
 

 

  

  
 

  

  

  

2018 

PROVINCIAL OFFICE LEASES  

  
  
  
  

ADVISOR NAME: VIVIEN NAIDOO  

SECTOR: PUBLIC WORKS  

PUBLIC EXPENDITURE AND POLICY   

ANALYSIS (PEPA)  
  

  

    

 

  

w  

Comparative Review on Provincial 

Government Office Rental  

Accommodation  

Government Technical Advisory Centre (GT   



 

 

Acknowledgments  

We wish to acknowledge the support of:  

▪ Eastern Cape Provincial Government, in particular the Eastern Cape Provincial Treasury and the 

Eastern Cape Department of Roads and Public Works.  

▪ Free State Provincial Government, in particular the Free State Provincial Treasury and the Free 

State Department of Public Works & Infrastructure.  

▪ Gauteng Provincial Government, in particular the Gauteng Department of Infrastructure 

Development.  

▪ KwaZulu Natal Provincial Government, in particular the KwaZulu Natal Provincial Treasury and 

the KwaZulu-Natal Department of Public Works.  

▪ Limpopo Provincial Government, in particular the Limpopo Department of Public Works, Roads 

and Infrastructure.  

▪ Mpumalanga Provincial Government, in particular the Mpumalanga Department of Public Works, 

Roads & Transport.  

▪ Northern Cape Provincial Government, in particular the Northern Cape Provincial Treasury and 

the Northern Cape Department of Roads and Public Works.  

▪ North West Provincial Government, in particular the North West Department of Public Works and 

Roads.  

▪ Western Cape Provincial Government, in particular the Western Cape Department of Transport 

and Public Works.  

and   

the stewardship of the National Treasury Intergovernmental Relations (IGR), GTAC and the National 

Department of Public Works.  

Disclaimer  

This document is expressly provided to and solely for the use of Government Technical Advisory 

Centre (GTAC) on the Comparative Review on Provincial Government Office Rental Accommodation 

and takes into account their particular instructions and requirements.  

This report has been prepared based on information received from Provinces. Whilst reasonable 

endeavours have been used in determining the accuracy and completeness of data, the results of 

the analysis will be impacted by any inaccuracies and/or omissions in the information and 

documentation provided to us.  

The information was provided by the provinces during July 2017 – September 2017. The analysis 

hence reflects the state of leasing from Third Party Providers at that point in time. The scenario 

analysis indicating potential future savings is based on a reference date of 01 December 2017.  

The market data used has been sourced from independent reports, both published and 

commissioned. Where published and/or commissioned data was not available, certain assumptions 

have been made to extrapolate available market data to areas not covered.  

The scenarios tested in this report in respect of potential saving have been executed at a 

portfoliolevel in line with scope of the project, and in a particular time frame. Actual savings must 

be determined on a lease-by-lease basis, and at the relevant time.



 

  

Executive Summary  

 

The office accommodation for the provincial sphere of Government extends from provincial capitals to remote, 

outlying areas of the province, as is necessary for giving effect to the service delivery mandate. The leasing 

in of such office accommodation, in this context, is greatly impacted by the location, market supply and 

supplier (landlord) power.  

Based on the sample of data analysed the total monthly office rental expenditure1 of Provincial Governments 

was approximately R151 million as at July 2016 (R1.8 billion per year). Provincial Governments collectively 

leased 1.2 million m2 of office accommodation at an average cost of R 120 /m2.  

Most of lease expenditure (85%) were in the major economic centres of the provinces (Central Business 

Districts (CBDs) and Main Centres). The average cost across all CBDs is approximately R125/m2 for an average 

5,400m2 per lease. The leases in Main Centres tend to be smaller – an average of 1,700m2 per lease with a 

relatively higher average rental of R136/m2. A large number of smaller leased office accommodation (600m2 

per lease, on average) is prevalent in the outlying areas in provinces, where the average rental is in the 

region of R105/m2.  

Based on the sample of data analysed Gauteng and KwaZulu-Natal together account for over 40% of the total 

lease expenditure, while Limpopo, Free State and Eastern Cape account for 36% of the lease expenditure. 

The remaining four province each constitute either 4% or 7% of the total lease expenditure.  

Just over 20% of the total rental expenditure is on leases that have expired and are running on a month-

tomonth.  

Departments in Government’s social cluster accounts for more than 50% of the leased space. These leases 

tend to be larger offices- over 2,000m2 - and primarily in CBDs & Main Centres, at an average rental of 

R126/m2. Leases for departments in the Economic and Governance clusters are for between 1,500 – 1,600m2 

at an average R120/m2.  

The challenge in comparing the current rentals to a benchmark is that while in CBDs and Main Centres there 

tends to be an appreciable market for leased office accommodation, in the outlying areas the leased office 

market tends to be so small that the leasing by Provincial Governments constitutes most of the market. The 

implication of this is that independent market / benchmark data is more readily available for most CBDs and 

Main Centres (e.g. Rode). For the purpose of this project, separate additional studies were commissioned to 

determine market benchmarks for certain areas.  

Based on these market benchmarks approximately R48 million of the R151 million rental expenditure is the 

premium paid above market. Most of the expenditure above market is in the CBD and Main Centres, and just 

under 90% of the expenditure above market was in 6 provinces namely Gauteng, Limpopo, Free State, 

KwaZulu Natal, Mpumalanga and Eastern Cape. Just under 80% of these lease in the CBD & Main Centre that 

are above market at Current Leases. A lease maturity analysis was not conclusive in providing a correlation 

of mature leases and rentals above market.  

Assuming the hypothesis that leases were concluded above market (due to various possible reasons), for the 

savings potential, we have considered a downward reversion only i.e. only rentals above market reverting to 

market. Two scenarios have been explored in terms of potential savings for above market leases, reverting 

to market: Scenario #1 – the best case is a reversion to market; Scenario #2 – a more likely scenario is a 

reversion close to, but not quite at market. The range of potential savings is R1.2 billion and R600 million for 

scenario 1 and 2 respectively.  

In order to realise savings on expenditure on leased office accommodation, considerations needs to be given 

to: (a) appropriate lease management system that allows for accurate monitoring and professional 

management of leases; (b) Capacity in terms of professional property management resources to manage the 

lease portfolio, on an equal footing with professional developers/landlords; (c) Ensuring the benefits of the 

centralisation of the leasing mandate in Public Works is realised; (d) investing in Government’s in-house 

benchmarking / data-mining capability; (e) Reviewing space efficiency.    

 
1 Excluding parking  
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 Abbreviations  

 

  

CBD  Central Business District  

GIAMA  Government Immovable Asset Management Act No 19 of 2007  

GTAC  Government Technical Advisory Centre  

MTM  Month-to-Month  

PER  Performance and Expenditure Review  

VAT  Value Added Tax  

VTSD  Villages, Towns and Small Dorpies  

TI  Tenant Installation  

  

  

Glossary of Terms  

 

  

Benchmark  Industry benchmark for rentals costs, provide by Rode Report and other. Term used 

interchangeably with “Market” in this report.  

Extent  Leased area – referenced in square meters (m2)  

Grade  Office building classifications according to definitions as set out by SAPOA (South African 

Property Owners Association)  

Main Centre  Main Centre refers to an urban area with significant economic activity and an office rental 

market for which there are industry benchmarks, or where independent reports to obtain 

data were commissioned.  

Market  Market refers to the Benchmark (as above). Term used interchangeably with “Benchmark” 

in this report.  

MTM  

Month-to  

Month  

Month-to Month leases are expired leases, that are running on a month-to-month basis 

(leases that are not yet renewed or terminated after expiry)  

VTSD  The term “Villages, Towns and Small Dorpies” is used to refer to non-urban areas, where 

there is not necessarily an established office rental market, and where have industry 

benchmarks for commercial offices do not exist.  
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Executive Summary (Extended)  

 

The office accommodation for the provincial sphere of Government extends from provincial capitals to remote, 

outlying areas of the province, as is necessary for giving effect to the service delivery mandate. The leasing 

in of such office accommodation, in this context, is greatly impacted by the location, market supply and 

supplier (landlord) power.  

Lease Expenditure  

Based on the sample of data analysed the total monthly office rental expenditure2 of Provincial Governments 

was approximately R151 million as at July 2016 (R1.8 billion per year). Provincial Governments collectively 

leased 1.2 million m2 of office accommodation at an average cost of R 120 /m2.  

Most of lease expenditure (85%) were in the major economic centres of the provinces (Central Business 

Districts (CBDs) and Main Centres). The average cost across all CBDs is approximately R125/m2 for an average 

5,400m2 per lease. The leases in Main Centres tend to be smaller – an average of 1,700m2 per lease with a 

relatively higher average rental of R136/m2. A large number of smaller leased office accommodation (600m2 

per lease, on average) is prevalent in the outlying areas in provinces (“Villages, Towns and Small 

Dorpies(VTSDs)), where the average rental is in the region of R105/m2.  

Based on the sample of data analysed, the leases in Gauteng and KwaZulu-Natal combined account for over 

40% of the total lease expenditure, while Limpopo, Free State and Eastern Cape account for a further 36% 

of the lease expenditure. The remaining four province each constitute either 4% or 7% of the total lease 

expenditure.  

The sample of leases contained both current leases and expired leases running on a month-to-month basis at 

the conditions of the lease agreement. Just over 20% of the total rental expenditure is on leases that have 

expired and are running on a month-to-month.  

Departments in Government’s social cluster accounts for more than 50% of the leased space. These leases 

tend to be larger offices- over 2,000m2 - and primarily in CBDs & Main Centres, at an average rental of 

R126/m2. Leases for departments in the Economic and Governance clusters are for between 1,500 – 1,600m2 

at an average R120/m2.  

Comparison to benchmark  

The assessment of the current level of expenditure on leased-in office accommodation requires a comparison 

of the current rental levels (R/m2) versus a market benchmark. The challenge in such a comparison was the 

identification of the market benchmark. While in CBDs and Main Centres there tends to be an appreciable 

market for leased office accommodation, in the outlying areas the leased office market tends to be so small 

that the leasing by Provincial Governments constitutes most of the market. The implication of this is that 

independent market / benchmark data is more readily available for most CBDs and Main Centres (e.g. Rode 

Report). For the purpose of this project, separate additional studies were commissioned to determine market 

benchmarks for areas where the existing published information was limited.  

It was necessary for rentals to be normalised for the comparison to the market benchmark. These including 

adjustments to actual rental expenditure for operating costs, parking costs etc. as was applicable.  

Based on this comparison to market benchmarks approximately R48 million of the R151 million monthly rental 

expenditure is the premium paid above market.   
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Factors impacting variation from benchmark  

In order to establish the determinants of the variation from market, the analysis considers the following 

factors: (1) location i.e. CBD/Main Centre or VTSD; (2) where lease was current or expired (month-to-month); 

(3) maturity of current leases; (4) period that leases remained expired.  

Most of the expenditure above market was constituted of leases in the CBD and Main Centres. Just under 

90% of the expenditure above market was in 6 provinces namely Gauteng, Limpopo, Free State, Kwa-Zulu 

Natal, Mpumalanga and Eastern Cape. Just under 80% of these lease in the CBD & Main Centre that were 

above market were Current Leases. The expenditure above market could not be conclusively attributed to 

maturity of the leases (i.e. long-terms leases, reaching the end of their lease period, being above market due 

to the compounding effect of escalation over the lease period).  

Savings potential  

Assuming the hypothesis that leases were concluded above market (due to various possible reasons), for the 

savings potential, we have considered a downward reversion only i.e. only rentals above market reverting to 

market. Two scenarios have been explored in terms of potential savings for above market leases, reverting 

to market: Scenario #1 – the best case is a reversion to market; Scenario #2 – a more likely scenario is a 

reversion close to, but not quite at market. The range of potential savings is R1.2 billion and R600 million for 

scenario 1 and 2 respectively.  

Recommendations  

In order to realise savings on expenditure on leased office accommodation, considerations needs to be given 

to: (a) appropriate lease management system that allows for accurate monitoring and professional 

management of leases; (b) Capacity in terms of professional property management resources to manage the 

lease portfolio, on an equal footing with professional developers/landlords; (c) Ensuring the benefits of the 

centralisation of the leasing mandate in Public Works is realised; (d) investing in Government’s in-house 

benchmarking / data-mining capability; (e) Reviewing space efficiency.  

  

  

  

    

 



  

    

 

1  Introduction  

The seat of the provincial sphere of Government extends from provincial capitals to remote, outlying areas of 

the province, as is necessary for service delivery. As such, Provincial Government is a significant tenant in 

the respective rental office markets and, in some areas, are the most substantial tenant in the rental office 

market.  

Given their occupation of substantial amounts of real estate, various provincial Governments have considered 

– or are considering – consolidating their footprints into Government precincts as well as venturing into 

development of their own office portfolios.  

Notwithstanding this, provincial Government will still be a significant consumer of rental office accommodation 

in the foreseeable future and analysis of the spend in this area is warranted in order to assess the potential 

for savings to the fiscus.  

The comparative spending review of Provincial Government office rental accommodation allowed for 

assessment of current rental spend against market norms. This overview report provides a general summary 

of the prevailing observations across all provinces. Provinces are able to review these observations for their 

applicability in their specific contexts, for enhancing their own leasing processes.  

The province-level report (attached) provides the specific analysis of the expenditure in each Province, based 

on the lease register and information provided.  

  Scope  

The objectives of the project were to:  

▪ Quantify and analyse expenditure by provincial government on the rental of office 

accommodation.  

▪ Assess value for money by providing relevant comparators for rental costs.  

▪ Determine the key drivers of rental cost expenditure and escalation.  

▪ Make recommendations for achieving greater value for money in expenditure on rented office 

accommodation. 1.1.1  Delimitations  

The scope was specifically expenditure on commercial office accommodation, leased in from private landlords. 

It excludes any expenditure by provinces on the rental of agricultural land, offices in specialised facilities (e.g. 

schools, hospitals / clinics, polices stations etc.) and other ancillary functions such as storage.  

2  Policy and Institutional Context  

  Asset Custodianship  

In terms of the Government Immovable Asset Management Act, Act No 19 of 2007, (GIAMA), the Department 

of Public Works is the custodian of all state immovable assets, including leased accommodation. Since the 

promulgation of the GIAMA, a process of moving the function of acquisition & management of leases from 

User Departments to Public Works has been underway. Generally, provinces appear to have been making 

progress in this regard, especially in terms of newer leases. However, there are still leases in operation that 

were entered into and are managed directly by the User Departments and remain under the control of user 

departments. The information on these and some longer-running leases also appears to still be with User 

Departments. Not all Departments of Public Works in the provinces were able to provide that information held 

by those User Departments (please refer Appendix BAppendix BAppendix BAppendix B ).  
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  Lease Expenditure Budget  

There is no definitive bias in terms of the whether the budget for leasing resides with DPW or the User 

Department (see Appendix B). In some Provinces the budget for lease payments resides with the Department 

of Public Works, in others it resides with the Client Department/. In a few cases a hybrid situation exists, with 

DPW responsible for newer leases and the Client Department for older leases. In one Province a functional 

separation was observed, with budget for Head Office leases residing with DPW and Regional Office leases 

residing with the Client Department. No direct correlation between the budget responsibility and the 

performance of the lease portfolio was found, with market, lease profile and other considerations having more 

effect on lease portfolio performance against market.  

  Procurement  

The Government Procurement Regulations have been tightened to close any loopholes with regard to irregular 

or fraudulent awarding of state contracts.  

The procurement of office accommodation has also had its fair share of scandals (e.g. leasing of the SAPS 

headquarters in Pretoria), and this has made departments reticent to following alternative procurement 

processes, other than the open tender process.  

All except one province are following open-tender process for new lease acquisitions and lease renewals, even 

though following the open tender process does not always realise the expected benefits:  

▪ Landlords who intend to capitalise on their supplier power are often non-responsive to tenders, 

relying on a lack of alternative accommodation in the area to force the Province to negotiate in 

order to remain in their premises.   

▪ The administrative burden of the procurement processes results in delays and additional costs, 

resulting in leases over running their original termination date and becoming monthto-month 

leases.  

▪ These month-to-month arrangements with current landlords, either at a rental premium, or with 

the associated risk of being without accommodation should that landlord source an alternative 

tenant, are not ideal.  

  Space requirements  

Whilst it does not form a part of the scope of this review, it became apparent during the course of the review 

that a number of provinces had commenced with analysis of their space needs in order to try and reduce the 

office footprint required to house staff. This aspect of overall accommodation efficiency and effectiveness is 

as important in achieving savings as the financial rental payable, and it is the team's strong recommendation 

that National Treasury and/or Public Works should assist the Provinces with any future endeavours in this 

regard.  

Currently, Client department space needs are determined on:  

▪ Space norms as per Space Planning Guideline issued by National DPW in 2005, and  

▪ Based on approved structures only.  

Provinces were looking at amending those published norms in order to reduce the area required per staff 

member and the overall space required.  

  Lease Audits  

The practise of lease verification audits does not appear to be well entrenched, although some Provinces do 

carry these out on a regular basis. Such audits are typically conducted to determine whether premises are 

being fully occupied and/or to verify that rentals as charged are correct. The risk of not carrying out audits 

on a regular basis is that changes in leasing requirements may not be picked up and addressed (e.g. reduced 

space requirements), or that over or under-charges are not corrected.  
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  Potential Levers for Addressing Leasing Expenditure  

2.6.1  Moratorium on leasing  

Some provinces have resorted to curtailing expenditure through restriction on new leasing. This may be a 

temporary measure, as the alternatives (Government stock, refurbishment or new fit-outs) may either not be 

available or may be costlier options.   

2.6.2  Capped escalation rates  

National Treasury has previously used the cap on the annual escalation rate applied to accommodation leases 

as a mechanism for curbing expenditure. While National Department of Public Works sought to implement 

this on the national portfolio, provinces reported that they generally had little success in implementing this, 

with landlords typically compensating for it by asking for higher starting rentals, negating any savings over 

the duration of the lease.  

2.6.3  Tenant installation costs and Reinstatement costs  

Most provinces appear to be disciplined in terms of defining tenant installation (TI) limits and ensuring 

adherence to the allowed cost.  

The practise of amortising Tenant Installation (TI costs) over the lease duration, or allowing excess TI to be 

paid by User Departments directly (outside of the lease), results in the true cost of the lease being skewed. 

This was observed in certain provinces and notes to this effect have been incorporated in the provincial 

reports. The benchmarks used when comparing rentals allow for a certain ratio of TI in the rentals. Where 

additional TI is amortised or otherwise included in the rental payable, the resulting rentals have a higher 

probability of being above market.  

Similarly, some Provinces reported that they had contracted out of the potential cost and risk of the 

reinstatement required at the termination of a lease. This also has the effect of potentially raising the rentals 

payable above market levels used as benchmarks, as such benchmarks typically do not include reinstatement 

as part of the basket of goods.  

2.6.4  Build vs Lease  

Many provinces have shared their intentions or desire to increase the proportion of government office stock 

to leased office stock. At least one province has ventured into development leases, where buildings are 

constructed accordingly to Department specification, solely for the use of the specific Department (there may 

be a purchase option exercisable at the end of the lease). While on the one hand a well-maintained portfolio 

of government owned buildings should, in the long run, reduce government expenditure, the issue of adequate 

maintenance and building quality in that government-owned portfolio needs to be addressed. All except one 

province cited the issue of government stock that has fallen into a state of disrepair due to a lack of 

maintenance funds as being a major impediment to the utilisation of that stock for office accommodation. 

Their position is that this stock would require significant capital to refurbish, often uneconomically so. The 

team were unable to test this, as it falls outside the scope of this project. Given the potential importance of 

that stock in reducing the leasing of offices, however, the Team suggests that a future project to establish 

the veracity of this position should be considered across all provinces.  

2.6.5  Maintenance budget  

The budget for maintenance appears to a critical factor. The view of various provincial Public Works 

departments is that there is inadequate budget allocation to maintenance. At the same time, the Treasury 

perspective is that maintenance budgets are either unspent or not used on maintenance only. This should be 

established, as it informs future budget allocations and has an effect, as per the comments above, on the 

ability of Provinces to comply with their lease obligations, including reinstatement.  

2.6.6  Leasing guidelines  

There is a general sentiment that leasing guidelines, more than fundamental policy changes, would be 

beneficial to provincial departments and would assist in the negotiations with landlords. This is an important 

point. The scope of the project involved compilation of a Log frame and a policy framework for the leasing of  

05 
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accommodation. In our discussions with the provinces it became apparent that the substantive policy decisions 

they were making (i.e. how they dealt with reinstatement, TI or renewals) played far more of a role in 

determining rental terms than the procedures followed.   

In addition, the market conditions, particularly the relative levels of supply & demand in some of the outlying 

areas, played far more of a role in determining rentals and terms. The lack of supply and the following of a 

tender process resulted in the peculiar situation of Government being both a price maker (by virtue of being 

the sole large tenant in some areas) AND a price taker (by virtue of there being a very limited supply of 

premises suitable in some areas, resulting in Provinces treating any rentals included tender responses from a 

limited pool of landlords as being representative of the market).  

2.6.7  Lease Duration vs Rental vs Escalation  

As previously mentioned in 2.6.2 above, Landlords will generally evaluate a trade-off between initial rental, 

escalation and lease duration (“leasing triumvirate”) when concluding a lease.  

For example, in the case where Government attempts to clamp down on escalation, landlords may have 

conceded on the lower escalation but increased the initial rental. The table below illustrates that the rental 

expenditure over time is more sensitive to initial rental than escalation. In this illustrative example a lease 

capped at 6%, but starting at R100/m2, is much more expensive over a 5-year lease period than a lease at 

7.5% with lower (market-related) rental of R85/m2.   

Table 1: Illustrative example of reduced rental vs. reduced escalation  

Rental  

[R/m2]  

Escalation  Y1  Y2  Y3  Y4  Y5  Total  

100  6.0%  100  106  112  119  126  564  

95  6.5%  95  101  108  115  122  541  

90  7.0%  90  96  103  110  118  518  

85  7.5%  85  91  98  106  114  494  

  

In short, given the lease profile supplied to us, with a predominance of shorter term leases, the emphasis on 

reducing escalations, as has been the case, may not be the most effective means of reducing the rental spend 

by provinces. An emphasis on initial rentals would appear to be more effective. This must be read in 

conjunction with our comments on the lack of availability of market data on rentals and the relative negotiation 

power of provinces in certain geographic areas.  

  

3 Lease Data  

In terms of expenditure on leased-in commercial office accommodation, the following data formed the basis 

of the expenditures analysis:  
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Table 2: Summary of lease data used for this analysis  

Province  No. of Leases  Leased  

[m2]  

Area  Monthly  Rental  

Total  

Avg  Monthly  

Rental per m2  

Gauteng  45  351,372  
 

 R41,280,818   R 120.81  

KwaZulu-Natal  149  222,014  
 

 R28,186,758    R 124.88   

Limpopo  59  114,890  
 

 R20,780,150    R 114.18   

Eastern Cape  80  146,052  
 

 R18,904,566    R 120.71   

Free State  56  118,764  
 

 R18,191,828    R 123.17   

Western Cape  105  93,452  
 

 R11,573,547   R 89.71  

Mpumalanga  49  49,108  
 

 R10,960,285   R 178.24  

Northern Cape  50  71,976  
 

 R  6,733,828   R 95.37  

North West  52  57,613  
 

 R  6,666,296   R 118.81  

  

  Data filtering and classification  

Lease data as per Lease Registers provided by the Province were filtered in order that only those leases with 

accurate data and leases that adhered to the terms of the project were utilised in the analysis.   

Only leases meeting the following data criteria were used in the expenditure analysis:  

1 Leases of standard commercial office accommodation only. (Leases on land, warehouses etc. and 

leases for offices located in schools, hospitals etc. were excluded. This was done because those 

leases may not have been concluded on a pure “arm’s length” basis and had the potential to skew 

the results of the analysis.)  

2 Leases where the entry in the lease register included physical address, leased area / extent, start 

and end date, monthly rental, escalation rate and landlord. This was the minimum set of lease 

data points that would allow for meaningful analysis.  

The lease analysis was carried out with a separation between the status of the lease and its geographic 

location: Lease were thus categorised as follows:  
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▪ Current leases or Expired leases (Month-to-Month (MTM) leases), as at September 2017  

▪ Urban (Area) classification (urban/non-urban)  

  Urban Classification  

Leases were split into the categories (below) depending on location, market supply and economic activity.  

▪ CBD or Main Centre  

▪ VTSD (Villages, Towns and Small Dorpies)  

07 

The CBD and Main Centre classification was used to differentiate between those leases in the centralized part 

of the larger towns and cities (CBD) and those in the decentralised nodes in those towns and cities as well as 

the larger towns (Main Centres) where the nature of the market would differ in terms of both economic activity 

and data availability   

The terms “VTSD” was used for leases concluded in non-urban / outlying areas and smaller towns.  

This split was necessary as the market characteristics, and hence rental characteristics, would be different 

between those areas with established & well-informed office markets and those smaller towns with less 

welldeveloped markets.   

It must be emphasised that these divisions are by no means a definitive exercise on the delineation of urban 

vs non-urban commercial office markets, as it was driven to large extent by the issue of data availability, as 

well as market characteristics. It was merely a tool used by the team for this project to further analyse the 

data on leases provided and to try and make sense of the geographic variances between leases in the various 

provinces.  

  Parking  

We have assumed that lease data provided has included parking costs, unless indicated specifically otherwise. 

Where actual parking costs were not provided, the following adjustments were made in the expenditure 

analysis model:  

▪ The number of parking bays and associated cost will be determined as follows:  

i Either 2 or 4 parking bays provided per 100m2 of leased office space, depending on location 

(CBD offices were assumed to have 2 bays/100m2).  

ii Parking cost based on Rode benchmark for cost per bay per month.  

▪ The calculated parking costs will be stripped from the monthly rental provided in the lease register 

in order to align those leases  with the basket of goods upon which benchmark market data is 

calculated. (Typically Gross rentals, excluding consumption and parking charges)  

  

  Other assumptions  

The following assumptions were made on the lease data:  

1 Rentals are deemed to comprise of net rentals and operating costs, including rates & taxes, but 

excluding consumption costs, unless otherwise specified.  

2 The grade of the buildings are deemed to be B-Grade, unless otherwise specified. This is an 

important assumption and bears exploration. Typically, the grade of an office, as determined by 
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various characteristics, is the best means by which the asking rental for those premises can be 

determined or assessed. (SAPOA’s definition is the de facto means of determining office grade) 

In the case of the Provincial portfolios, with very few exceptions, the grade of the office is 

considered to be of very little importance, with the functionality of the premises for service 

delivery carrying most weight. In some provinces, the grade of the building was considered to be 

a negative, where they felt that some buildings were overpriced relative to their function, merely 

based on the fact that they adhered to the commercial definition of a certain grade, and hence 

rental. As a result, no provinces were prepared or able to supply the grade of the premises 

occupied in the data we requested, as it was not a metric they were collecting in any coherent or 

collective format.  

3 All rentals are assumed to exclude VAT.  
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4 Expenditure Analysis  

  Analysis  

The analysis of rental expenditure entailed.  

▪ identifying key factors impacting lease expenditure.  

▪ analysing rental expenditure against these factors.  

▪ assessing trends.  

4.1.1  Factors impacting expenditure  

The following factors were identified as the potential factors that could have most impact on lease 

rental levels and which formed the basis for the overall structure of, and our approach to the 

expenditure analysis:  

i Area / urban classification: the market for lease office accommodation changes significantly 

between CBD and Main Centres and outlying areas (VTSD).  

ii Lease maturity of current leases: the percentage of the lease term completed, particularly 

relevant in the longer leases. iii How long some leases had been running for on a month-to-

month basis.  

  

4.1.2  Descriptive analysis  

Descriptive analysis of the following factors was undertaken to better describe the features of the 

leasing in the provinces. Correlation to expenditure could not be undertaken based on the information 

available:  

i A landlord profile was undertaken to illustrate any particular concentration of leasing with 

certain landlords.  

ii A government cluster profile was undertaken to illustrate any concentration of leasing with 

any particular cluster.  

  

  Results Overview  

Based on the sample of data analysed, Provincial Governments collectively lease-in 1,225,243 m2 of office 

accommodation at an average cost of R 130 /m2 per month. The total rental bill as at July 2017 was R 163 

million per month (approx. R1.96 billion per year).  

Breaking this down further into the geographic distribution patterns, we found the following (refer Table 3 ):  

▪ The leases entered into by Provincial Governments in the CBDs and Main centres are the largest by 

area leased and the monthly spend, as can be reasonably expected.  

▪ The outlying areas have the most leases by number but constitute a substantially smaller rental spend 

and rental per m2. There are some variations to this pattern in the Provinces and this has been 

highlighted in the relevant Provincial reports.  
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Table 3: Profile of leases per Urban Classification  

Urban  

Classification  

No. of Leases  
Monthly  

Total  

Rental  Avg Cost per m2  
Avg Cost per m2  

[excl parking]  

CBD  138   R 100,3m   
 

 R 137.12    R 127.46   

MAIN CENTRE  156   R 38,7m   
 

 R 135.71    R 125.30   

VTSD  351   R 24,3m   
 

 R 103.54    R 96.78   

  

Figure 2 below illustrates the relative size, rental spend and number of leases per Province.  

Provincial patterns in leasing show some variations in how the provinces approach their leasing, as well as 

the geographic nature of the province.   

By way of example, Gauteng, with the smallest number of leases, has the highest spend and extent by virtue 

of the size and location of those leases in urban areas. Whereas KZN and EC, with larger outlying populations, 

have a relatively high number of leases, but of lesser size and relative monthly spend, indicating a more 

distributed portfolio. This is explored in more detail later in this report and in the respective Provincial reports.  
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Figure 1: Provincial Profile (in terms of no. of leases, monthly spend & extent)  
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  Expenditure by Government cluster  

Departments in Government’s social clusters lease the most space, and primarily in CBDs & Main Centres.  

Table 4: Leasing profile per Government cluster  

  No. of Leases  Extent [m2]  Monthly Rental [R]  Range of rentals [R/m2]  

Economic  227  380,711   49,847,006   R 94.05  R 140.80  

Governance  92  145,561   18,754,175   R 124.49  R 150.68  

Social  326  698,971   94,676,895   R 106.58  R 138.22  

  

 

Figure 2: Leasing profile per Government cluster  

The social cluster proportionally accounts for more than 50% of the leases by number of leases, leased area 

and rental expenditure. By their very nature, the Departments in this cluster must be public-facing and are 

hence required to locate their offices to be where the target population resides.  

An  important  factor  for  public 

 facing departments, is that they tend to 

be more fixed in terms of location to avoid 

having the public constantly having to search for 

the office. It can be expected such leases tend 

to be the longer duration leases.  

Departments in this cluster may also need to be 

more prominent in remote areas (for e.g. in the 

case of social services). Generally the remote 

areas have a lower supply of leased office 

accommodation and, in the absence of alternative 

accommodation options, Departments have less negotiation power in terms of rental costs.  

  Lease Maturity  

Lease maturity indicates how far into the lease term the lease is. The expected trend was that newer leases 

would be closer to market levels. As leases reach the end of term, the effect of compounding escalation is 

expected to cause rentals to diverge further above market.  
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In the CBD & Main Centres the rentals are, on average, above market. Noteworthy are a small grouping of 

fairly new leases (low maturity) which are relatively much higher than market. These would generally warrant 

further investigation as to whether these leases started much higher than market, as the effect of escalation 

alone does not explain this.  

  

Figure 3: Comparison of rentals and lease maturity in CBD and Main Centre  

In the VTSD the rentals are also, on average, above market, with a larger grouping of fairly new leases (low 

maturity) which are relatively much higher than market and a smaller group of mature leases which appear 

to be significantly above both the average and market.  
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Figure 4: Comparison of rentals and lease maturity in VTSDs  

Both of the above results were found to be noteworthy given that the country, as a whole and for a few years 

now, has experienced very flat, (in some cases zero), real growth in commercial office rentals. This would 

lead one to expect that newer leases, concluded in a low growth environment, would be in line with market 

and without the effect of compounding escalations to explain the relatively high rental levels vs market.  

A few theories for this could be put forward, some of which could be tested are provided in the detailed 

provincial reports. These theories included:  

▪ The leases were concluded at higher initial rentals due to the capped low escalation rate policy 

recently implemented (unable to test).  

▪ The lack of supply in certain areas (unable to test).  

▪ The inclusion of other costs in the rentals (tested at provincial level).  

▪ The lack of, or difficulty in obtaining, accurate market data available to the provinces. (A 

consistent refrain from almost all Provinces).  

  

Whilst we were unable to empirically test the last point above, anecdotal evidence from every province pointed 

to the lack of market data as a key issue. Strategies to deal with this ranged from a passive acceptance of 

tender responses as being representative of market rental levels, to the mandatory appointment of valuers 

(with caveats, as more than one province pointed out challenges experienced with valuation reports) to 

attempts, abortive as they were, to compile Province wide databases of market information, to the 

appointment of internal valuations teams to compile data at the point of negotiations.  

The cost of acquiring, compiling and disseminating this data was mentioned often. This was especially true in 

the outlying areas, where data is scarce, the need for that data only arose once every few years when a lease 

was negotiated, and the size and rental involved for that lease made the cost of acquiring that data very high  
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relative to the rental spend, without the assurance that the data was of use given the supply/demand 

dynamics.  

The team has made recommendations on this issue of market data later in this report.  

  Expired Leases  

Expired leases, those that are running on a month-to-month (MTM) basis and have been doing so over a long 

period, and attracting the escalation as per the original lease agreement, can have the effect of driving rentals 

above market. The team expected to find a number of such cases.  

In the case of all urban areas (CBDs, Main Centres and VTSDs) there appears to be a significant proportion 

of expired leases running within, or below, expected average rentals. It appears landlords are not enforcing 

the lease escalations and may be content to continue the leases to run with rentals staying constant (as at 

lease expiry). A possible explanation for this is that the landlord may feel that a lease rental increase will 

trigger a review of the rental, which in a bearish office lease market, may cause rentals being negotiated 

down. Alternatively, the landlords may fear that a high rental would trigger a relocation and resultant loss of 

a tenant.  

 

Figure 5: Comparison of rentals and period beyond expiry in the CBD & Main Centres  

 

Figure 6: Comparison of rentals and period beyond expiry in the VTSDs  
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This was an interesting result and contrary to expectation. A deep dive would allow for a fuller understanding 

of the dynamics involved.   

Notwithstanding that these rentals on expired leases are not running ahead due to escalation, it is by no 

means ideal for the provinces to have Departments put at risk of being given notice to leave premises at short 

(most likely one month’s) notice. Given the current flat market conditions it would appear prudent for the 

provinces to negotiate those leases they are able to and move away from month to month leases.  

  

  Landlord Profile  

As part of the analysis, we attempted to establish concentration of expenditure amongst the various landlords.  

There are a significant number of leases for which the landlord is not specified in the lease registers.  

For the leases where the landlord information was provided, the top ten monthly rental, are listed below.  

Landlord Name  
No.  

Leases  

Of  
Total  Monthly  

Rental  

Total 

m2  

Extent  

Delta Property Fund (Pty) Ltd  13   R 14,217,594  90,975   

Not defined in the lease register  63  
 

R 8,994,496  96,187  
 

Chantelle  Olivier   8   R 4,569,948  38,221   

Mr M I Seoe  7  
 

R 4,402,741  28,884  
 

Tamiwell Proprietary Limited  2   R 3,614,261  38,642   

Scheepers  1  
 

R 4,147,111  15,000  
 

Ascension Properties Ltd  7   R 3,591,392  25,401   
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Landlord Name  No.  

Leases  

Of  Total  

Rental  

Monthly  Total 

m2  

Extent  

Tupelo Properties  1  
 

R 3,349,500  
 

31,900  
 

Rebosis  1   R 3,044,387   11,204   

  

Some care must be taken with the above data and it is provided for information only as it could not be fully 

verified within the scope of this project. Due to the ownership of properties by separate companies and the 

use of managing agents as proxies for landlords, it is entirely possible that a single landlord with multiple 

leases may not appear on the above list. Similarly, a single managing agent may appear on the list, despite 

the leased premises being owned by multiple landlords. Further work would be required to verify the true 

ownership of the premises leased.  

  Expenditure compared to market benchmark  

The primary aim of the expenditure analysis is the comparison of current rentals payable for the Provincial 

leases to an appropriate market rental benchmark.   

The rental benchmarks for this study were sourced from:  

▪ Rode Report for market rentals for B-Grade office accommodation.  

▪ Independent market rental assessments, commissioned under this study, for those towns and 

regions where other published data were not available.  

The result of the comparison against the market is as follows:  

Table 5: Proportion of leases above market per urban classification  

   No  of  

leases  

Extent 

[m2]  

Monthly 

rental  

Comparison to market  

         CBD & Main  VTSD   

Current 

leases  

CBD & Main  227  815,393  R 112.9m  76% of leases 

were found to be 

above  market 

benchmarks  

(number  of  

leases)   

  

rental 

expenditure was 

found to be 32% 

above market 

benchmarks  

    

VTSD  216  141,942  R 15.3m    
62% of leases 
were found to be 

above market  
benchmarks,  

(number of leases)  
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   No  of  

leases  

Extent 

[m2]  

Monthly 

rental  

Comparison to market  

         CBD & Main  VTSD  

      
rental expenditure 
was found to be  

27%  above  

market 

benchmarks  

Expired / 
MTM  
leases  

CBD & Main  67  192,239  R24.7m  764  of 

 leases 

were found to be 

above  market 

benchmarks  

(number  of  

leases)   

  

rental 

expenditure was 

found to be 37% 

above market 

benchmarks  

  

VTSD  105  67,383  R 6.6m    54% of leases 
were found to be 
above market  
benchmarks,  

(number of leases)  

  

rental expenditure 
was found to be  

21%  above  

market 

benchmarks  

  

The provincial reports will provide the detailed breakdown of those leases contributing to the expenditure 

above market, and the particular drivers for this. The drivers could include:  

▪ Long terms leases, up to 9yr-11month leases, which are above market due to compound effect 

of rental escalation, without break clauses to enable mid-lease-term reversion to market.  

▪ Limited supply – in markets with limited office accommodation and Province does not have 

reasonable alternatives, Province is a price-taker, in this regard.  

▪ Long-running leases consistently renewed at rentals or at escalations above market. Note: leases 

registers did not state how long a department had occupied the same building, hence a more 

detailed analysis was not possible.  
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The graph below illustrates the contribution from Current/Expired leases and CBD & Main/VTSD to the expenditure above market. Across all provinces the 

current leases in the CBD & Main Centre are driving the expenditure above market.  
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5 Savings, Trade-Offs and Constraints  

  Savings Potential  

This study looked at the comparison of current rentals against market benchmarks. The basis for 

exploring the potential savings on Provincial Government leased in office accommodation is a 

reversion to market related rentals.  

In assessing the savings potential, we have considered a downward reversion only i.e. only those 

rentals above market reverting to market. The reversion triggers on date of lease expiry. The model 

results are as per 01 December 2017, however this base date can be updated by restating the status 

of each lease (i.e. current or Month-to-Month on the input data sheet. (A guide is provided in the 

Appendix).  

Note: this approach inherent implies a lease-by-lease reversion to market, and not an overall policy 

of reversion to market for all leases.  

Two scenarios have been explored in terms of potential savings for above market leases, reverting 

to market:  

▪ Scenario #1 – the best case is a reversion to market.  

▪ Scenario #2 – a more likely scenario is a reversion close to, but not quite at market (the leases 

analysed are currently running anywhere between 50% and 200% above market so a reversion 

to even 30% premium to market would realise a potential saving). The rationale for such a 

scenario is that specific market circumstances (demand/supply. Or the need for a refurbishment 

to suit tenant needs) may prevent a Province from achieving a market rental, despite their best 

efforts and procurement processes.  

Table 6: Savings Scenario #1 - Reversion to Market  

   FY 18/19   FY 19/20   FY 20/21   FY 21/22   FY 22/23   FY 23/24  

Baseline 

 rental 

expenditure  

 2bn   2.15bn   2.32bn    2.51bn   2.71bn    2.93bn   

Rental expenditure 

based on rentals 

revering to market  

 1.85bn   1.73bn   1.67bn    1.67bn  1.68bn   1.79bn   

Potential Savings  143.3mill  428.8mill  652.2mill  834.4mill  1.03bn  1.14bn  

  

    

Table 7: Savings Scenario #2 - Reversion to Premium to Market  
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   FY 18/19   FY 19/20   FY 20/21   FY 21/22   FY 22/23   FY 23/24  

Baseline 

 rental 

expenditure  

 2bn   2.15bn   2.32bn    2.51bn   2.71bn    2.93bn   

Rental expenditure 

based on rentals 

revering to a 

premium to market  

 1.91bn   1.93bn   2.03bn    2.22bn   2.33bn    2.49bn   

Potential Savings  89mill  225.7mill  289.3mill  294.4mill  381.7mill  436mill  

  

The savings potential ranges from R1.22bn over a MTEF under Scenario #1 and R600mill over a 

MTEF under Scenario #2. This would require re-negotiation of 395 (over 60%) of the leases 

analysed, within 6 months following lease expiry.  

  Effect of delays  

The above potential savings opportunities are based on leased being re-negotiated and concludes 6 

months after the lease expiry date. Delays in re-negotiating these leases with defer savings potential 

by just over 50% in the MTEF:  

Table 8: Comparison of renewal 6 months after expiry vs 12 month after expiry  

  
Potential savings over MTEF  

(6 month delay)  

Potential savings over MTEF  

(12 month delay)  

Scenario #1 – Reversion to 

Market  

1.22 bn  648.6 mill  

Scenario #2 – Reversion to 

Premium to Market  

600 mill  300 mill  

  

6 Recommendations  

The increasing activity in the lease office accommodation market (e.g. new listed firms focusing on 

leasing to Government), size of the Government and increased fiscal pressure constraining budget 

allocations places greater emphasis on the requirement for more increased focus and active lease 

management. The following are key considerations in this respect:  

▪ Lease management system.  

▪ Capacity in term of managing the lease portfolio.  

▪ Enforcing the mandate of Public Works.  
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▪ Government’s in-house benchmarking / data-mining capability.  

▪ Space Norms.  

  Lease management system  

Currently lease registers are MS Excel based.  

Some of the limitations with the current arrangement are as follows:  

▪ Historical data is overwritten - this constrains the ability of the Provinces, (or any other review 

such as the one undertaken), to assess the number of renewals that have occurred per lease, the 

changes in rentals (e.g. reversion to market on renewal) or any other material changes to the 

lease terms over time. There is no audit trail for any key data points, not just financial. It is for 

this reason that the analysis related to the length of occupancy in a building could not be done.  

▪ Similarly, the financial history of the lease cannot be established and tracked back to a payment 

mechanism (over and under payments, special levies, rental adjustments, correct calculation of 

escalations, rent-free periods, etc).   

▪ Property Management systems enforce a certain level of uniformity, irrespective of system, that 

requires key data to be captured, thereby improving overall data quality of the portfolio.  

▪ Any implemented system must allow for a link between BAS payments and the lease. This issue 

has been raised in reviews at both National and Provincial levels, where it has been impossible 

for the team to reconcile Bas payments with lease payment obligations.  

6.1.1  BAS  

The Treasury Basic Accounting Systems (BAS) does not capture data in a usable / granular enough 

level of detail to be undertake lease expenditure interrogation as conducted in this analysis.  

BAS should either be adapted, or a lease management system be implemented, to capture lease 

data of sufficient granularity of lease data to track, monitor and analyse lease costs elements over 

the period of the contract. As per pervious recommendations, a standard lease agreement with 

standard lease data captured in the lease a schedules would go a long way to supporting this.  

  Capacity  

The issues of capacity for managing the portfolio has been raised. Limited capacity, compounded by 

inefficient / inadequate support systems, results in leases not being managed as effectively as is 

necessary.  

▪ Renewals are not processed timely, resulting in expired leases continuing to run on a monthto-

month basis for extended periods of time.  

▪ Ensuring that landlord fulfils their obligations with respect to conditions of the lease agreement.  

  Capability  

The need for property professionals, especially in lease negotiations, has been echoed by provinces.  

▪ Negotiation strength. Both access to information and the skill level of government staff required 

to negotiate leases relative to the level of information and skills available in the private sector 

was raised.  

▪ Initiatives to improve the capability of those staff required to engage with the commercial leasing 

market should be looked into.  

  Enforcing the mandate of Public Works  

The following challenges are experience in provinces:  

▪ Delays in timely approvals from Client Departments (e.g. for lease renewal)  

▪ Neglect or damage to leased property resulting in costly re-instatement  
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▪ TI over-runs  

▪ Reluctance to consider alternatives  

Treasury is cited as a key enabler, able to use fiscal control to enforce compliance by the various 

user departments with the provisions of GIAMA, and in a broader sense to enforce the cession of 

control of leases to the custodians.  

  In-house benchmarking / data-mining  

A key issue that came out of the review was that access to adequate market data that would allow 

provinces to negotiate from an informed position was problematic in two main ways:  

▪ Market timing affects the relative negotiation strength of both the landlord and tenant.  

Similarly, Geographic variations in supply and demand also affect the balance of negotiations.  

▪ The widespread nature of the provincial portfolios has meant that substantial proportions of the 

portfolio are located in areas where accurate and updated information on the market and 

supply/demand is not readily available.  

The result is that provinces are forced into  

▪ Obtaining site-specific information on premises under offer/negotiation at the time of offer using 

independent experts (valuers) at substantial cost, or  

▪ Attempting to build & maintain their own market database, again at substantial cost.  

Procurement requirements dictate that the former is currently the norm.  

A recommendation of the team is that the procurement/supply/development & maintenance of 

adequate market data that will empower provinces in negotiations/acquisitions should be looked into 

by the relevant entity.  

  Space Norms  

Whilst it did not form a part of the scope of this review, it became apparent during the course of the 

review that a number of provinces had commenced with analysis of their space needs in order to try 

and reduce the office footprint required to house staff. This aspect of overall accommodation 

efficiency and effectiveness is as important in achieving savings as the financial rental payable, and 

it is the team’s strong recommendation that National Treasury and/or Public Works should assist the 

Provinces in this regard, either by determining new  
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Lease Input Data Status (Per Province)  
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Lease Summary (Per Province)  

  

      Values       

Province  Urban Classification  No. Of Leases  

Total  Monthly  

Rental  

Total Extent 

m2  

Eastern Cape  CBD  4  R 2,025,531  17,735.69  

   MAIN CENTRE  51  R 13,550,667  98,711.13  

   VTSD  25  R 3,328,368  29,605.60  

Eastern Cape Total   80  R 18,904,566  146,052.42  

KwaZulu-Natal  CBD  34  R 13,145,826  106,889.28  

   MAIN CENTRE  26  R 5,693,850  38,640.45  

   VTSD  89  R 9,347,082  76,484.61  

KwaZulu-Natal  

Total    149  R 28,186,758  

 

Limpopo  CBD  17  R 17,976,880   

   VTSD  42  R 2,803,270  

 
Limpopo Total    59  R 20,780,150   

Mpumalanga  CBD  3  R 813,235  4,386.00  

   MAIN CENTRE  18  R 8,577,560  33,475.60  

   VTSD  28  R 1,569,490  11,246.83  

Mpumalanga Total   49  R 10,960,285  49,108.43  

Northern Cape  CBD  11  R 3,328,439  39,136.40  

   MAIN CENTRE  12  R 1,959,094  16,686.00  

   VTSD  27  R 1,446,295  16,153.82  

Northern  Cape  

Total    50  R 6,733,828  71,976.22  

Western Cape  CBD  18  R 9,276,802  64,945.06  

   MAIN CENTRE  8  R 288,122  2,718.20  

   VTSD  79  R 2,008,623  25,788.66  

Western  Cape  

Total    105  R 11,573,547  93,451.92  

Gauteng  CBD  21  R 34,714,205  293,481.28  

   MAIN CENTRE  23  R 6,407,402  56,865.00  

   VTSD  1  R 159,211  1,025.98  

Gauteng Total    45  R 41,280,818  351,372.26  

Free State  CBD  21  R 14,391,675  90,538.55  

   MAIN CENTRE  4  R 1,414,692  8,817.00  

   VTSD  31  R 2,385,460  19,408.52  

Free State Total    56  R 18,191,828  118,764.07  

North West  CBD  9  R 4,671,399  39,862.39  

   MAIN CENTRE  14  R 774,943  6,253.02  
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   VTSD  29  R 1,219,955  11,497.87  

North West Total    52  R 6,666,296  57,613.29  

Grand Total     645  R 163,278,076  

1,225,242.5 

8  
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       Values        

Province  

Urban  

Classification  

 %  of  Total % of Adj  

% No. Of Monthly  Monthly  % of Total  

Leases  Rental  Rental  Extent m2  

Eastern Cape  CBD  1%  1.24%  1.18%  1.45%  

   MAIN CENTRE  8%  8.30%  8.05%  8.06%  

   VTSD  4%  2.04%  1.93%  2.42%  

Eastern Cape Total    12%  11.58%  11.15%  11.92%  

KwaZulu-Natal  CBD  5%  8.05%  8.10%  8.72%  

   MAIN CENTRE  4%  3.49%  3.36%  3.15%  

   VTSD  14%  5.72%  5.75%  6.24%  

KwaZulu-Natal  

Total    23%  17.26%  17.21%  18.12%  

Limpopo  CBD  3%  11.01%  11.27%  7.22%  

   VTSD  7%  1.72%  1.67%  2.15%  

Limpopo Total    9%  12.73%  12.93%  9.38%  

Mpumalanga  CBD  0%  0.50%  0.51%  0.36%  

   MAIN CENTRE  3%  5.25%  5.47%  2.73%  

   VTSD  4%  0.96%  0.97%  0.92%  

Mpumalanga Total    8%  6.71%  6.95%  4.01%  

Northern Cape  CBD  2%  2.04%  2.10%  3.19%  

   MAIN CENTRE  2%  1.20%  1.27%  1.36%  

   VTSD  4%  0.89%  0.93%  1.32%  

Northern  Cape  

Total    8%  4.12%  4.30%  5.87%  

Western Cape  CBD  3%  5.68%  5.89%  5.30%  

   MAIN CENTRE  1%  0.18%  0.19%  0.22%  

   VTSD  12%  1.23%  1.32%  2.10%  

Western Cape Total   16%  7.09%  7.40%  7.63%  

Gauteng  CBD  3%  21.26%  20.18%  23.95%  

   MAIN CENTRE  4%  3.92%  3.84%  4.64%  

   VTSD  0%  0.10%  0.10%  0.08%  

Gauteng Total    7%  25.28%  24.12%  28.68%  

Free State  CBD  3%  8.81%  9.32%  7.39%  

   MAIN CENTRE  1%  0.87%  0.92%  0.72%  
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   VTSD  5%  1.46%  1.57%  1.58%  

Free State Total    9%  11.14%  11.82%  9.69%  

North West  CBD  1%  2.86%  2.89%  3.25%  

   MAIN CENTRE  2%  0.47%  0.49%  0.51%  

   VTSD  4%  0.75%  0.74%  0.94%  

North West Total    8%  4.08%  4.12%  4.70%  

Grand Total     100%  100.00%  100.00%  100.00%  
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Provincial Report  

  

  

  

  


