
 

  

 

 

Johannesburg Real Estate 

Overview – Q4 2013 

Optimism in the market due to the projected global growth is 

expected to lift the mood in the South African commercial real 

estate sector, but the impact of such a recovery  is expected later 

in 2014 as both business and consumers are still struggling with 

the high cost environment.    

 

Persistent high vacancies continue to add pressure in the office 

market and are further exacerbated by the increasing choice of 

office buildings from new developments.   

 

The industrial sector realised a sharp increase in completed 

development projects which provided much needed quality 

facilities in key nodes.   
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Office Market Overview  
Key Office Market Indicators 

Current Statistics Q3 2013               Q4 2013   

Prime Gross Rent (R/m² per month)1 R210 R220  

Prime Yield (%) 8.25 8.25  

Overall Johannesburg Vacancies (%) 11.2 11.7  

Johannesburg CBD incl. Newtown and 

Braamfontein Vacancies (%) 
17.3  16.6  

Grade P Vacancies (%) 2.1 5.6  

Total Gross Leasable Area (GLA) 

(‘000 m²) 
9,222 9,0212  

Development Pipeline (‘000 m²) 531 535  

Completions (m²) 14,600 67,000  

1Prime rent represents the top open market rent that could be expected for an 
office unit of the highest quality and specification in the best location in a market, 
as at a survey date. 

2 SAPOA stock adjustment in the Johannesburg CBD and Sandton. 

Source:  SAPOA, Jones Lang LaSalle 

 

Demand 

Given the price pressures and the rise in consumption costs, 

corporates are still lowering costs and reducing inefficiencies 

through consolidation. This has seen take up in prime buildings and 

locations such as the Waterfall Business Estate, Sandton, 

Bryanston and Rosebank continue their resilience.  

Notable deals in the market this quarter include, but are not limited 

to the following: 

• MasterCard leasing 780m² of office space in Melrose Arch; 

• Nedlac signing a deal to relocate within the same node taking up 

852m² of office space; 

• International media company, Group M leasing  4,500m² of  office  

space in Sunninghill; 

• The new development in the Waterfall Business Estate signed 

prominent corporates such as the multinational pharmaceutical 

company Novartis which took 7,000m² of office space and the 

local food producer Premier Foods for 4,000m²; 

• Trafigura, a Dutch multinational commodities trading company, 

signing a deal to relocate to Sandton for over  5,000m² of office 

space;  

• Insurance company,  JLT and a creative publisher  Joe Public , 

taking up  2,000m² and 3,000m² of office accommodation 

respectively in Bryanston; and   

• Regus taking up a 1,300m² office building in Rosebank. 

With the market possibly at the later phase of consolidation, 

particularly by large occupiers, there are more enquiries from small 

to medium companies and start up international companies looking 

into occupying affordable office accommodation. These enquiries 

are concentrated in good locations such as Bryanston, Fourways, 

Rosebank, Illovo and Sandton.  

Supply 

Indicative Development Projects 

Development                          Size Node 
Opening 

date                       

Newtown Junction 40 000 Newtown Q4 2014 

Group five head office 21 000 Waterfall  Q2 2014 

Norvatis 7 000 Waterfall  Q1 2015 

MultiChoice 24 000 Randburg 2014 

30 Jellicoe 10 000 Rosebank Q1 2014 

Athol Tower 10 000 Sandton Q1 2014 

Katherine and West 20 000 Sandton Q1 2014 

Ernst & Young (102 
Rivonia) 

33 000 Sandton Q2 2014 

102 Rivonia building 2 16 000 Sandton Q2 2014 

15 Alice Lane 19 000 Sandton Q3 2014 

90 Grayston Drive 19 000 Sandton Q3 2014 

The Atrium  20 000 Sandton Q4 2014 

90 Rivonia road 34 500 Sandton Q4 2015 

Sasol 67 000 Sandton Q4 2016 

Source : Jones Lang LaSalle 

Despite completed developments totalling 67,000m² in the quarter, 

office supply recorded by the South African Property Owners 

Association declined sharply by 200,000m² due to adjustments in 

their building sample. Completed projects this quarter include a 

46,000m² development in the Waterfall Business Estate which will 

be occupied by one the top mobile telecommunications company, 

Cell C; a 6,000m² development for the international engineering 

consulting company, Golder Associates; as well as 5,000m² for an 

international pharmaceutical company, Cipla.  Other competed 

developments are the New Corner offices for 5,000m² in Midrand 

and Creative Counsel offices for 5,000m² in Melrose.  

Commitment to development projects continued to increase in the 

Johannesburg office market, the total currently stands at 535,773m² 

with 59% of this being non-speculative. This significant amount of 

non-speculative development reinforces the trend of consolidating 

into new quality developments in order to curb the costs of 

occupying secondary buildings. Sandton continues to dominate the 
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development pipeline with over 260,000m² (or 53%) of development 

projects underway with additional development rights still available. 

Figure1: Office Developments by node 

 
Source: Jones Lang LaSalle 

Other prominent areas for new development projects are Waterfall 

Business Estate with over 38,000m² of developments currently 

underway; the Johannesburg city centre with 80,000m²; as well as 

over 120,000m² of other development projects in other prime 

decentralised nodes.  

Figure 2: Johannesburg Office Supply 

 
Source: SAPOA, Jones Lang LaSalle 

 

With all these committed developments in place, the Johannesburg 

office market will reach 9,4 million m² by the end of 2014,  with 

Sandton expected to surpass the Johannesburg city’s office stock, 

making it the largest office area in the country.   

Vacancies  

An upward trend in vacancies has been witnessed in the market 

since the beginning of 2013 with both Johannesburg and national 

vacancies increasing further in the current reporting period to reach 

11,6% in Johannesburg) and 11,2% nationally. These are the 

highest level of vacancies seen since Q4 2011 which will be further 

exacerbated by the additional new stock currently under 

construction in the market. The office sector has previously 

experienced a shortage of quality stock; however the exponential 

increase in development activity is further increasing the vacancy 

level amidst a lacklustre economic performance that is not yielding 

an adequate amount of new employment opportunities.   Whilst the 

availability of new quality stock is welcome in the market as it is 

addressing the shortage of quality office accommodation, it is the 

vacancies that are left in the secondary nodes that are of concern. 

Figure 3: Vacancies by node, % 

 
Source: SAPOA, Jones Lang LaSalle 

Rentals Performance 

Figure 4: Johannesburg gross rental performance – Q4 2013 

 
Source: Jones Lang LaSalle 

During this quarter, increases were realised in Grade P offices with 

average monthly gross rentals increasing by 4.1% to average 

R176/m² from R169/m²`in Q3 2013. Grade A and Grade B average 

rentals remained the same at a gross monthly rental of R116/m² and 

R91/m² respectively. The increase in gross rentals for prime 

buildings is reflective of the willingness of corporates to pay higher 

rentals for quality buildings. Various occupiers are realising the 

benefit of occupying good quality buildings in order to mitigate high 

consumption costs associated with older buildings.  
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Market Outlook 

Figure 5:  Property Clock – Offices, Q2 2013 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Jones Lang LaSalle 

 

Optimism in the market due to the projected global growth is 

expected to lift the mood in the South African commercial real estate 

sector.  However , the impact of such a recovery is expected later in 

2014 as both business and consumers are still struggling with the 

high cost environment caused by high fuel and transport expenses, 

administered prices, rising food prices and high consumer 

indebtedness. The recent 50 bps hike in interest rates by the 

Reserve Bank will also impact consumer spending patterns.     

The property clock for different grades of buildings remained at the 

same levels in Q4 2013 in view of stagnating rentals brought by 

intense competition for quality buildings due to a wider of choice of 

new developments. The market will need to absorb the current high 

vacancies that are affecting the sector particularly in secondary 

buildings. As such, landlords are likely to offer further incentives, 

shorter leases or even reduced rentals in order to attract occupiers 

into secondary buildings.  

Since e-tolls have become a reality in Johannesburg, there are 

opportunities to convert older office stock into residential apartments 

in the future in order to create Transit Orientated Development. This 

in turn could also address high vacancy concerns, particularly in the 

city centre where vacancies are at their highest.  
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Industrial Market Overview

 

Demand  

The industrial market continues to gather interest in specific 

areas such as the Gosforth Park, Waterfall, N1 Business Park 

and the north of the OR Tambo International Airport having some 

activity. International competition in the manufacturing sector has 

resulted in South Africa’s imports exceeding far more than it 

exports which has resulted in a widening current account deficit 

over the past years. As such, demand in the industrial sector has 

been driven by logistics and distribution companies, particularly 

in the retail sector.  Consequently, the local industrial sector has 

seen an increase in big box type facilities to handle and distribute 

these imported products. 

 

Once again take up increased in Q4 2013 from 63,212m² in Q3 

2013 to 95,231m² in the period under review. The west rand 

node had a marked improvement in take up, which saw take up 

increase from 1,470m² in Q3 2013 to 5,889m² in Q4 2013.  

However, demand in this area is marginal compared to the other 

competing nodes in Johannesburg.  

The north showed a remarkable 93% improvement in take up of 

industrial space from 15,552m² in Q3 2013 to 30,092 in Q4 2013. 

This is due to the N1 Business Park and Clayville areas gaining 

interest from medium to large industrial users.  

Take up also increased significantly in the east, from 18,562m² to 

34,840m², indicative of good quality industrial buildings in 

demand in the area coupled with availability of good 

infrastructure suited for the industrial sector.  

 

Notable deals in the market this quarter include the following, but 

are not limited to: 

• Orthman leasing 3,000m² in Maple Road Industrial Park, 

Pomona in the east; 

• Ultimate Interiors leasing  a 1998m² facility in Amalgam in the 

south;  

• Spar extending their current facility by taking up an additional 

4,000m² of warehousing space in Clayville;  

• The 10,000m²  Ebony building which was previously leased by 

Schenker was taken up by a new tenant  in Meadowdale; 

• Mazda taking up  13,500m² of warehousing space in N1 

Business Park in the north;  

• Diplomat leasing 11,000m² in Germiston. 

• DHL DGF leasing 18,000m². 

 

Figure 6: Take-up by area, m² 

 
Source: Jones Lang LaSalle 

 

Supply 

Indicative  Development projects Q4 2013 

Project Size m² Location 
Expected 

completion date 

190 Barbara Road       24 000  
Elandsfont

ein 
Q1 2014 

Buela Park       7 500  Tunney Q1 2014 

Gosforth Park 
Industrial  

      10 000  Germiston Q2 2014 

Raceway Industrial 
Park 

      40 000  Germiston Q2 2014 

Mount Joy - Allen Rd         4 000  Wilbart Q2 2014 

Westcon Group         4 000  Waterfall Q3 2014 

Tunney Ridge         7 500  Tunney Q1 2014 

Drager         1 500  Waterfall Q4 2014 

Source: Jones Lang LaSalle  

This quarter welcomed a significant amount of completed 

development projects totalling around 181,336m². These include: 

• 55,000m² in the Plumbago buildings in Pomona in the east  

• 13,000m² building for ADCD in Longmeadow in the east 
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Key Industrial Indicators 

Current Statistics Q3 2013 Q4 2013  

Prime Gross Rent (R/m² per 

month) 
58 58  

Prime Yield, (%) 8.25 8.25  

Take-up (m²) 63,212 95,231  

Completions (m²) 42,000 181,336 
 

Vacancies, % 3.6 5.0 
 

Development Pipeline (m²) 315,836 98,500 

 

Total Stock (000 m²) 4,115 4,296 
 

Source: Jones Lang LaSalle, SAPOA 
2 Take-up and vacancies are based on monitored portfolio vacancies from major 
Landlords, representing approximately 65% of the industrial market in 
Johannesburg 
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• 11,182m² industrial building  on 16I Industry Road  Isando in 

the east; 

• 40,154m² industrial building  in Mostyn Park in the west;  

• 30,000m² building for MB Technologies building in the 

Waterfall Business Estate; 

• 8,000m² Capital building in Midrand and 12,000 in Centurion;  

• 12,000m² industrial building for House of Busby in Gosforth 

Park, Germiston in the south;  

In total, 2013 saw a sharp increase in developments with over 

298,000m² being added in the market compared to 69,000m² in 

2012.  

The development pipeline now has 98,500m² of committed 

projects, down from 315,836m² in the previous quarter mainly 

due to the abovementioned completions.  

The non-speculative developments currently added in the market 

are predominantly for bespoke medium to large industrial use in 

the logistics and distribution sectors.  Whilst there were a number 

of developments during 2013 which added over 260,000m² of 

quality in the market, the smaller units segment of the market is 

still in need of newer and quality facilities. The Johannesburg 

industrial supply now stands at 4,2 million m², up 6.9% from the 

same period in 2013.  

 

Vacancies 

Figure 7: Vacancies (%) 

 
Source: Jones Lang LaSalle 

 

Whilst take up improved this quarter, the amount of new 

vacancies also increased which resulted in overall Johannesburg 

vacancies to increase to 5,0% in the current quarter from 3.6% in 

Q3 2013. A similar trend was witnessed in the previous year, 

where vacancies increased at the end of the year, possibly 

reflecting the a period where companies are reviewing their 

leases and moving premises.  

 

Rental performance  

Rentals for Grade A industrial units remained flat in Q4 2013 with 

insignificant increases in a few areas.  However, on a year on 

year, basis gross rentals for Maxi, Midi and Mini units increased 

by 4,0%, 2.6% and 7.9% respectively. Areas in the south, east 

and northern nodes achieved better rental performance, with the 

west of Johannesburg yielding the low performance in gross 

rentals. The trend in rental performance is reflective of the 

current market demand in the different nodes characterised by 

high take up and development interest in the east, north and 

south.   

Figure 8: Average Grade A Gross Rental (m² / month) 

 
Source: Jones Lang LaSalle 

 

Market Outlook 

Figure 9: Property Clock – Prime Industrial 

 
 
 
 
 
 
 
 
 
 
 

 
 

Source: Jones Lang LaSalle 

The property clock for all units remained at the same level in view 

of flat rentals, increased stock and rising vacancies. 

Optimism in the global and local economies is expected to yield 

improved activity in the local economy. However in the first half of 

2014, consumers are likely to be cautious due to the high cost 

environment, high indebtedness and factoring in the recent 

interest hike by the Reserve Bank. It remains to be seen if the 

improvement in our trading partners’ economies will stimulate 

demand for the much needed growth in exports and 

subsequently result in improved demand for industrial units 

locally.   
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that uncover emerging trends.  

www.joneslanglasalle.co.za 

 

 

 
 
 
   

mailto:ndibu.motaung@eu.jll.com
mailto:nirendrie.govender@eu.jll.com


 

 

 

 

 

 

 

 

 

 

 

South Africa 
18 Hurlingham Road 
Illovo 
Johannesburg 
2196 
Tel +27 (0) 11 507 2200 
Fax +27 (0) 11 442 6158 

 

 
 
  
 
 

COPYRIGHT © JONES LANG LASALLE IP, INC. 2013. All rights reserved. No part of this publication may be reproduced or transmitted in any form or by any means without prior written consent of 

Jones Lang LaSalle. It is based on material that we believe to be reliable. Whilst every effort has been made to ensure its accuracy, we cannot offer any warranty that it contains no factual errors. We 

would like to be told of any such errors in order to correct them. 

 

 

Global property transactors and advisors, Jones Lang LaSalle South Africa’s visible profile and brand presence is widely associated with integrity and 
the delivery of professional and entrepreneurial property solutions. From its head office in Johannesburg, together with associated partners across the 
country, the company delivers property services to clients throughout South Africa.  

Jones Lang LaSalle is a financial and professional services firm specialising in real estate services and investment management. Our more than 
40,000 people in 1 000 locations in 70 countries, serve the local, regional and global real estate needs of our clients. In response to changing client 
expectations and market conditions, we assemble teams of experts who deliver integrated services built on market insight and foresight, sound research 
and relevant market knowledge. We attract, develop and reward the best and most diverse people in our industry, challenging them to develop enduring 

client relationships built on quality service, collaboration and trust.  


