0 -2.0% 0.0% 

West 49.3 47.5 51.7 5.0% 9.0% 

Average Grade A midi units 48.2 47.4 47.3 -2.0% 0.0% 

 
Q3 2014 

 
Q2 2015 

 
Q3 2015 

y/y bsp 
change 

q/q bsp 
change 

South 2.1% 7.0% 8.5% 64bsp 15bsp 

East 5.4% 14.6% 14.1% 87bsp -5bsp 

North 4.7% 5.7% 5.6% 9bsp -1bsp 

West 1.4% 7.5% 0.3% -11bsp -72bsp 

Average vacancy rate 9.6% 10.6% 9.9% 37bsp -16bsp 
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Completions 
(m²) y/y % change Future supply 

(m²) y/y % change 

2015 (f) 142,000 6.3% 4,610,454 3.2% 

2016 (f) 150,000 5.6% 4,760,454 3.3% 

2017 (f) 100,000 -33.3% 4,860,454 2.1% 

Table 5: Future supply 

Table 4: Vacancies 

Table 3: Average gross rental/m2 – Grade A midi units 

Table 2: Average gross rental/m2 – Grade A maxi units 
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