
S O U T H  A F R I C A N

PROPERTY
R E V I E W The voice for the industry

June 2020

PROPERTY REVIEW - LogoTreatment.pdf   1   2016/08/25   11:31 AM

Death of the office
What’s the point of them, anyway?

Legal update
The Property Practitioners Act 22 of 2019

New appointments
Joanne Solomon
Lisa Reynolds
Vuyiswa Mutshekwane

COVID-19
How it is affecting the industry



https://www.standardbank.co.za/?target=_blank&lightbox=0
https://www.standardbank.co.za/property?target=_blank&lightbox=0


The coronavirus pandemic has forced 
thousands of retail stores to close for 

weeks on end, which is kicking off a 
downward spiral for department stores that 

could result in a surge of bankruptcies and 
permanent store closings. Companies 
are not built to have their stores closed 
for extended periods of time.

With the likelihood of more 
bankruptcies on the way, there is deep 
uncertainty about when the pandemic 
will end and what the world will look like 

after the crisis is over. This is not a problem 
however, that a vaccine can solve.
The pandemic has trapped consumers at 

home for weeks on end, forcing them to 
adopt new shopping habits, which could 
alter the retail landscape for years to come. 
Consumers have shifted spending towards 
necessities because of the lockdown 
regulations but also because of the economic 
shocks. These shifts in consumer behaviour 
could last 12 months – or several years.

This move away from discretionary 
purchases is likely to persist into the 
foreseeable future. It will take some time for 
consumers to get over the shock to the 
system that the coronavirus has brought, and 
are ready – both emotionally and financially 
– to indulge again in discretionary spending. 
The anxiety created by this virus will not 
subside any time soon. Prepare for the way 
we live and the way we shop.

First, immediately after the retail shutdown 
ends, we could see initial shopper caution – 
over both the risk of contagion when visiting 
physical stores, and in terms of spending big 
after such a profound economic and cultural 
shock. Shoppers may also start devoting a 
smaller fraction of their budget to discretionary 

goods after weeks of suspending those 
purchases under quarantine. Many non-
essential retailers will have to decide to what 
degree they will reopen. When they do so, 
many will have to add safety measures, such 
as restricted entry, one-way aisles and 
Plexiglass barriers for cashiers.

Engage your tenants about the concept of 
Buy Online, Pick Up In Store (BOPIS), which is 
a win-win for the customer and the retailer. 
With curbside pickup, customers can obtain 
their order (often more quickly than with 
shipment to their home) without having to 
enter any crowded store. As the option is 
increasingly adopted by more retailers, it 
could easily become a fulfilment staple as the 
coronavirus curve flattens.

Second, for essential retailers such as 
grocery stores, a surge in demand for these 
essentials, with adequate safety measures in 
place, will bode well.

Third, expect a proliferation of requirements 
to limit the number of people in a store, 
creating wide enough spaces for consumers 
to pass one another in accordance with 
social distancing, the wearing of masks in 
stores, the need for some retailers to 
perform daily deep-cleaning, potential 
temperature checks for employees and 
customers before entering stores, higher 
demand for contactless commerce, 
sustained use (at least in the short term) of 
home delivery or curbside pickup, more 
security at shopping centres and stores to 
deal with crowd control, and enforcement 
of who can and cannot enter.

Shift work and revolving staff are also 
issues we need to consider. In China, retailers 
started to institute controlled shifts so that 

A vaccine is not a treatment  
for Bankruptcies

Without a treatment or a vaccine, or even an understanding of how many people are 
immune due to a lack of testing, social distancing is here to stay

SAPOA CEO Neil Gopal

from the CEO
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“It is with sadness that we announce 

that this edition of the SA Property 

Review will be the last for the 

foreseeable future. Given the drop in 

advertising revenue as a result of the 

impact of Covid19, we are no longer 

able to subsidise the cost of the 

magazine in its current form.  

We trust that the Industry has 

enjoyed this publication which has 

been in circulation for a few decades”. 
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they don’t mix different workers on different 
shifts. That way, if one shift is exposed, it does 
not require potentially shutting down the 
entire store.

Fourth, e-commerce will see some gains as 
sales transfer from closed stores – but with 
depressed demand, do not anticipate online 
sales to be anywhere close to the value of in- 
store sales, and expect that most store-based 
discretionary sales will be lost or postponed. 
Even when stay-at-home regulations are 
lifted, it is unlikely that customers will rush 
back to buy non-essential goods.

“The COVID-19 pandemic  
is accelerating the inevitable digital 

disruption of commerce.  
Commerce will emerge from  
the pandemic a vibrant and  

critical part of consumer life.”  
Jason Goldberg, Forbes contributor

With the sudden growth in customers 
internationally relying on e-commerce, it is 
more important than ever to be able to assist 
customers as they research and buy online.

With people spending less time in store 
and more time online, there will be more 
opportunities to capture website visitors – 
especially new customers – while they are 
searching for and purchasing products.

 
Fifth, non-essential retailers will have to 
follow and learn from grocery stores and 
pharmacies with regards to how best to 
organise their store, checkout points and 
queues, and how they put precautions in 
place for store personnel and customers.

Worries over illness will likely linger, and 
consumers who shifted more of their 
spending online during lockdown may 
continue to use that channel instead of 
visiting stores.

Landlords and retailers must adapt to the 
above – the quicker, the better.

Best regards, 
Neil Gopal, CEO
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Dear Sir/Madam

Re: Urgent Plea to the City of Johannesburg re. 2020-2021 Draft Budget

1. We refer to our letter of 28 April 2020. We note that we have yet not received any response from you. 

2. In paragraph 10 of our letter, we stated that the City should look back to previous years when its total rates revenue 
increased as a result of better-than-expected General Valuation results. 

3. We have now done further calculations based on the figures in your proposed budget for 2020/2021, as well as prior 
budgets, and have prepared the following table: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

City of Johannesburg Metropolitan Municipality
158 Civic Boulevard
Braamfontein
Johannesburg

URGENT

City of Johannesburg: Property Rates Revenues R’000 Increase % Increase Notes
2016/2017 Audited Outcome 7 912 381

2017/2018 Original Budget 9 005 517

Adjusted Budget 9 005 517

Audited Outcome 9 110 560 1 198 179 15.1% 1

2018/2019 Original Budget 10 098 983

Adjusted Budget 11 002 419

Audited Outcome 12 372 032 3 261 472 35.8% 1, 3 & 4

2019/2020 Original Budget 12 292,550

Adjusted Budget 12 292 550 2 193 567 21.7% 2

2020/2021 Proposed Budget 13 358 276 1 065 726 8.7% 2

Notes:
1. Increase over Audited Outcome of previous year (Original Budget figure not available)
2. Increase over Original Budget of previous year
3. New General Valuation implemented
4. Increase over amount originally budgeted for 2018/2019 is 2 273 049 22.5%

letter to Johannesburg Municipality
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4. You will note from the table that increases in Property Rates Revenues over the past few years are unacceptably high. 
In particular, the increase in 2018/2019 was a staggering 37.4%. An amount of R2.27-billion more than the originally 
budgeted figure for that year was collected. That represents an increase of 22.5% over the amount originally 
budgeted for that year. 

5. We are aware that guidelines from the National Treasury stipulate that municipalities should strive to keep  
annual increases within inflation. The inflation rate for 2018/2019 was between 4% and 5%. Your increase  
for that period was more than seven times that. 

6. We are aware that the General Valuation, which was implemented in 2018/2019, may well have been the primary  
cause of the exorbitant increase that year. However, that does not excuse the situation. The guidelines from the 
National Treasury still apply, and municipalities are required to adjust rates tariffs to offset gains from increased 
property values. 

7. We are also aware that a small percentage of the increases may represent new property developments or 
improvements that have come on stream during each of the years in question. However, these would only  
represent a very small percentage of the overall increases. The bulk of the increases are simply imposed  
as an additional burden on existing properties. 

8. The above figures demonstrate that the City of Johannesburg has clearly been abusing its ratepayers over  
the past few years. It appears that, when surplus property rates are collected, instead of carrying such surpluses  
forward to the next year in order to reduce future rates increases, the City simply piles additional rates increases  
on top of previous, unacceptably high increases. 

9. This situation cannot be allowed to continue unchecked. It is our firm resolve to raise this matter at the  
highest level in order to ensure that it is properly addressed. 

10. We are aware that, in the past, the City simply ignored complaints and carried on regardless. This will continue  
to have a significantly negative bearing on future investment drives in the City, and lower the appetite for  
new developments. 

11. We wish to engage with you regarding this matter, and would be grateful to receive an urgent response from  
you, with a view to ascertaining whether it might be possible to resolve this unsatisfactory situation amicably.

Yours sincerely,

Chief Executive Officer

East London 
10 Beacon Park 
21 Pell Street 
Beacon Bay 5241 
Tel: 043 748 1156 
Fax: 043 748 1156 
sapoa.el@sapoa.org.za

Mpumalanga  
Kiepersol Security Complex 
55 Tuba Crescent Street 
Nelspruit, Mpumalanga 
Cell: 071 485 3836 
Fax: 013 741 1305  
lowveld@sapoa.org.za

Port Elizabeth  
PO Box 1940 
Govan Mbeki Avenue 
Port Elizabeth, 6000 
Cell: 082 341 3280 
sapoa.pe@sapoa.org.za

Western Cape  
6 Pieterse Close, Retreat  
Sasmere Estate 
Cape Town, 7945 
Tel: 071 740 3732 
Fax: 086 602 1095 
wc.sapoa@sapoa.org.za
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manenzhem@joburg.org.za   
citymanager@joburg.org.za   

Dear Sir/Madam 
 
Re: Urgent Plea to the City of Johannesburg re. 2020-21 Draft Budget 
 

1. We refer to our letter of 28th April, 2020. We note that we have yet not received any 

response from you. 

2. In paragraph 10 of our letter we stated that the City should look back to previous years 

when its total rates revenue increased as a result of better than expected General Valuation 

results. 

3. We have now done further calculations based on the figures in your proposed budget for 

2020/21, as well as prior budgets, and have prepared the following table: 
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By e-mail: idpinput@joburg.org.za   
executivemayor@joburg.org.za   
manenzhem@joburg.org.za   
citymanager@joburg.org.za   

Dear Sir/Madam 
 
Re: Urgent Plea to the City of Johannesburg re. 2020-21 Draft Budget 
 

1. We refer to our letter of 28th April, 2020. We note that we have yet not received any 

response from you. 

2. In paragraph 10 of our letter we stated that the City should look back to previous years 

when its total rates revenue increased as a result of better than expected General Valuation 

results. 

3. We have now done further calculations based on the figures in your proposed budget for 

2020/21, as well as prior budgets, and have prepared the following table: 
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What can I say? At a time when  
the property industry as a whole 
is counting its cents, it simply 

doesn’t make sustainable sense to 
continue to publish the South African 

Property Review – a decision that the 
SAPOA management has not taken 
lightly. Therefore it falls to me as the 
editor and publisher to say farewell 
and thank you to our loyal followers.

Over the past seven years, the 
SAPOA editorial team has brought 

the magazine from near-disaster to 
being a well-respected, widely read, fully 

integrated international digital publication. 
What started as a one-year contract turned 
into a relationship that has seen a great 
deal of trust being forged between us, the 
SAPOA management and its membership.

Property Review has been welcomed by 
many of the industry’s leaders. It has 
adorned many an office coffee table, and 
taken up residence in cyberspace. 

I’m privileged to have been part of an 
industry so rich in interesting characters.  
I have interviewed association presidents, 
captains of industry, sector influencers and 
up-and-coming entrepreneurs.

Modern trends have seen us move away 
from printing the magazine, something we 
did just over two years ago. We were one  
of the first property sector magazines to 
explore the digital realm – and the relaunch 
edition of May/June 2013 can still be viewed 
on issuu.com. 

Not accepting an easy answer – that  
is, a direct PDF upload to issuu.com – we 
developed and hosted the magazine on 
our own server. We took control of the 
ability to analyse our readership data, and 
delivered embedded rich media. 

To keep this edition topical, we contacted 
various market players to get an overview 
of the ways in which COVID-19 has affected 

the industry. Thank you to Growthpoint, 
Redefine, Liberty Two Degrees, ALT Capital 
Partners and the Dipula Income Fund for 
their feedback – and thanks to Business 
Day TV, who have placed their interviews 
on YouTube. We have enhanced the 
overview article by embedding some of 
those insightful broadcast discussions. 

In addition we have an opinion piece 
from FNB economist John Loos, as well as 
commentary on social housing from our 
regular columnist and property entrepreneur 
Shaheen Adams. Fintech start-up Peach 
Payments founder Rahul Jain tells us all 
about the accelerated adoption of digital 
commerce; Lavashnee Mandry, a senior 
associate at Adams & Adams, comments  
on the plight of estate agents; and Ben 
Groot, Director at GVS Law, offers his 
recommendations on lease agreements 
and alternative dispute resolution options.

The “magic” of Zoom, TeamViewer and  
a plethora of other online communication 
tools has meant, even before lockdown, 
that we were able to remotely talk to 
members in the various provinces in which 
SAPOA operates. With this in mind, we 
echo the sentiment that the workplace will 
be forever changed. But as we learn to 
adapt to the “new” norm and emerge from 
the pandemic, we need to be mindful that 
the South African economy was not in 
great shape before the virus struck. In the 
March/April edition, we featured economists’ 
warnings about South Africa’s dangerous 
slide towards another Moody’s downgrade 
(bit.ly/3c8PbVw). Hopefully we can bounce 
back from that too…

Now, in the words of British comedians 
Ronnie Barker and Ronnie Corbett “…it’s 
good night from him!” Until we meet again, 
enjoy the read, take care – and stay safe.

Mark Pettipher, Editor and Publisher

…and it’s good night from him!
After a little over seven years under MPDPS’s stewardship, this edition  
of the South African Property Review will be its last – a casualty of the  
pre-COVID-19 economic downturn, and a direct result of the pandemic

Editor and Publisher Mark Pettipher

from the Editor's desk
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The Regulations to the Act were published 
under Section 70 of the Property 

Practitioners Act on 6 March 2020, for the 
public and the industry to submit comments 
within 60 days. On 5 May 2020, the Department 
of Human Settlements advised the public 
and the industry that a new date for the 
submission of comments and a revised 
information sessions schedule would be 
communicated once clear directives have 
been issued by Cabinet regarding the 
COVID-19 pandemic, especially the 
regulations pertaining to public gatherings.

The Act uses the description “property 
practitioner”, a broad term that encompasses 
a wide spectrum. It defines a property 
practitioner as a person who, for the 
acquisition of gain, directly or indirectly, on 
the instructions or on behalf of another:  
sells, purchases, manages or publicly exhibits 
for sale any property or business undertaking; 
leases or hires or publicly exhibits for hire  
any property or business undertaking; 
collects or receives money payable for a 
lease; provides, procures, facilitates, secures 
or otherwise obtains or markets financing  
for or in connection with the management, 
sale or lease of a property or business 
undertaking; and/or renders services as an 
intermediary to effect the conclusion of an 
agreement to sell or let a property or business 
undertaking, except where this is not done in 
the ordinary course of the person’s business; 
where it is done by a natural person in their 
personal capacity, or where the person is an 
attorney, candidate attorney or a sheriff. 

It is possible to apply for exemption  
from the application of the Act in terms of 
Section 4. 

A property practitioner is required under 
the Act to obtain a certificate issued by the 
Fidelity Fund on an annual basis. Without a 
valid certificate, a property practitioner may 
not render services or receive fees. 

The Property Practitioners Regulatory 
Authority, which will replace the Estate 
Agency Affairs Board, will be the new regulatory 
body of property practitioners, and will be 
governed by and act through the Board of the 
Authority. Among other things, the Authority 
will be required to ensure compliance with 
the Act, regulate the conduct of property 
practitioners, implement measures to transform 
the property sector, conduct campaigns to 
educate property professionals and consumers, 
and serve a dispute resolution function. 

In order to achieve transformation in the 
property sector, the authority is required to 
implement and assess measures to promote 
an inclusive and integrated sector; implement 
appropriate measures and assess the state of 
transformation within the property sector; 
create such mechanisms for the continuous 
monitoring and evaluation of the sector’s 
performance on the transformation 
imperatives and granting of incentives as 
may be prescribed; and introduce measures 
to be implemented, which may include 
incubation and capacity-building programmes 
to redress the imbalances of the past. 

The Authority must establish a Property 
Sector Transformation Fund, which applies  
to all property practitioners and which is to 
be used for the Principalisation Programme, 
to promote black-owned firms and principals; 
Regularisation Programme, to promote and 
encourage participation of the historically 
disadvantaged due to non-compliance; 

The Property Practitioners Act 22 of 2019:
Comments on the Draft Regulations

The President signed into Law the Property Practitioners Bill on 2 October 2019,  
to replace the 43-year old Estate Agency Affairs Act of 1976. The Act will come  
into operation on a date fixed by the President by proclamation in the Gazette.  
Before the Act can be implemented, the relevant regulations must be in place

In order to achieve transformation 

in the property sector, the authority 

is required to implement and assess 

measures to promote an inclusive 

and integrated sector; implement 

appropriate measures and assess 

the state of transformation  

within the property sector;  

create such mechanisms for  

the continuous monitoring  

and evaluation of the sector’s 

performance on the transformation 

imperatives and granting of 

incentives as may be prescribed;  

and introduce measures to be 

implemented, which may include 

incubation and capacity-building 

programmes to redress the 

imbalances of the past.
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Consumer Awareness Programme, to promote 
awareness of property transactions and 
business undertaking; and Work Readiness 
Programme, to promote and enhance the 
participation of the historically disadvantaged 
in the property sector. The Act further 
prescribes that the government must utilise 
the services of property practitioners  
who comply with the broad-based black 
economic empowerment and employment 
equity legislation and policies.

SAPOA’s comments on the Draft Regulations 
to the Property Practitioners Act are as follows. 

SECTION 1: DEFINITIONS
1.9. Code of conduct
We would like to be part of providing input 
on the code as it might create a greater 
burden and unintended consequences that 
will be detrimental to the property industry.

SECTION 2:  
EXEMPTION FROM THE ACT
Section 2 of the Regulations makes provision 
for any person to apply to be exempted from 
compliance with any specific provision of  
the Act. While the inclusion of the section 
(Section 4 of the Act) is commendable, we 
recommend that provision be made to group 
exemptions that could apply to a specified 
class of persons. This will lessen the burden 
placed on the Authority to consider multiple 
applications from the same industry players 
who are facing the same issues.

Section 4(9)(a) provides that any person 
may at any time, in writing, request the 
Minister to review an exemption granted in 
terms of this section. We are of the opinion 
that this section should be amended so as to 
allow an appeal to be requested in respect of 
any decision taken in terms of this Section 4, 
thereby also covering a decision to reject  
the exemption application, or to withdraw, 
suspend or amend an existing exemption.

Furthermore, we do not think it will be 
appropriate to simply allow any person to 
request the Minister to review an exemption 
that has been granted or a decision that has 
been taken. This may give rise to frivolous  
or vexatious requests. We recommend that 
only those persons whose rights have been 

materially and adversely affected by the 
decision be allowed to request an appeal. 

Section 4(10) provides that the Authority 
may on good grounds amend, suspend, or 
withdraw an exemption. We are of the 
opinion that should the Authority wish to 
withdraw an exemption, the considerations 
set out in section 4(5) should be reconsidered, 
and such withdrawal must be preceded by 
an appropriate notice period. The withdrawal 
of an exemption should also be accompanied 
by an appropriate transition period, during 
which the affected persons can take the 
necessary measures to ensure compliance 
with the Act at that point in time when the 
exemption is lifted (for example, applying  
for Fidelity Fund certificates and opening 
trust accounts).

SECTION 7(1) AND 7(2): 
COMPOSITION AND  
APPOINTMENT OF BOARD
We recommend that one or two members 
have 10 years’ experience in the property 
sector, to deal with the concern about 
maintaining experience in the Authority . 
Sufficient representation by experienced 
property practitioners is essential to ensure 
that cognisance is taken of the practical 
effects of decisions taken by the Board. 

Furthermore, given the fact that the 
residential property industry and commercial 
property industry operate in a vastly different 
manner, representation from both those 
sectors must be ensured. Nominations that 
are made should reflect the views of the 
majority within the industry.

SECTION 20: PROPERTY  
SECTOR TRANSFORMATION 
We believe that all government departments 
tend to work in silos. It Is imperative that 
government departments work with the 
authority to not only ensure that the property 
practitioner complies with BBBEE, but that 
the government departments themselves do 
not cripple the objectives of transformation. 

In their policies, the Department of Public 
Works and other government departments 
are crippling BBBEE property practitioners in 
that they are reducing lease terms, and so on. 

We are of the opinion  

that should the Authority  

wish to withdraw an exemption,  

the considerations set out  

in Section 4(5) should  

be reconsidered.
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How does this assist with transforming the 
property industry? 

SECTION 21: PROPERTY  
SECTOR TRANSFORMATION
We recommend that the Authority use an 
independent institution to manage the 
Fidelity Fund. Before funds are moved to 
assist recipients, the Authority needs to 
conduct scientific research into historical 
claims (and how, where and to whom they 
were paid), and look at the projected claim 
figures before deciding on the percentage that 
will be used for transforming the industry.

The Authority needs to ensure that 
upskilling is done in a structured and efficient 
manner through recognised and accredited 
institutions. If SETAs are going to be used, 
this needs to be addressed, and proper SLAs 
must be in place.

SECTION 24:  
APPOINTMENT OF INSPECTORS
Similar to what has been provided for in 
respect of searches conducted pursuant to  
a warrant, immediately before commencing a 
warrantless inspection, the inspector should 
be compelled to provide identification and a 
copy of the warrant to the owner or person in 
control of the premises to be searched. The 
person’s right to dignity, freedom and privacy 
must be included in the code of conduct.

SECTION 28(1):  
LODGING OF COMPLAINTS
We also recommend that alternative dispute-
resolution processes be extended to cover 
complaints against the Authority. Property 
practitioners may disagree with certain 
decisions taken by the Authority (such as the 
removal of a Fidelity Fund certificate) or the 
failure to act (such as the failure to issue a 
new Fidelity Fund certificate timeously), which 
decisions or omissions have far-reaching 
consequences for the property practitioners 
concerned. In the absence of these alternative 
dispute-resolution mechanisms, the relevant 
property practitioner’s only means of 
challenging a decision would be to approach 
the courts to have the decision reviewed, 
which is neither time- nor cost-efficient. 

SECTION 29(3): MEDIATION
In terms of Section 29(3), the mediator must 
hear the matter within 30 days of receipt  
of the allocation – but Section 29(3)(b) does 
not stipulate a time period within which the 
matter should be allocated to a mediator.  
We recommend that such a time period be 
stipulated so as to prevent delays in the 
commencement of the mediation process. 

The mediator should be required to 
submit a report to the Ombud informing  
him or her of the outcome of the mediation, 
both in instances where mediation has been 
successful and where it has failed. The 
remainder of the requirements as set out 
Section 29(5) should only be required to be 
disclosed in the report in instances where 
mediation has failed and the matter is going 
to be referred to adjudication.

We suggest that a time period within 
which the certificate should be issued should 
be stipulated. We recommend that the time 
periods coincide: i.e. the certificate should be 
issued at the same time as the report dealing 
with the outcome of the mediation. 

SECTION 30(3): ADJUDICATION
We recommend that a time period within 
which the Ombud must allocate the matter 
to adjudication should be stipulated so as to 
prevent delays in the commencement of the 
adjudication process. 

SECTION 38:  
PAYMENTS FROM THE FUND
We note that Section 38(2) empowers the 
Minister, in consultation with the Board, to 
limit the amount that may be paid from  
the Fund in respect of any category of  
claims to R2  000  000. We are of the view  
that such a limitation is unjustified and  
may very well lead to a loss of confidence  
on the part of the public when dealing with 
property practitioners.

SECTION 52:  
WITHDRAWAL OR LAPSE OF 
FIDELITY FUND CERTIFICATE
We note that the Authority is exempted  
from any liability whatsoever in respect of 
the withdrawal of a Fidelity Fund certificate.  

The Authority needs to  

ensure that upskilling is done  

in a structured and efficient manner 

through recognised and accredited 

institutions. If SETAs are going to be 

used, this needs to be addressed, and 

proper SLAs must be in place.
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If a property practitioner’s Fidelity Fund 
certificate is withdrawn by the Authority 
erroneously, that property practitioner will 
be prevented from carrying on their business 
and incur severe losses. The exemption from 
liability is unjustified in instances where  
that erroneous withdrawal is as a result of 
negligence on the part of the Authority.

The withdrawal of a Fidelity Fund 
certificate must be preceded by written 
notice coupled with adequate reasons. 

SECTION 54: TRUST ACCOUNT
We are of the view that for every property 
practitioner to operate and keep a trust 
account goes against the objectives of 
transformation. This creates an unnecessary 
financial burden on PDIs who enter the  
field. Exclusions – and not exemptions – 
should be granted for such individuals for  
a determined number of years, provided they 
meet certain criteria.

SECTION 55: DUTY OF  
PROPERTY PRACTITIONER TO  
KEEP ACCOUNTING RECORDS  
AND OTHER DOCUMENTS
We are of the view that it will be impractical 
to require property practitioners to retain the 
advertising or marketing material related to 
the carrying on of the business of a property 
practitioner for a period of 10 years. This 
should be limited to a sample thereof.

SECTION 60:  
CODE OF CONDUCT FOR  
PROPERTY PRACTITIONERS
The adoption of the code of conduct and 
advertising standards should be subject to 
prior consultation with property practitioners 
within the industry. 

We are looking forward to participating in 
the information sessions that the Department 
of Human Settlements will be arranging, and 
also to being involved in the continuing 
consultative process of the Regulations. We 
wish to clarify key operational aspects of this 
Act, specifically as it relates to its very wide 
definitions and onerous expectations on 
agencies, so as to ensure that the interests  
of the industry are taken care of.
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With the global pandemic impacting 
many industries in South Africa, 

and the country’s resulting lockdown, 
many tenants are finding it difficult to 
trade, and are consequently seeking relief 
from their landlords.

While the lease agreement webinars’ 
aim was to provide advice to landlords, 
the content also applied to tenants, with 
discussion centred around relevant lease 
clauses and the general principles of the 
law of contracts.

The general principle  
of the law of contracts
Groot outlined the principles of the law 
of contracts as it relates to the COVID-19 
government-imposed lockdown that’s 
currently in place.

In general, whenever there is a case  
of supervening impossibility, a party to  
a contract who is negatively impacted  
as a result of that impossibility may be 
excused from performing in terms of 
that contract. In cases where a vis major 
(a superior power or force that cannot  
be resisted or controlled) is involved,  

a party will be excused from performing 
in terms of an agreement.

Casus fortuitus – which is an incidence 
of vis major – is defined as an exceptional 
or extraordinary occurrence that was  
not reasonably foreseeable. It has been 
held that plague is an example of casus 
fortuitus – and in Groot’s view, the 
present COVID-19 outbreak is analogous, 
with the resulting government bans 
constituting vis major.

Where a tenant wishes to rely on vis 
major or casus fortuitus as a reason to  
be excused from having to perform in 
terms of an agreement, that tenant bears 
the onus to prove that it did not have 
beneficial occupation of the leased 
premises for the duration of the non-
payment period.

Furthermore, the tenant has to prove 
that the occurrence was unforeseen and 
uncontrollable, and that it was the direct 
cause of its inability to perform. If the 
circumstances ought to have been 
foreseeable, in the specific circumstances 
of the specific tenant, no remission of 
rent will be granted.

It’s all about the content of the lease
In April, SAPOA held a series of webinars on lease agreements, with Ben Groot, 
Director at GVS Law, as the convener. We spoke to him after the series

Under the present 
circumstances, traditional 
court litigation might not 
necessarily be the answer  

to resolving disputes.

Watch Ben Groot discuss  
supervening impossibility.

Ben Groot, Director at GVS Law
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It is important to note that the tenant’s 
failure to have beneficial occupation of 
leased premises must be the direct and 
immediate result of the casus fortuitus.

Therefore, a tenant will only be 
entitled to claim a loss of beneficial 
occupation of leased premises due to 
casus fortuitus if the outbreak of disease 
itself led to the closure of business. 

As an example, it has been held that  
a tenant who conducted a stationery 
business was not allowed a rent 
remission where war had caused a drop 
in trade, but that it would have been  
so entitled if war had prevented the 
customers from dealing with the tenant.

Alternative way to settle 
When it comes to lease agreements, 
Groot has suggested that during the 
time of lockdown, it may be prudent to 
re-examine various clauses.

To put the situation into context, 
landlords are currently faced with many 
tenants already having refused – or 
having indicated that they intend to 
refuse – to make payment of rent and/ 
or other lease charges specifically for 
April 2020, in light of the allegation that 
they have been deprived of beneficial 
occupation of their leased premises due 
to vis major and/or force majeure. 

It is important to note that few of 
these tenants’ lease agreements contain 
a clause allowing them to suspend their 
lease obligations due to force majeure.

In Groot’s view, this failure to pay 
constitutes a breach of contract – and 
such a breach entitles the landlord to 
take the necessary legal action for the 
recovery of the amounts it believes are 
due and owing by the tenant.

Under the present circumstances, 
traditional court litigation might not 
necessarily be the answer to resolving 
these disputes. Some of the reasons 
include the following:

a) The courts are currently also in 
lockdown, and only certain specified 
urgent matters are being dealt with. 
These include family violence, the 
rights of children and bail applications. 

Commercial disputes are not included 
in the specified list of urgent matters.
b) Only once the state of disaster 
comes to an end will the courts return 
to their usual way of functioning. This 
may take some time – and even once 
it happens, Groot anticipates that the 
courts will be chaotic, with hearings 
to catch up on, actions that have piled 
up to be instituted, and everyone 
trying to get their case heard as soon 
as possible.
c) Litigation itself is generally a slow 
and expensive process. It can be 
accepted that, if action is instituted 
against these tenants, the matters will 
be defended – and it can then take 
between 18 months and two years for 
the matters to be finalised.

A better way?
As an alternative to the above, Groot 
suggests that serious consideration be 
given to referring the present disputes  
to arbitration. 

It is important to note that a matter 
can only be referred to arbitration by 
agreement between the parties involved. 
In general, lease agreements contain 
arbitration clauses which state that all  
(or certain) disputes will be referred to 
arbitration – but that in the absence 
thereof, the parties may agree to refer  
a specific dispute to arbitration, once 
such a dispute has arisen.

In arbitration, the parties may choose 
their presiding officer – the arbitrator. 
Generally speaking, the lease agreement 
will specify the arbitrator’s qualifications; 
these usually include that he or she must 
be an attorney, an advocate or a senior 
advocate with a certain number of years 
of experience.

The arbitrator usually has wide powers 
as to the conduct of the matter, and most 
often the agreement will state that the 
arbitrator will have the same powers as  
a judge of the High Court.

Whereas our taxes generally pay for 
the court buildings as well as the judges’ 
salaries, in arbitration the parties pay the 
arbitrator’s fee and other related costs. 

This tends to make arbitration more 
expensive than court litigation. The 
parties will likely share the initial costs of 
arbitration equally, with the arbitrator 
eventually making an award as to costs, 
usually in favour of the successful party. 
As a result, the successful party will be 
able to recover the costs it had already 
paid from the losing party.

What the parties lose in monetary 
terms, however, they gain in terms of 
time. Arbitration can usually take place 
much faster than litigation as the parties 
may agree on shorter time periods, and 
because the allocation of hearing dates 
is not contingent on a court diary. In 
addition, interlocutory matters are often 
dealt with via conference calls and/or 
after hours, in order to save further costs 
and time. And many arbitration clauses 
provide for the prompt resolution of the 
matter at hand: some of these clauses 
include the words “as expeditiously as 
possible”, while others require the 
process to be completed within a period 
of between 21 and 30 days.

Arbitration awards do not set 
precedents, the way that judgments of 
the High Court do. Thus one arbitrator is 
not bound by the decision of another, 
although any prior awards may have 
persuasive power.

When the arbitrator issues an award,  
that award is binding on the parties – 
and, unless the parties have agreed 
otherwise, there is no right of appeal. 

If the losing party does not comply 
with the order resulting from the 
arbitration, the winning party has to 
apply to court to make that award an 
order of court, whereafter normal 
execution steps may follow. This is 
usually not a long process.

e: ben@gvs.law
w: gvs.law

http://gvs.law?target=_lightbox
mailto:ben@gvs.law
http://gvs.law?target=_lightbox
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According to the draft framework of  
the government’s risk-adjusted strategy 

dated 25 April 2020, the real estate sector is 
considered a service provider under Alert 

Level 2, and real estate practitioners  
can only perform their full function at 
that stage. Commercial real estate is 
permitted at Alert Level 3. 

At the moment, any activity in  
the real estate sector is restricted to 

operating via telephone calls and in 
the virtual space, which is unsatisfactory 

to sellers and prospective buyers alike. 
Since buying a home is one of the biggest 

commitments an individual is likely to make 
in their life, it is natural that they will first 
want to physically view the property before 
making an offer. But real estate agents are 
not permitted to take potential buyers  
to physically view a property during Alert 
Level 4.

It has been proposed by estate agents 
and property councils that the government 
reconsider and amend the regulations to 
allow estate agents to perform (or at least 
support) essential services in line with  
the opening of Deeds Offices countrywide 
under Alert Level 4. This not only affects the 
thousands of people employed in the real 
estate sector, but also has an impact on the 
economy as a whole. 

The real estate sector feeds the property 
market; by doing so, it stimulates many 
other industries and businesses, including 

banks, valuers, mortgage originators and 
conveyancers. As such, there should be an 
alignment that allows real estate to support 
other Alert Level 4 essential and professional 
services that are permitted to operate. 
Without estate agents, these industries and 
organisations risk coming to a standstill. 
There will undoubtedly be a knock-on effect, 
which will be detrimental to the South 
African economy, should the regulations 
not be amended.

During the Level 5 lockdown period, 
almost no property transactions were 
concluded. The property sector came to a 
standstill. As it stands, it is anticipated that 
there will be a decline in the number of real 
estate transactions because of COVID-19. 
The fact that estate agents are unable to 
facilitate property transactions during 
lockdown worsens the industry’s position. 
As mentioned, estate agents are essential to 
the operation of the rest of the value chain 
in the property.

In terms of the regulations issued under 
Alert Level 4, Deeds Offices were permitted 
to resume operations since 1 May 2020. 
Professional services such as conveyancers 
and the banking environment are also 
allowed to operate in support of Alert Level 
4 essential services. Deeds Offices opening 
countrywide on 13 May 2020 brings positive 
news for homeowners who have concluded 
property transactions prior to the lockdown 
as these transactions can now be registered 

The missing link of property  
transactions under Alert Level 4
Despite being a vital link in the value chain of the property sector, real estate 
agencies were not permitted to operate under the government’s regulations during 
Alert Level 4. For this reason, real estate agencies have called for the government 
to reconsider and amend the regulations. Submissions were made by real estate 
sector heads and the National Property Practitioners Council to motivate for the 
re-opening of the real estate sector

By Lavashnee Mandry, Senior Associate at Adams & Adams

Adams & Adams Senior Associate  

Lavashnee Mandry
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The construction industry welcomes President 
Cyril Ramaphosa’s announcement of the country 
moving to Level 3 as from 1 June 2020. The sector 
has been calling for an immediate re-activation of 
live construction sites that were at various stages 
of completion when the lockdown came into effect 
on 27 March 2020

Chair of the Construction COVID-19 Rapid Response Task Team John 
Matthews acknowledged that the easing of the lockdown meant 

many construction companies on the verge of collapse could be saved. 
“We are optimistic that allowing the construction sector to resume full 
operations will salvage what is left of the sector,” he said. “We are pleased 
that the government gave consideration to the concerns we had raised, 
and agreed to a full re-activation of the sector under Alert Level 3. 
Continued restraints on construction activity were leading us towards  
a situation where there was little hope of recovery for many companies 
in the industry.”

With regards to implementing measures to contain the spread of the 
coronavirus on construction sites, he noted that there was a need for 
companies to adhere to the strict health-and-safety protocols that were 
already in place, to ensure the protection of employees. He highlighted 
the need for self-regulation by all employers in the industry, emphasising 
President Ramaphosa assertion that combating the spread of the disease 
was in everyone’s hands.

“It is not up to the government to monitor every office and construction 
site – each employer has an individual responsibility to ensure that the 
health and safety of all employees is guaranteed,” said Matthews. “The 
industry already has stringent health-and-safety protocols in place, and 
any employer in the sector who needs assistance should contact their 
association for guidance and support.”

Because the construction sector is one of the major contributors to the 
GDP – and because construction work is labour-intensive – the industry 
has been touted as one of the sectors the government should prioritise 
to increase work opportunities and revive the South African economy.

The Construction COVID-19 Rapid Response Task Team is an industry 
grouping that was convened specifically to charter a recovery plan for 
the construction sector. It incorporates the entire construction value 
chain, which includes suppliers, manufacturers, property developers, 
built environment professionals, and various contractors (main contractors 
and subcontractors).

Construction sector 
welcomes easing of 
lockdown under Level 3

at the Deeds Office. Sellers will receive 
payment of the proceeds of these sales, and 
estate agents will earn commission.

The regulations under Alert Level 4 do 
not explicitly state that estate agents are 
allowed to carry out inspections, but some 
have interpreted it to mean that agents may 
perform inspections for outgoing tenants  
as it is essential to refund deposits. This 
interpretation has seen estate agencies 
registering themselves at CIPC as essential 
services to perform this specific duty.

The National Property Practitioners 
Council has made recommendations on 
how the real estate sector could implement 
various safety measures to reduce the risk of 
spreading the virus. The real estate sector 
can operate with a very low risk of spreading 
COVID-19. Estate agencies can ensure that 
their workplaces have the required protocols 
in place to ensure strict compliance with the 
regulations by adhering to temperature 
screening, wearing of facemasks, sanitising 
and social distancing.

Furthermore, estate agents have not 
received income for some time. They only 
receive commission once a transaction has 
been registered, which takes approximately 
three months from the date of conclusion of 
the sale. The regulation to only allow estate 
agents to operate fully in Alert Level 2 will 
no doubt have dire financial consequences 
for them. They also do not qualify to receive 
UIF, as their income is commission-based.

Should the government agree to the 
amendment of the regulations under Alert 
Level 4 to permit the real estate sector to 
operate as an essential service, then the 
regulations should include the provision  
for estate agencies to register themselves  
as essential service providers with CIPC and 
obtain permits to operate. Each agency 
should then provide permits to its estate 
agents to perform their functions.

President Ramaphosa addressed the 
nation on 13 May 2020 and announced that 
business activity will be expanded allowing 
certain changes to Alert Level 4 regulations. 
We wait in anticipation for a ray of hope that 
due consideration will be given to the real 
estate industry to commence business.
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It is with these comments that Mike 
Saunders, CEO of DigitLab, introduced 
delegates to the subject of leadership in 

a COVID environment. He went on to 
share the insights that have helped him 
understand how to tackle leadership 
within the COVID experience, and to 
understand the difference between 
leading in a crisis (such as the one  

we find ourselves in) and leading in  
an opportunistic environment (similar to 

the one we’ve been living in for the past 
few years).

As leaders, we need  
to support the bigger picture
The government is dealing with issues of a 
massive scale and international consequence. 
As a country, we are not in this big picture  
on our own and in isolation. The fact remains 
that we need to deal with the virus in the 
most responsible way, a way that’s strong  
and powerful and that solves the problem  
in the long run. Organisations that ‘’buck’’ 
and break the system down by doing things 
out of desperation will be the ones to  
become detrimental to the rebuilding of  
our economy. Understanding how we fit  
into the bigger picture both nationally and 
internationally, helping to rebuild and being 
compassionate are all important pieces of 
our leadership responsibility. 

The idea of thinking  
hard and moving swiftly
In any crisis, our natural tendency makes it 
difficult to think clearly about anything that 
is happening. Added to this is the leadership 
anxiety – the awareness that the decisions 
we make will affect many people across the 
globe. To make things even more chaotic,  
we do not have a benchmark against which 
to compare ourselves in this crisis. We do not 
know whether we are dealing with it well, or 
if our business is doing well in comparison  
to other businesses or people who have 
experienced similar crises. We do not have  
a benchmark to understand whether we are 
doing well or not, if what we have done can 
be expected or whether we need to be doing 
more. All this tallies up and starts to play  
on our mind, creating massive amounts of 
anxiety and turning our mind away from the 
big picture. 

As leaders, we must find ways to be able to 
pull ourselves out of that, said Saunders. “We 
need to gather as much wisdom as possible, 
but we need time to think and deliberate to 
bring the best of ourselves to that fore. We 
need to force ourselves to work out of our 
considered mind-set rather than our urgent 
‘crisis’ mind-set.

“Once we have given ourselves the gap to 
think hard, we need to move swiftly and with 
confidence – because we do not have time to 

Leadership in a COVID environment

With massive uncertainty around how quickly the economy will recover, we  
are trying to get a handle on the scenario in which we find ourselves. Added to  
this is the health of our country and our planet. Being a large, medium or small 
enterprise has become difficult, and there is huge pressure on organisations  
to continue operating in this environment so as to minimise the impact on our 
economy. The post-pandemic world will place a huge amount of responsibility  
on our leaders…

Compiled by Maud Nale

“Once we have given ourselves  

the gap to think hard, we need to 

move swiftly and with confidence 

– because we do not have time to 

waste. We must solve the health, 

economic and societal issues, 

because the economy will not 

survive in its current state for long. 

Things must develop faster.”

DigitLab CEO Mike Saunders

http://www.mpdps.com/Property%20Review/PDFs/june2020/Mike_Saunders_COVID-19.pdf?target=_lightbox
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waste. We must solve the health, economic 
and societal issues, because the economy 
will not survive in its current state for long. 
Things must develop faster. We can do that  
in confidence because in a space of anxiety-
driven people, confident leadership will stand 
out. People will look to that and will walk 
with us on this road.”

The balancing act  
and creating order
“As leaders, we spend a lot of our time 
‘stripping people out of their comfort zone’, 
and into a space that is a little more chaotic 
and uneasy,” said Saunders. “But we know that 
if you have one foot in an orderly environment 
and one in a chaotic environment – the point 
at which you are stretched – it results in a 
balance, where people find the greatest sense 
of happiness. Our job, then, is to find a space 
in which our employees and team have one 
foot in each of these environment scenarios 
and are comfortably balanced within them.

“If we push them too far into the chaotic 
environment, they become anxious, start 
acting in an irrational manner, and stop 
moving and growing. As leaders, we need to 
create order so that our employees can find  
a sense of growth through this crisis, instead 
of anxiety and panic.”

Keep our vision alive
Saunders reiterated that the world is changing 
fast, and that we need to reasses the issues 
continuously to keep our vision alive, because 

the landscape continues to change daily. 
“Your vision for your business does not need 
to die because of COVID,” he said. “You do not 
need to push yourself so far into an essentially 
driven mind-set that you give up on your 
ideas. Your vision is one of the few things that 
might be able to create stability in your team. 
Keeping in line with that vision and making 
decisions that will enable us to execute on 
that vision has helped us create an incredibly 
solid team who are achieving things that 
most businesses are currently not achieving. 
So keep your vision alive during this process; 
do not let it die. Assess your business strategy, 
goals and tactics on a day-to-day basis in line 
with that vision. Do not let your vision die. 

“During this time, people are struggling  
to hold on to hope. Your vision as a business 
might be the only one that they have in their 
world right now. It could be one of the most 
compassionate things you could do for some 
of the people on your team, because it will 
give them a reason to wake up in the morning 
and to carry on with the things that matter.”

Priority transformation 
As things change, Saunders says that we  
will see a need for a certain set of priorities  
to come into business. He coined the term 
“priority transformation”, a process where 
leaders could be focusing their energy in 
more of an operational mind-set around the 
transformation that is necessary to start  
the survival process of coming through this 
economic environment.

“As leaders, we need to create order 

so that our employees can find a 

sense of growth through this crisis, 

instead of anxiety and panic.”
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The priorities that businesses will need to 
look at, and that leaders will need to navigate, 
are changing at an unprecedented pace. 
They include sales and marketing, product 
development and the virtual workspace.

Saunders believes that when the economy 
starts to grow, sales and marketing channels 
will become the most important channels in 
the success of our business going forward.  
In the digital word where content is king, he 
encouraged us to create processes internally 
that create good content, and to reignite 
conversations with our own community or 
target audience.

On the product development priority, 
Saunders advises that when leaders look at 
opportunities, they must look at people – 
what they want and need, and how they 
interact. Virtual workspaces pose a threat  
to the property industry, as businesses that 
have been forced into these realise that they 
can function within them.

As his presentation drew to a close, 
Saunders told the delegates that their job as 
leaders is to leverage every single available 
resource they have to do what they can – but 
that they are not expected to do more than 
that, because they cannot leverage more 
than the resources they have at their disposal. 

“We need to use every opportunity at our 
disposal to navigate our business through 
this process, and to get our teams through 
these tough times,” he said. 

“Do it where you are: with the people on 
your team, with your family and extended 
family, with the people around you. This is 
where you need to act with strength and 
compassion, and convey the sense that  
you are unbelievably confident about the 
direction of your business. Clarity will only 
come out of that thinking process as you 
create space for yourself, pull back, listen 
and assess the scenario you find yourself in 
on an ongoing basis.”

Virtual workspaces pose a  

threat to the property industry,  

as businesses that have been forced 

into these realise that they can 

function within them.
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In recent decades, crises such as natural 
disasters, armed conflicts and epidemics 

have disrupted education around the world. 
For example, in 2005, Hurricane Katrina in the 
US destroyed 110 of New Orleans’ 126 public 
schools. In the past decade, at least 2.8-million 
Syrian children have been out of school for 
some period; and in 2013, five-million children 
were out of school as a result of the Ebola 
epidemic in West Africa.

School closures affect students, teachers 
and families, and have far-reaching economic 
and social effects. This is especially the case for 
fragile education systems, and the negative 
effects will be more severe for disadvantaged 
learners and their families.

Finding alternative learning forms during 
this time is difficult – but not impossible. In 
response to COVID-19 school closures and 
adherence to social distancing, UNESCO  
and many governments and agencies have 
recommended the use of distance learning, 
open educational applications and online 
learning to reduce disruption to education.

Richer households are better placed to 
sustain learning through online strategies, 
although with a lot of effort and challenges 
for both teachers and parents. In poorer 
households, many children don’t have a desk, 
books, internet connectivity, a computer, or 
parents who can take on the responsibility  
of home-schooling. The disparity in access to 
digital devices and connectivity between rich 
and poor is immense.

While it’s necessary to institute educational 
programmes during this period, these will 
not replace regular school. Despite the best 
efforts of government, schools and parents 
there will be learning losses for almost 
everybody – and worsened educational 
outcomes for the poor.

We applied the learning curve scenario 
methodology developed by the World Bank 
to the South African Trends in International 
Mathematics and Science Study data to 
illustrate the patterns of expected learning 
losses over the next few months due to 
school closures and disruptions.

Impact of school closures on  
education outcomes in South Africa
By mid-April 2020, about 1.725-billion students around the world had been 
affected by the closure of schools and higher-education institutions in response  
to the coronavirus pandemic. According to the UNESCO Monitoring Report,  
192 countries have implemented nationwide closures, affecting about 99%  
of the world’s student population. This is unprecedented: the scale and  
complexity of what’s happening is entirely new territory

Dr Vijay Reddy

Professor Crain Soudien

Dr Lolita Winnaar

 

Provided by authors

First published by https://theconversation.com/impact-of-school-closures-on-education-outcomes-in-south-africa-136889
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Possible education outcomes
We plotted the kernel density learning curves 
for the 2015 study scores and a (hypothetical) 
reduced learning average across the 
distribution. We then plotted the kernel 
density curves for the fee-paying and no-fee 
schools, and the reduced learning averages 
for each.

We expect higher learning losses in no-fee 
schools. While we don’t know the exact value 
of the learning losses, these graphs illustrate 
that learning loss patterns will be different 
for learners in different school types.

In graph A, the solid line shows the South 
African learner mathematics achievement. 
The dotted line shows learner achievement 
profile because of learning losses. Graph B 
shows the expected learning graphs for 
current achievement and expected reduced 
achievement in no-fee and fee-paying schools.

We use the cut-off score of 300 to show 
the numbers of poorly achieving learners. 
The shaded portions in these graphs show 
the increased proportion of learners with 
very low achievement scores. The existing 
data show a larger proportion of learners in 
no-fee schools obtaining scores below the 
300 point cut-off compared to learners in 
fee-paying schools.

Our findings underscore the fact that 
disasters amplify the existing structural 
inequalities in society and worsen inequalities 
through an unequal recovery process.

Going forward
Parental and family support is important 
during this period. Parents and family  
must consciously and deliberately support 
children in completing a few hours of school 
work. A Human Sciences Research Council 
study on early educational environments 
found that close to a third of parents reported 
that they read books to their children and 
played with alphabets, number toys and 
word games – and half of them reported that 

they wrote numbers, watched educational 
TV and sang songs with their children. 

The patterns are different for learners in 
fee and no-fee schools. But home activities 
are happening, and parents have to be 
supported and encouraged to continue with 
educational activities.

It’s also important to start preparing for 
the recovery period when schools reopen. 
The curriculum must be simplified, targeting 
the areas in which learning loss will be most 
consequential for the following years. The 
sad and uncomfortable truth is that, for 
South Africa – with its low and unequal 
achievement scores – the longer social 
distancing remains in place, the 
bigger the learning losses will  
be for learners, especially the 
most disadvantaged, thereby 
deepening inequality.
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COVID-19: industry view

The COVID-19 pandemic and its effect  
on the commercial property sector
Ten weeks into the national lockdown, Property Review spoke to some  
of the industry’s decision-makers to get an idea of how the pandemic  
has affected the property sector

Listed property has always been viewed  

as a defensive asset class, a hybrid between 

bonds and equities. COVID-19 has dispelled 

this theory – or is the market mispricing this 

asset? And when will landlords and retailers 

see eye-to-eye on rental relief measures?

Business Day TV’s Michael Avery  

speaks to Estienne de Klerk, Chairman  

of the SA REIT Association and CEO of  

Growthpoint Properties; Amanda Stops,  

CEO of the South African Council of  

Shopping Centres; SAPOA CEO Neil  

Gopal; and Andrew Brooking,  

founding Director of Java Capital. 

8 May 2020

Together, we’re better

South Africa’s property industry has been navigating challenging economic 
conditions for some time – certainly long before COVID-19 reached our shores, 

putting both the lives and the livelihoods of the nation’s people at risk.
The tough times may have got tougher, but with the crisis, something positive has 

come to the sector – a collective voice. And it’s getting louder.
Through the Property Industry Group (PI Group), which is spearheaded by 

Estienne de Klerk, Chairman of the SA REIT Association and CEO of Growthpoint 
Properties, in collaboration with SAPOA CEO Neil Gopal and Amanda Stops,  
CEO of the South African Council of Shopping Centres (SACSC), most of South 
Africa’s commercial property owners gathered on a common platform to share 
their pain points, and to work together to navigate the industry through this 

unfamiliar territory.
“The South African commercial property sector not only contributes significantly 

to the country’s GDP, but also impacts society greatly in terms of the economy, tax 
revenue and employment,” says De Klerk. “It is responsible for more than 300  000 
direct jobs and indirectly in sectors such as security, cleaning, technical services, and 
building and construction.

“Despite this, there is minimal representation for the sector when it comes to the 
relevant government departments, and the policies and regulations governing the 
industry. The COVID-19 pandemic and subsequent lockdown heightened the need 
for us to have a voice. The concerns and challenges experienced by property owners 
need to be heard in order to find workable solutions to the effects of the pandemic 
on our economy.”

Estienne de Klerk, Chairman of the SA REIT Association 

and CEO of Growthpoint Properties
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Coordinating a response to the COVID-19 pandemic on behalf of some of the 
country’s largest property owners, the PI Group has become well recognised for its 
proposed retail tenant rental relief and assistance guidelines.

“It was a priority for us to come up with a workable solution for our tenants, where 
protecting small businesses and the jobs they create was of the utmost importance,” 
says De Klerk. “By developing rental relief packages, we were able to provide both 
property owners and tenants with a reasonable view of what to expect over the next 
few months. This was only one of several work groups created within the PI Group, 
with additional work streams centred around finance and funding for the industry 
going forward, tax and accounting regulations, municipal rates and taxes relief, and, 
of course, how best to reopen our shopping centres, another major contributor to 
GDP, with shopper safety top of mind.”

As South Africa’s largest REIT, with more than 550 assets globally, Growthpoint 
Properties has welcomed the progress made by the PI Group so far, and De Klerk 
believes that there could be a place for an umbrella industry body such as the PI 
Group to represent several property industry bodies going forward.

“The property industry is perhaps one of the largest industries in the country, and 
there is a proliferation of lobby groups operating on behalf of the sector,” he says. 
“Despite this, our representation isn’t what it should be. Growthpoint Properties is 
actively involved in many of these groups, and I think what we have all realised is that 
there is power in collaboration. There are now a few hundred participants in the PI 
Group, combining our skills and providing a space for property owners to network.”

Following the guidelines set out by the PI Group, Growthpoint Properties has 
committed to offering effective relief to qualifying tenants. Taking its duty to support 
small businesses even further, the company has extended the same principle to  
its suppliers.

“We also need to look at the businesses that provide support services, and we are 
committed to continuing our financial obligations to them, despite the interruption 
to the services they provide,” says De Klerk. “We want to make sure that these 
businesses are able to continue employing their staff. I feel that, as the country’s 
largest REIT, we have a duty to the property industry to be actively involved, to lead 
by example and to act responsibly – and not just for our own benefit or that of 
the sector, but for the good of society as a whole. The past few months have 
been especially tough, but we can see a way forward. To make it work, we 
need teamwork – not just as the property industry, but with the support of 
the government and the rest of the South African private sector.”

With COVID-19 and the related uncertainty continuing to weigh heavily 
on businesses, Redefine Properties (JSE: RDF) has announced a 32% 

fall in its distributable income per share for the six months ended 29 February 
2020, to 33.46 cents from 49.19 cents in the prior comparable period. While this 
was mainly due to the need for prudence in recognising offshore dividend streams 
in the face of the lockdown and global volatility, the local portfolio held up well, 
with the tenant retention ratio at a pleasing and competitive 96%.

Redefine CEO Andrew Konig says that, given the unprecedented and evolving 
market conditions, property fundamentals will be challenged domestically and 
globally for the rest of 2020 and beyond. A “tale of two halves” for the 2020 financial 
year can therefore be expected. 

Industry to be challenged for the rest of 2020

Redefine Properties CEO Andrew Konig
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“We are making decisions and 
adapting to new rules in an environment 
where the knowns are outweighed by 
evolving unknowns,” he says. “So while 
we cannot provide distribution guidance 
yet due to this evolving, fluid and 
dynamic situation, we also see this as  
a unique opportunity to change the  
way we do things in order to drive our 
business forward and position ourselves 
to add stakeholder value.”

Redefine remains anchored by a 
diverse property asset platform valued  
at R89.2-billion, and its local portfolio is 
complemented by property investments 
in Poland, the UK and Australia.

The company continues to make inroads into realising value, with disposals during 
the period amounting to R707-million and with R1.9-billion deployed into property 
assets. In South Africa, the active portfolio vacancy rate increased marginally during 
the period to 6%, from 5.7% in the same 2019 half-year period. 

The operating-cost margin increased to 36% of contractual rental income, from 
34.7% in the comparable half-year period in 2019.

Refurbishments completed during the period were at 155 West Street, costing 
R168.5-million, as well as at Kenilworth Centre, Knowledge Park and Sammy Marks, at 
an aggregated cost of R87-million. Current redevelopments in progress amount to 
R29.1-million at Black River Park and The Towers.

Redefine Financial Director Leon Kok says the current environment demanded 
that the company adopt a “manage for liquidity and sustainability, not for profit” 
attitude. This means that Redefine had to be extraordinarily prudent in terms of its 
approach to revenue recognition and how it manages its balance sheet.

“Historically we relied on underlying dividend income streams, which were 
forthcoming mainly from our international investments,” he explains. “However, due 
to the massive crosswinds, conventional thinking has had to be pushed aside.”

During this period in particular, impairments on offshore holdings have played  
a key role in the financial results. This occurred in line with requisite international 
financial impairment testing standards due to ongoing global volatility and 
uncertainty. The carrying amount of EPP, for instance – in which Redefine holds 
45.4% – was impaired by R442.4-million. 

The carrying amount of RDI REIT plc, in which Redefine holds 29.4%, was similarly 
impaired by R121.5-million.

In addition, the constrained local economic conditions and lack of catalysts for 
meaningful recovery necessitated the impairment of goodwill and intangible assets 
totalling R5.6-billion. 

“The upshot of this is that our net asset value now only represents tangible assets, 
and this impairment has no impact on the loan-to-value ratio,” says Kok, adding that 
Redefine is satisfied that there is sufficient headroom to absorb unexpected 
headwinds and impacts on revenue.

“We have sufficient liquidity to absorb pressure and continue to place the highest 
priority on managing our loan-to-value ratio – which is now at 44.2%, from 43.9% in 
August last year,” he says. “The prudent action we have taken will stand us in good 
stead as local conditions improve going forward.”

“We have sufficient  
liquidity to absorb pressure 

and continue to place  
the highest priority  

on managing our loan- 
to-value ratio.”

Andrew Konig talks to Business Day TV

4 May 2020
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L2D welcomed initial national lockdown

South Africa continues to grapple with the effects of COVID-19, and Liberty 
Two Degrees (L2D) welcomed the initial national lockdown enforced by 

the National Coronavirus Command Council as the most effective way to 
limit the spread of the virus and save lives. 

But with a rapidly growing impact on the global economy, financial 
markets are taking strain and businesses are being severely negatively 
affected locally. L2D is now part of an urgent appeal to President Cyril 
Ramaphosa to re-open the economy in a responsible manner so that a 
sustainable South Africa can be created.

“L2D is a South African retail-focused REIT,” says L2D CEO Amelia Beattie. “To 
date, the implementation of our business continuity measures has worked 
according to plan as we strive to maintain adherence to government guidelines in 
keeping people as safe as possible across all touch-points in our business.

“The impact of COVID-19 and the lockdown on our business is having severe 
impacts over a wide range of stakeholders. We have communicated to the market 
that the turnover of retail tenants has been negatively impacted by the lockdown, 
and the subsequent drag on the rental income in our business. Given the current 
difficulty in estimating the exact impact on net property income, we have withdrawn 
our distribution guidance for the 31 December 2020 financial year. 

“Considering current information in a very uncertain period, our conservatively 
managed balance sheet with gearing of 18% affords the business a significant buffer 
to the cash-flow impacts expected in the short and medium term.

“Prior to the national lockdown, South Africa experienced a low-growth economy 
and a sluggish retail environment – key contributors to the elevated pressures faced 
by consumers and tenants. L2D, however, delivered a credible set of financial and 
operational results for the 2019 financial year in a difficult environment. This result 
was due to the underlying quality of the assets, supported by the drive and passion 
of the team in the implementation of the key strategic initiatives. The most notable 
of this is our low vacancies of 2.3% at the end of December, and the trading density 
growth of 3.6% led by Sandton City at 9%.”

Commercial property industry faces certain challenges
As has been mentioned by Estienne de Klerk, the commercial property sector makes 
a significant contribution to South Africa’s society, economy, tax revenue and 
employment figures. It is responsible for more than 300  000 jobs – directly, and 
indirectly in sectors such as security, cleaning, hygiene and technical services, as well 
as building and construction.

The industry currently faces a number of challenges arising from the COVID-19 
pandemic. Many retail businesses were hard-hit during this time, as they complied 
with South Africa’s lockdown regulations in the face of COVID-19. Retail business 
were forced to temporarily halt operations altogether, while those that are considered 
essential – such as supermarkets and pharmacies – faced a host of new challenges to 
create a safe shopping environment for customers and staff.

In its quest to address industry-related challenges arising from COVID19, the PI 
Group, formed by bringing together members of the major representative bodies for 
real estate in South Africa, announced an industry-wide assistance and relief package 
for retail tenants that are hardest-hit by the pandemic. Although its primary focus is 
on SMMEs across all sectors, the group has also included providing support to large 
retailers affected by the lockdown.

Liberty Two Degrees CEO Amelia Beattie

“We continue to regularly  
engage with tenants, service 

providers and the property 
industry in assessing the  

impact of the lockdown on  
the business, and in assessing 
measures that may mitigate  

the impact on all stakeholders.”
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Furthermore, South Africa has recently seen a downgrade of its investment credit 
rating to junk status, which has been followed by a sell-off of local listed equity  
and bonds.

Cautious optimism over new opportunities
“We head into a more cautious new normal that presents our business with new 
opportunities,” says Beattie. 

“To counter the retail trends, and to futureproof our assets and set them apart in 
the market, in 2018 we introduced five strategic building blocks: smart spaces 
(embracing technology), on-demand spaces (creating the ultimate convenience), 
good spaces (which minimise impact on the natural environment), inclusive spaces 
(promoting health and wellbeing), and immersive spaces (creating vibrant and 
diverse spaces with experience at the heart). The five building blocks sharpen the 
focus of our efforts and business activities on strengthening the resilience and 
performance of our portfolio in challenging market conditions, creating unique 
experiences in our environments to attract customers to our assets, driving organic 
growth, and countering retail trends while futureproofing our assets and preparing 
the business for an ever-changing retail environment. 

“The ongoing implementation of our strategic building blocks has set our portfolio 
in good stead and has provided a solid support to our asset base in a challenging 
environment. Our 2019 operational results are testimony to this, and we aim to 
accelerate this work into the future.”

Adherence to government guidelines
L2D strives to maintain adherence to government guidelines in keeping people as 
safe as possible across all touch-points of the business. The company has established 
a Crisis Leadership Team to direct its response to the COVID-19 pandemic and to 
promote the wellbeing of the entire community. The objective is to support L2D’s 
customers, tenants and service providers, as well as safeguard its employees and assets.

“L2D is committed to contributing to society’s efforts to curb and slow the spread 
of the virus,” says Beattie. “In response, we have implemented several measures 
including, with immediate effect, additional hygiene protocols throughout our 
portfolio. This is supported through visible and focused communication on physical-
distancing practices.

“To support our people and keep them safe, our head office remained closed 
during the national lockdown while deep-cleaning and fogging measures continued. 
All L2D people are enabled to work efficiently from home, while regular team 
engagements remain in place through virtual platforms.

“Our team engages regularly on new ways of working, with a collective effort in 
place to explore what will and will not work in the new normal.”

Taking work patterns into the workplace post-pandemic
“We have had to embrace physical-distancing practices while ensuring business 
continuity,” says Beattie. To this end, the company has embraced new ways of working, 
which present numerous opportunities. These include:

In the short term –
 ● Measures that ensure safety such as hygiene, cleanliness and sterilisation of all 
office equipment, as well as testing of all employees as a safety precaution. This 
includes, among other things, making the office a place of engagement and 
experiences rather than a place to work.

“L2D forms part of the Property 
Industry Group, which seeks to 
address the property industry-

related challenges arising  
from the COVID-19 pandemic.  
This complex social, political  
and economic time calls for  

strong and decisive leadership.  
L2D is also privileged to be part  
of the initiatives of our parent 

companies, the Liberty and 
Standard Bank groups.  

The leadership support of  
these organisations has meant  

that we have been able to focus on 
direct initiatives for our business 

during this time.” 
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In the medium term –
 ● Gradually changing the office space to allow for physical distancing in line with 
World Health Organization parameters. This means spreading out workstations, 
and making them less formal and more collaborative 

In the long term –
 ● Continuing with measures currently in place to ensure the safety and security of all, 
while adapting policies and using technology to work smarter.

L2D has also, in the process of adapting, adopted five key trends as recommended by 
Robert Walters, to help bridge the gap between employer and employee expectations. 
These are: 

1. Thinking holistically when building a smart workplace for the future
Creating a total solution around the employee experience to successfully establish a 
smart workplace.
 
2. Identifying the business focus and employee concerns in the digital workplace
Understanding employee concerns and creating a work culture that inspires and 
encourage the workforce to embrace the change.
 
3.  Adjusting the mind-set to empower employees with autonomy  

through flexible working
Recognising the needs of the employees and finding ways to mitigate managers’ 
concerns are essential if the policy is going to meet individual needs and drive 
employee motivation.
 
4. Understanding that user experience is key to achieve an efficient workspace
Most employees prefer a semi-open space, with a combination of shared and private 
areas, as it allows for both collaboration and for more privacy to focus when needed.
 
5. Communicating the smart workplace effectively to attract talent
Promoting the smart workplace is an effective way for businesses to attract new 
talent by including details in their external communications, such as on their website 
and at job interviews.

“We have also endeavoured to encourage a buddy system among our people, where 
people are paired up to ensure each other’s wellbeing,” says Beattie. “We aim to foster 
a platform that encourages openness over and above the typical human capital setting.

“As supporters of the International Mind the Gap campaign (which calls for physical 
distancing rather than social distancing), while we can’t physically be present and  
are called to be apart, L2D calls for unity – an expression of community by standing 
in solidarity. We call for each one to reach one. While we will remember this to be  
a time when we stayed at home to develop a new skill, finish a book, plant a tree, 
nurture our children, form a new habit, and heal the Earth, we believe that generosity 
is infectious, and that in the spirit of solidarity the learnings should be extended to 
those who are not afforded the same opportunities. 

“We aim to reflect and repurpose, making truly experiential spaces that benefit 
future generations a reality far beyond our time. And we want to extend this notion 
to our current circumstances while serving humanity right now, taking into account 
our new-found normal.

“We aim to reflect  
and repurpose, making 

truly experiential spaces 
that benefit future 

generations a reality  
far beyond our time.”
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“We are committed to stand in solidarity, to give back, to do things differently, to 
forge new experiences, and to forge a new economy as called for by our president. 
Our shared task, as we stand in solidarity, is to be a responsible corporate citizen for 
the good of our nation. 

“The next six months will continue to bring fast-paced change, and we will need 
to adapt with agility and care. We need to keep our eyes open for opportunities – but 
it will remain important to continue with the practices that have been put in place 
during the lockdown. The most important thing will be to remain focused on what 
businesses are about, and to be disciplined about executing the basics well. The next 
six months will remain tough, but we need to see it through by ‘holding our nerve’ 
and acting with humanity. 

“Now more than ever before, our chief responsibility as leaders is to look after the 
environments that we have been entrusted with. The past two months have been 
about ruthlessly fighting for our businesses, and the health and wellness of all our 
people; however, we have also been able to form strong new relationships and  
work together in ways that were there before. I would like to see this continue as we 
navigate through the new world and the new normal. I hope the planet continues to 
share its life and its beauty, but its message to us is clear: ‘You are not necessary. The 
air, land, water and sky are fine without you. When you come back, remember that 
you are my guests, not my masters.’

“Our journey into unprecedented change continues, and the wise words of Viktor 
Frankl may provide some relevance in this time 

‘When we are no longer able to change a situation, we are challenged  
to change ourselves.’ 

‘In some way, suffering ceases to be suffering at the moment it finds  
a meaning, such as the meaning of sacrifice.’

“It is therefore of critical importance that we lead our organisations and the 
property sector at large in a new purpose – and that we make that purpose real and 
tangible for every community it serves.”

“The next six months  
will continue to bring  

fast-paced change, and  
we will need to adapt  
with agility and care.” 

Every crisis presents an opportunity

According to Ben Kodisang, founder and CEO of ALT Capital Partners,  
“Every crisis presents an opportunity, depending on your vantage  

point. The COVID-19 pandemic will be bad for large retail centres, but not  
so bad for convenience and local centres. Offices will be under pressure  

down the line as companies start adjusting their behaviour post-COVID-19. 
Residential and housing will do well as the systematic backlogs in this space start 
to be addressed.”

Kodisang’s reaction to the initial lockdown was that it made sense for medical 
reasons, and allowed us as a country the space to prepare ourselves for the wave  
that is about to come. “But as we had into Alert Level 3, I am hugely concerned about 
the economic impact of the lockdown, as well as the potential social unrest if the 
economy is not opened soon enough in all the low-risk areas and carefully in the 
high-risk areas,” he says.

“The lockdown has stopped our capital-raising activities and created a liquidity 
crisis within our underlying investments. If there are further delays in opening up, we 
will suffer a few casualties from the current liquidity situation.

“South Africa was already in a recession before the lockdown. The combination of 
Eskom’s load shedding (which resulted in inconsistent power supplies) and our credit 

ALT Capital Partners founder and CEO Ben Kodisang
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downgrade (which increased the cost of money) resulted in the perfect storm – 
which the lockdown took over the edge to create a liquidity crisis.

“We know that the South African economic climate is not being helped by the 
pandemic. The main challenge for the industry at the moment is collections, which are 
under severe pressure. The company bankruptcies and liquidations that are inevitable 
about to start will further put pressure on occupancies. Both these variables are 
going to put valuations under pressure, and the industry is likely to experience 
severe property write-downs with significantly reduced distributions to shareholders.

“I know times are difficult and challenging, for us and for our tenants. A lot of 
empathy will be required to navigate the near-term challenges. But in the long term, 
there is an exciting opportunity to re-imagine and repurpose our buildings to the 
new-norm post-COVID-19.

“The next six months will be especially tough. We will be going through the eye  
of the COVID-19 storm with deaths, company bankruptcies and liquidations, and 
possible social unrest as poverty hits the population hard. We just need to remember 
that this too shall pass, and do whatever we can to help those in need.

“In the meantime, we will continue to do what the medical experts and the 
government are advocating – staying at home, working from home and leveraging 
technology for communication. Physical distancing and cleaning protocols are in 
place for those needing to work from the office.

“There are some positives that have come out of this situation. While we have 
been working from home during the lockdown, we have increased our awareness of 
video-call facilities such as Zoom and Microsoft Teams. In some cases, we have had 
to upgrade our fibre facilities to handle greater bandwidth consumption. Productivity 
has increased – but so have our levels of exhaustion, as our brain works overtime to 
form human connections through the challenges of a computer screen. Yes, we do 
think this is the new normal…”

In the long term, business will become  
better – and more efficient

Izak Petersen, CEO of Dipula Income Fund, initially thought that the 
country would not move beyond or extend the initial lockdown, which 

was supposed to come to an end on 16 April 2020. 
“At the beginning of the lockdown, although I had been following 

developments overseas, the enormity of what was happening was still a bit 
distant,” he says. “I did not anticipate that it would be anything like what we are 
experiencing at present.”

As a company that operates exclusively in South Africa, Dipula Income Fund has 
experienced lower and slower rental collections, potential business failures for some 
SMMEs and delays in the execution and completion of projects (which has huge cost 
implications for the business. 

“But I believe there will be positive and negative long-term effects on our business,” 
says Petersen. “In the short term, the situation poses heightened liquidity and 
vacancy risks; in the long term, it will lead to a more efficient, more technologically 
advanced and more flexible business approach. We believe that our portfolio will 
weather this storm, given its quality and defensive nature.”

Overall, Petersen is positive about Dipula’s position. “Dipula’s vacancies are at  
an all-time low, and our portfolio has been materially improved since listing,” he  
says. “Although things were slow economically prior to the lockdown, the business 

Izak Petersen, CEO of Dipula Income Fund
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was in good shape – especially since internalising management. We have good 
people working for us, and we have upped our operational game significantly. 

We are also building our affordable residential rental portfolio, which has 
further advanced our status as owners and managers of a defensive,  

quality portfolio.
“The commercial property sector as a whole is facing potential tenant 

defaults as a result of some of our tenants not being able to trade for 
extended periods of time. We also need to deal with slow debtor 
collections on the back of deferred and discounted payments during 
lockdown. But our obligations to suppliers and financiers will have to be 

serviced during this period, regardless of tenant fallouts.
“We have added operational obligations relating to compliance with 

COVID-19 regulations. We are experiencing delays on projects. Debt funding 
and equity will be hard to come by because of market liquidity constraints and  

a significant discount to NAV that listed property is trading at.
“We regard our tenants as our partners, and we are keeping up transparent and 

regular communication with them. Their survival is our survival – so we make sure 
that we assist where we can. Our teams pay regular visits to operating sites, and 
ensure full and uninterrupted service to tenants. The more we understand our 
tenants, the better we can service and assist them – and our team has pulled out all 
the stops in this regard.

“In the short term, we face the stated challenges. In the long term, our businesses 
will become better and more efficient. We will be adjusting our business model in 
response to market dynamics; this will include flexibility and relevance.

“Dipula owns convenience centres (which will be less severely affected in relative 
terms) and has lower exposure to offices. Our team is highly skilled and adaptable, 
and able to exploit opportunities that will emerge from the new environment. We 
pride ourselves on having repositioned one of the most challenging portfolios into a 
quality portfolio in just five years. We are up for this challenge, and we look forward 
to the next few years of adapting and growing.

“We are operating in line with COVID-19 regulations in terms of workplace 
protocols, and have introduced additional safety protocols at our office and at our 
properties. Most of our staff are still operating from home. So far, we have had no 
infections, but our staff is well informed and motivated, and we are all putting in 
extra effort during this unprecedented time. I thank all our people for their tireless 
and energetic efforts.

“We actually surprised ourselves with how quickly we got everybody set up to 
work remotely, and how quickly our people adapted. Because we own a nationwide 
portfolio, this has been a bit of a blessing in disguise, 
because our systems are now adapted in a way 
that allows for flexible and remote working 
arrangements in the future.

“While the next six months will be 
challenging as we deal with the short-
term effects of COVID-19, six months is a 
short period in the life of a company. This 
too shall pass. We will live to tell the tale, 
and come out on the other side with better 
businesses. Property will never disappear – 
it will just be used differently. With innovation, 
we will continue to create and unlock value.”

“We regard our tenants  
as our partners, and we  

are keeping up transparent 
and regular communication 

with them. Their survival  
is our survival – so we make 

sure that we assist where 
we can.”

“We actually surprised 
ourselves with how quickly 

we got everybody set up  
to work remotely,  
and how quickly  

our people adapted.”
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Considering the way in which the 
pandemic spread like wildfire across the 

globe in no time at all, and the dramatic 
impact it has had on society (and history, for 
that matter), the construction industry was 
one of many that had to respond practically 
overnight by putting in place emergency 
processes to safeguard people in the 
workplace. And the industry was one of the 
forerunners to be allowed back to work 
during Alert Level 4, albeit on a reduced 
scale of projects.

Planning for the arrival of  
COVID-19 in South Africa
“We started tracking the increase of COVID- 
19 cases in China during mid-January,” says 
Craig Laskey, Group HSE Executive for GVK-

Siya Zama. “By early February, we were 
monitoring the situation on a daily basis, 
and starting to develop various scenarios 
around the probable arrival of the pandemic 
in the country.

“By March we had completely reshaped 
our health and safety frameworks according 
to the guidelines presented by the World 
Health Organization. It was clear that the 
virus was blazing a trail across the globe,  
so we started communicating with staff, 
issuing protocols and implementing basic 
precautionary measures, such as hand-
sanitising stations in our offices around  
the country. We would like to believe that 
this early adoption of prevention protocols 
went a long way towards safeguarding 
our employees.

COVID-19 shines a spotlight on  
health and safety in construction
Although the construction industry is known to be at the forefront of risk mitigation  
as it follows very strict processes in line with stringent health and safety laws, 
COVID-19 has highlighted the critical role that safety, health, environment and  
quality (SHEQ) plays in the sector. As the old adage goes, ignore it at your peril…

By Craig Laskey, Group HSE Executive for GVK-Siya Zama
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“Communication with clients as a key 
stakeholder group was critical – and it was 
actually through one of our clients in the 
education sector that our COVID-19 plans 
were put forward as a template for the 
Construction COVID-19 Rapid Response 
Task Team.” 

The industry-led task team, comprising 
construction sector bodies, consultants and 
professionals, and various suppliers to the 
industry, has since lobbied government on 
a range of COVID-19-related matters, not 
least of which have been the plans to place 
the industry in a state of readiness to return 
to work safely. 

Operating in a COVID-19 era
As is the case with any other business, the 
construction industry’s biggest challenge is 
to remain operational. “Directly and indirectly, 
we employ thousands of people who – by 
extension – support thousands more South 
Africans,” says Laskey. “This crisis has 
demanded that we present a united front  
in policy matters to ensure our collective 
survival. Even before the virus struck, the 
industry was in dire straits; it could barely 
survive another deadly blow.

“For GVK-Siya Zama as a company, the virus 
has brought home many valuable lessons, 

and sparked innovation and creativity. It has 
forced us to combine government policy and 
strategy with lessons learnt barely weeks 
before in First World countries, to ensure 
that we do everything in our power to 
protect our workforce.

“In addition to stringent controls handed 
down by the central government, we have 
revised many critical aspects of our business, 
including the transport of employees, access 
control at our offices and on site, medical 
screening and surveillance, social distancing 
in the workplace as well as decontamination 
and sanitising.”

He adds that GVK-Siya Zama is also 
placing emphasis on employee wellness by 
conducting an employee survey to assess  
a range of factors. These include emotional 
and financial wellbeing, leadership and 
communication as well as productivity and 
barriers thereto while working from home 
during lockdown. 

He believes that the world will continue 
to reel from the effects of COVID-19, which 
made an indelible mark on our lives forever. 
“For a long time to come, all efforts will  
be focused on health measures in the 
workplace,” he says. “In no small measure, it 
will require out-of-the-box thinking about 
the way in which we work as an industry.”
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Today, the South African property index 
finds itself 45% down for the year to  

date, with yields of around 18% as a result of 
widespread, largely indiscriminate selling. 

Unsurprisingly, given the lockdown, the 
retail sector is stacking up to be the 
hardest-hit by COVID-19 in the short 
term, not only because consumers  
are being forced to stay at home, but 
also because of the significant knock-
on effect this is having on the ability  

of non-essential retail tenants to meet 
their overheads in the face of non-

existent income.
Against this backdrop, rental payments 

are now being viewed by many retailers  
as the first line of financial defence – this 
despite President Ramaphosa insisting that 
businesses are not entitled to exercise force 
majeure in order to avoid rental payments. 
The extent of the situation and the 
aforementioned knock-on effect become 
apparent when you consider that the 
decision to withhold rent payments is being 
made by national retailers such as Pepkor, 
Dis-Chem and the Foschini Group.

The potential economic fallout from 
COVID-19 could be sizeable. Unemployment 
concerns aside, the property sector – of 
which retail is a significant component – 
contributes more than R16-billion in tax 
revenue (about 1.2%) to the national fiscus 
every year. In addition, listed property makes 
up a meaningful portion of the portfolios of 
most large pension funds in South Africa, 

and retail assets such as shopping centres are 
key components of these property funds.

Shopping centres also play a large societal 
role in South Africa, not only providing goods 
and services, but also serving as information 
hubs and social gathering points. So while 
the impact of large-scale rental defaults will 
certainly be felt directly by landlords, we 
expect the indirect repercussions to extend 
to all areas of society, including consumers 
and private and institutional investors.

Given that the listed property sector in 
South Africa has an interest coverage ratio  
of about 3.5 times, it does have a way of 
cushioning any earnings decrease in the 
short term. This means that landlords have 
the option of mitigating the fallout by 
tapping into their financial lines, and allowing 
financially challenged tenants to leverage 
property company balance sheets until the 
lockdown is lifted and a measure of normalcy 
is restored to the economy. This assistance 
could take the form of rental discounts or 
rental deferments that could work similarly 
to an interest-free loan, with set repayment 
terms for the tenants involved.

To its credit, the retail property industry 
has already responded in this way. The 
Property Industry Group, a collective formed 
by the major South African real estate 
representative bodies (including SAPOA, the 
SA REIT Association and the South African 
Council of Shopping Centres), implemented 
an assistance and relief package for tenants 
facing revenue challenges as a result of the 

Collaboration between landlords  
and tenants key to the continuation  
of South Africa’s retail property sector
It is now clear that the coronavirus pandemic and widespread lockdown responses have 
negatively impacted global economies, and will likely continue to do so for some time to 
come. In South Africa, this negative impact has hit the property sector especially hard, 
given that it was already under pressure before the outbreak

By Ridwaan Loonat, Property Analyst at Nedbank CIB 

Ridwaan Loonat, Property Analyst at Nedbank CIB
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lockdown. While the relief package is 
primarily aimed at SMMEs with an annual 
turnover of up to R80-million), larger tenants 
are also able to participate.

The primary objective of the relief  
package is to enable retailers to preserve 
jobs. Helping them to cover their rent is  
a key factor in this, because it ensures their 
survival and releases rental money to 
continue paying for other operating costs.  
To qualify for the package, retailers have to 
commit to no retrenchments during their 
relief period; in return, they are assured that 
they will not face eviction from their 
premises for the same period. Participating 
landlords will offer discounts, deferments or 
waivers of store and parking rentals as well 
as other operating costs.

While many of these retailers are – 
understandably – focused primarily on 
surviving the crisis and limiting job losses, 
the importance of acting responsibly and 
honestly when dealing with their landlords 
cannot be overstated. The relief efforts of 
property owners and collaborations must 
benefit those who most urgently need  
them. While landlords may research the 
financial challenges facing tenants that  
seek assistance from them, the situation  
also opens the door to less-than-honest 
responses. Stores that have the means to 
survive COVID-19 with little or no assistance 
must embrace their responsibility to do so, 
whether it be by claiming against business 
continuity insurance policies, delaying 
further capital expenditure or finding other 
innovative ways of reducing costs until full 
operations are restored. And where larger 
corporations are able to provide assistance 
to those in need, they have a clear 
responsibility to do so, to ensure the survival 
of the South African economy.

This is not the time for opportunism –  
nor is this the time for hard-headedness  
or litigation. Collaboration, empathy and 
mutual respect are the keys not only to 
ensuring that retailers and landlords survive 
this crisis, but also to emerging from  
it stronger, more resilient and more 
understanding of one another’s businesses 
and challenges.
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For me, the past few weeks have been  
an emotional roller coaster. From being 

worried about my family – currently spread 
across three continents – to daily highs  

and lows in business, it’s been the most 
stressful time since I co-founded our 
business eight years ago. 

As an entrepreneur, I’m wired to 
look for silver linings. This is what 
keeps me going. They say necessity  
is the mother of invention – read 

innovation – and there has never been 
a time when this has been more true.  

So I thought about what could be seen as 
big opportunities to come out of this crisis, 
and what that means for us as entrepreneurs.

Here are four key megatrends I’m following, 
and the opportunities they represent for us.

Accelerated adoption  
of digital commerce
Digital commerce is the buying or selling, 
development, marketing and servicing of 
any product or service via a digital channel 
such as a website, an app, phone, email  
or SMS. The adoption of digital commerce  
is being accelerated at a massive pace.  
What billions of dollars of marketing and 
promotional budgets have not been able to 
do, social distancing and lockdowns have 
helped to achieve.

People who previously had inhibitions 
about buying online are suddenly forced to 
do so. This inspires them to see the benefits 
of digital commerce and the convenience  
it brings to their lives. These are the new 
converts, the so-called “late majority” and 
“laggards” on the technology adoption curve. 

This massive shift in consumer confidence 
and comfort with digital commerce is a 
game-changer in many ways. It potentially 
means the death of certain industries and 
segments, while representing a once-in-a-
lifetime opportunity for many start-ups.

The business mind-set is changing at  
an incredible pace as well. Businesses that 
previously only considered e-commerce are 
suddenly going online in a matter of days.  
At Peach Payments, we saw record numbers 
of new accounts in March, and again in April. 
Across market segments – from retail and 
digital learning to fitness and even traditional 
financial services – we’ve onboarded new 
clients in almost every vertical in the past two 
months. This is a reflection of the need to make 
digital commerce and digital transformation 
a priority, rather than a great soundbite. 

While companies around the globe are 
cutting jobs, digital commerce businesses 
are seeing a record jump in demand. Amazon 
is hiring 100  000 workers. Microsoft Teams, 
Slack and Zoom are adding millions of users  
per week. Here in South Africa, we are seeing 
businesses such as OneCart, Bottles, Quench, 
UCOOK and Sixty60 by Checkers experience 
phenomenal adoption and growth.

Another massive area of growth for 
businesses will be in consumption of services 
in the home. Fitness is a big example of this. 
We’re seeing gyms and trainers offering 
digital classes to their members via apps 
such as Zoom while everyone is confined  
to their houses. Once again, this is breaking 
mental barriers for the consumers: they are 
learning that these activities can be done at 
home, and can be effective.

Why there are opportunities in a crisis  
for entrepreneurs
There is no doubt that, from a human and economic perspective, the COVID-19 
crisis is devastating for the world, says Rahul Jain, co-founder of South African 
fintech start-up Peach Payments

By Tom Jackson

Peach Payments co-founder  

Rahul Jain

https://www.peachpayments.com/#/home
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I am excited about this acceleration of 
digital commerce. At Peach Payments, we  
are helping these entrepreneurs succeed by 
removing friction in the payment experience. 
Many of these businesses already use Peach 
Payments, and we are currently collaborating 
on new services to smooth out the inevitable 
rough spots resulting from rapid growth. I’m 
grateful to be in the right place at the right 
time – I will never take that for granted. 

Decentralisation
The second big megatrend emerging from 
this pandemic is the decentralisation of work 
and government. Businesses now understand 
that working from home is not that bad for 
productivity. In fact, many businesses have 
seen increased engagement and commitment 
from their employees. The biggest surprise 
for me – and the biggest potential for radical 
change – is the adoption of decentralisation 
by governments across the globe. 

Whether it is for continuity of services 
during such crises or on a more permanent 
basis, the mere fact that businesses and 
governments are being forced to open their 
minds to these possibilities is intriguing and 
exciting. Business leaders who were once 
sceptics are quickly turning into believers. 
TCS, India’s biggest IT-services company,  
has announced that it expects 75% of its 
450  000-strong global workforce to work 
outside an office by 2025.

While decentralisation of work won’t work 
for every business or sector, it can be a boon 
for many:

 ● Businesses will more confidently  
build global teams. 

 ● Living in close proximity to the company 
office will no longer be a requirement.

 ● Cost savings will emerge as businesses 
can cut down on the amount of real 
estate they rent.

 ● Better work-life balance may lead to 
happier and more engaged teams.

Rise of digital learning
The impact of COVID-19 on education has 
been felt globally and has been quite severe. 
Almost 1.38-billion learners around the world 
are impacted by the crisis. At this point it’s 
difficult to say when and how students will 
return to schools and university campuses. 
Much of this will also differ across countries 
– and we’re already starting to see some of 
these differences in national strategies. 

Denmark is opening up schools for kids up 
to the age of 11, while in India, South Africa 
and South Korea, schools remained shut at 
the time of writing. The Chinese government 
instructed 250-million students to resume 
learning using online platforms, and on 10 
February, 730  000 out of the total 900  000 
primary- and secondary-school students in 
Wuhan used Tencent’s online platform for 
learning. New Zealand and Cambodia have 
launched a TV channel dedicated to learning, 
with different time slots for different grades. 
In South Africa, DSTV is piloting a learning 
channel as well.

It’s not just children who are getting 
comfortable with digital and distance-based 
education. Adults are learning new languages 
using apps, and new skills using platforms 
such as Udemy, Coursera and even Zoom. 

Digital and distance learning represent a 
huge opportunity for start-ups. In December 
2019, a research study estimated that the 
online education market would hit US$350-
billion by 2025. This was before COVID-19.

There is no doubt that digital learning is 
gaining prominence, and will continue to do 
so in the aftermath of this pandemic. However, 
serious questions still remain:

 ● Digital learning or distance learning  
is also amplifying the economic divide 
between the affluent and marginalised 
communities. The risk we are seeing is 
that kids from marginalised communities 
may be deprived of an education during 
and beyond this crisis. They are the ones 
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who don’t have access to a laptop,  
a tablet or a smartphone to really  
do digital and distance learning.

 ● Kids in the same school have access  
to different resources – so how does  
the school ensure equal opportunity  
and equal access to education?

 ● It’s not just about book knowledge: 
schools also inculcate social habits  
in children. How are restrictions and 
closures going to impact the psyche of 
children without physical social contact 
with their peers, friends and teachers?

 ● How do we balance our reliance on 
technology for education and socialisation 
with the risk of addiction and abuse?

It’s easy to build a digital learning platform 
that, at a minimum, needs a smartphone and 
good internet connectivity to access. But 
these things are not easily accessible in many 
countries in Africa – including in South Africa 
– where data costs remain some of the 
highest in the world. I believe start-ups that 
resolve some of the questions listed above 
and the constraints of developing economies 
such as those in Africa will truly hit mass 
appeal and can be the next unicorns. This is 
the real opportunity in online education.

Change in outlook and mind-set  
of regulators around the world
Regulation is a double-edged sword, but it 
plays a critical role in maintaining standards 
that protect people. Regulation done right can 
be a powerful tool for a country to develop 
its economy. On the flip side, regulation  
can stifle innovation and the adoption of 
new technologies if it’s not designed and 
implemented correctly.

This crisis is doing two things for regulation 
globally. First, it is forcing regulators around 
the world to “fast-track” innovations that can 
help solve for the crisis. Second – and more 
importantly – the forced lockdowns and 
quarantines are compelling regulators to 
open and deregulate sectors that would 
have otherwise taken years – if not decades 
– to open.

As an entrepreneur, I believe this new 
open mind-set of the regulators can be the 
boon we need. Fintech is a great example. 

There is now a massive push for economies 
to reduce the use of cash. Why? It’s simple. 
Cash can spread the disease. China has 
already launched its own digital currency, 
and McDonald’s, Starbucks and many other 
local businesses are testing the digital yuan 
in four different cities in China. 

In Africa, we should expect more growth 
in mobile money acceptance, tap-and-pay, 
QR-code-based payments, and many other 
forms of cashless transactions. We will see 
regulators become more open to paving  
the way for start-ups to play a greater role 
across segments such as digital banking, 
digital identity, cross-border transactions 
and blockchain-based applications, which 
previously has been notoriously difficult to do. 
From a Peach Payments perspective, I think 
about how we can innovate to further enable, 
accelerate and facilitate digital transactions 
for consumers and businesses.

Healthcare is another obvious sector that 
will benefit. Examples here include that of the 
US FDA approving manufacturing facilities in 
a record 10 days, or fast-tracking approvals 
for drug trials and therapies such as blood-
plasma-based treatment regimes. Telehealth 
and telemedicine are opportunities where 
regulatory hurdles had previously prevented 
large-scale deployments and adoption. In 
the past few months, we have seen this  
take off in countries in which regulators are 
relaxing the norms. 

Africa could see a renewed focus on 
developing core health infrastructure to  
help cope with the growing risk of global 
pandemics. This time it’s ventilators. Next 
time it could be something else. The lack of 
core infrastructure is a critical aspect that 
many developing countries need to address 
urgently. Here again we could see more 
openness from regulators to relax some 
norms and allow start-ups to participate.

Irrespective of how some of these trends 
play out or what new ones emerge in the 
coming weeks and months, one thing is 
clear: the world as we knew it in 2019 doesn’t 
exist in 2020. It will probably never return. 
Our ability to adapt and thrive in the new 
world, with all the uncertainty it brings, will 
determine which entrepreneurs and ventures 
thrive and which become irrelevant.

Irrespective of how some of these 

trends play out or what new ones  

emerge in the coming weeks  

and months, one thing is clear:  
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Distributed ledger technology (or DLT) 
seeks to resolve issues with centralised 

database management systems by using a 
decentralised database that spreads across 
several locations (nodes). Data or transactions 
can only be stored in the ledger when 
consensus among the nodes is reached. The 
technology has the potential to improve 
speed, efficiency, transparency and trust in 
transaction value chains. But how mature is 
this technology? And how widely adopted 
will it be? 

Established disruptive innovation theories 
suggest that such technology may displace 
existing leading firms and eventually grow to 

dominate the market – thus firms have no 
other option but to accept it and exploit it. 
On the other hand, since firms also face 
trade-offs and conflicts between new 
business models and legacies, the 
decision to adopt innovations still requires  
a thorough cost-benefit analysis.

With many use cases and a great deal of 
contradictory information, it is increasingly 
confusing to understand the true value of 
such technologies for the real estate sector. 
This study critically reviews the current and 
potential applications of DLT in real estate 
and discuss how stakeholders in the industry 
will be affected by this innovation.

Will blockchain technology disrupt  
the real estate sector?

Triggered by the initial interest in bitcoin, distributed ledger technology  
– particularly in the form of blockchain – has drawn attention from  

stakeholders across the real estate sector

By Dr Nan Liu, Dr Robert Duncan and Anthony Chapman of the University of Aberdeen

The report examines in detail the use of blockchain in
●  real estate transactions  ●  tokenisation  ●  valuation  ●  property listing platforms

With many use cases and a great 

deal of contradictory information,  

it is increasingly confusing to 

understand the true value  

of such technologies for  

the real estate sector.
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Widespread implications for South Africa’s 
real estate market following COVID-19
JLL, one of the world’s leading real estate investment and advisory firms, released  
its Q1 “SA Real Estate Market Performance” report at the beginning of May.  
It outlines the implications of COVID-19 for major sectors across the country

According to the report, most real estate 
sectors across the market have softened, 

with the exception of the industrial sector, 
which has recorded a strong performance in 
Q1 2020.

As travel restrictions, the closing of non-
essential businesses and mass cancellations 
of events significantly slowed economic 
activity in South Africa, traditional retail, 
heavy industry and the hospitality sector 
have been hit the hardest.

The International Monetary Fund believes 
that the effects of COVID-19 will force the 
global economy to contract by 3% in 2020, 
while emerging markets are expected to 
contract by 1%. Emerging economies are 
anticipated to bounce back more strongly 
than leading economies, with GDP predicted 
to grow between 4% and 6% in 2021. 
Although COVID-19 will have significant 
impacts on the global economy over the 
short to medium term, long-term structural 
shifts may be less severe.

“While some of the more resilient leading 
economies have been able to stabilise amid 
the global pandemic, many emerging 
markets have been adversely impacted by 
compromised global supply chains. South 
Africa is no exception,” said Michael Scott,  
JLL research analyst for sub-Saharan Africa. 
“With slowed economic growth and rising 
debt obligations, South Africa’s debt-to-GDP 
ratio is expected to reach 70% by the end  
of the year, so the implications on local 
businesses is significant. Many are going to be 
forced to scale down and reduce spending.”

The industrial sector space remains strong, 
with year-on-year capital growth backed by 
low vacancy rates (3.4% national average). 
There is now also a growing demand for 

warehouse and distribution space due to the 
significant growth in online retail sales from a 
relatively low base. E-commerce is expected 
to strengthen as consumer preference and 
behaviours change, with increased market 
penetration as a result of more accessible 
and affordable technologies.

South Africa has seen a dampened office 
sector in Q1 2020 as a result of the contracting 
economy and increasing unemployment 
rates, while national vacancy rates are 
hovering around the 10% to 11% mark. Rising 
operational costs, improved networking 
capabilities and the global outbreak of 
COVID-19 have seen a strong shift in focus  
for corporates to scale down on office  
space and to promote smaller, satellite 
working establishments.

This sector will start seeing a shift from 
traditional office space towards flexi-spaces, 
as businesses realise the efficiency (ease of 
business) and affordability benefits of co-
working spaces. These trends will inevitably 
reduce the demand for office space in the 
medium to long term, driving vacancies  
and constraining new traditional office  
space development.

The hospitality industry has been one of 
the hardest-hit markets as global travel  
bans, social distancing and the subsequent 
postponement and cancellation of events 
has left a void throughout the industry. 
Consequently, multiple hotel groups have 
been forced to close across South Africa.  
In the short to medium term, staycations  
will be the norm, while additional focus  
will need to be placed on delivering niche, 
functional hotels.

Retail sales growth is expected to decline, 
as consumers continue to feel the effects of 

http://www.mpdps.com/Property%20Review/PDFs/june2020/Q1_2020_South_Africa_City_Snapshots_JLL.pdf?target=_lightbox
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rising unemployment, reduced disposable 
household income levels, rising inflation and 
a depreciating currency. E-commerce growth 
in South Africa will contribute to the reduced 
demand for traditional “super-regional 
malls”, while community and neighbourhood 
convenience centres – as well as user 
experience-driven facilities – will become 
increasingly popular.
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Gone but not forgotten
It is with immense and deep sadness that we at SAPOA learnt
of the passing of John Truter.

John grew up in Calvinia in the Northern Cape, and studied at
Stellenbosch University and at Wits University. His career is a
testament to his passion for the real estate industry.

Almost 40 years ago, he started his career at Van Wyk and
Louw and later joined Lillicrap Crutchfield (LC) Consulting in
1990, where he became part of the management structure
and eventually the Managing Director. Later, under his
leadership, LC Consulting joined WSP in 2007,
where he took over the leadership of WSP: Structures.

Up to the time of his passing, he was the Chief Operating
Officer of WSP Property Inland and Kwa-Zulu Natal, where
he looked after all building services and structural and civil
design, both locally and internationally.

Highly experienced, his project management and design
experience included the many faceted elements of the
development of office parks, hotels, regional shopping centres,
major casino and entertainment complexes, exhibition centres,
parking garages, sports pavilions, industrial developments,
warehouses and townships.

John’s passion, community spirit and desire to give back to
the industry and his peers, led him to serve as the Chairman
of SAPOA’s Excellence Awards committee, a committee that
he continued to serve on until his passing. He was also on the
CESA Board, where he chaired the Supply Chain Committee
and a highly active PROCSA committee member.

Outside of work and in his personal life, John’s interests
included, the arts and indigenous gardening, as well as
birding, running, gym and mountain biking.

He will be remembered for his kindness, boundless love,
sense of humour, calm nature and his power to inspire others
to be the best they can. He will be dearly missed as a great
ambassador for the industry and leaves behind a lasting legacy
to his profession and of being a great human being

We extend our deepest condolences to
the Truter family, friends and loved ones.
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The commercial real estate market has 
experienced the first waves of a sudden 

cash-flow tsunami, but will still suffer future 
aftershocks as businesses close down or 
downscale. It looks as though the real 
estate industry will have to settle in for 
what could be months or years of tumult 

and disruption.
The recently announced dismal results  

of several local REITs are not a reflection of 
the devastation that the coronavirus crisis 
has wreaked on business activity. Poor results 
released a few weeks into the lockdown are, 
in fact, more likely a hangover from two years 
of downturn and of business models that 
were being disrupted before the concept of 
economic lockdowns arose.

On the first day of the government’s 
cascading “Level 4” coronavirus unlocking – a 
phased reopening of the economy – I visited 
many of our business parks in the Western 
Cape to provide support for our on-site 
management, see the scale of the damage 
and get a sense of economic activity. Many of 
our clients fall under the Level 4 category, 
and were re-opening shop after five weeks of 
closure. As I walked around, I was reminded 
of the morning of 27 December 2004.

I am a survivor of the Boxing Day tsunami, 
which killed more than 300  000 people in 
Southeast Asia in modern history’s most 
devastating natural disaster. The next morning, 
I ventured out of the hotel I had found shelter 

in after the wave hit. I had expected to see 
damaged shops and stalls lining the beach 
road, but most of the wooden structures had 
been entirely washed away. It was an utter 
and unimaginable devastation.

A Starbucks sign hung pitifully in front of  
a vacant site that had previously housed  
the buzzing coffee shop. Overturned boats, 
vehicles stacked three high, building wreckage 
and other debris littered the beachfront. A 
fishing trawler lay on its side in the middle  
of the road. Motorbikes hung off balconies 
and dangled with other remains on surviving 
palm trees. For nearly a kilometre inland there 
was complete destruction of everything. 
Roads were waterlogged. There was sludge 
and junk everywhere.

There were also repeated rumours that 
aftershocks would cause further waves, and 
these led to panic and stampedes from the 
beach to higher ground. In the middle of the 
afternoon, we heard shrieks, and saw people 
running towards the hills. “The water is 
coming, the water is coming!” they hollered. 
People started sprinting in panic. I joined the 
stampede back up the same hill that I had 
traversed the day before, when the first wave 
hit. This time I was even more terrified.

Halfway up, we realised it was a false alarm 
and turned around. I headed towards the 
coast to understand what was happening 
with the ocean. The sea was calm, peaceful. 
The police gestured us away from the beach, 

A commercial real estate tsunami… 
Now, for the aftershocks
The world is speedily moving towards a new phase in the coronavirus crisis, as 
countries across the globe tentatively end their economic and social lockdowns. 
Many countries are moving from crisis mode to figuring out how to live with  
the virus by modifying pre-pandemic routines with precautions, conducting  
more testing and containing flare-ups, ever mindful of the potential for future  
waves of the disease. It’s becoming obvious that the health crisis has morphed  
into an economic one

By Rael Levitt

The recently announced  

dismal results of several local  

REITs are not a reflection of the 

devastation that the coronavirus 

crisis has wreaked on  

business activity.
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explaining in broken English that more waves 
could be coming. The rumours of aftershock 
tsunami waves were now being broadcast 
globally. I was afraid of the unpredictability 
of what lay ahead. 

In many ways, the coronavirus and the 
unexpected strangulation of all economic 
activity is an economic tsunami that has  
hit global property markets. An economic 
tsunami obviously takes its name from  
a natural tsunami, which is a series of 
abnormally large waves triggered by a major 
disturbance to the ocean floor, such as an 
earthquake. The waves cause widespread 
destruction only once they reach the shore 
and flood the coastline. 

A tsunami is not one large wave (that’s a 
tidal wave), but rather a series of waves and 
aftershocks that follows a larger seismic 
event. These occur in the area of the main 
shock, and are caused by the displaced crust 
adjusting to the effects of the main shock. 
Large earthquakes can have hundreds or 
even thousands of instrumentally detectable 
aftershocks, which steadily decrease in 
magnitude and frequency according to 
known laws. In some earthquakes, the main 
rupture happens in two or more steps, 
resulting in multiple main shocks. These  
are known as doublet earthquakes, and can 
be distinguished from aftershocks by virtue 
of having a similar magnitude and nearly 
identical seismic wave forms.

While past recessions have spread slowly 
and steadily, the COVID-19 outbreak swiftly 
halted activity across hundreds of industries, 
with little indication as to when they would 
come back online. The impact is going to be 
huge; all businesses, including those in the 
property industry, are facing unique issues 
that they have not dealt with before.

These are uncharted waters for businesses 
across the industry. Property investors have 
been trained to think long-term, to drown 
out the noise, to look for opportunities, and 
to find solutions to problems. We may have 
seen the first waves of an economic tsunami, 
but the next few months will be incredibly 
tough as more waves and aftershocks are 
felt. Serious survival skills will be required to 
navigate the unknown waters.

PROPERTY REVIEW - LogoTreatment.pdf   1   2016/08/25   11:31 AM

The passing of Marc Wainer, a great loss to the property industry

It is with heavy hearts that, today, we as SAPOA have heard of the passing of Marc Wainer.

Marc is best remembered as the Founder of South Africa’s second largest  property group, 
Redefine, a company he founded in 1999. He was an astute dealmaker and held sway 

over many a city’s skyline in Australia, Poland, South Africa, further afield in Africa and the 
United Kingdom.

A career that started out by answering an advertisement for a centre manager, in 1973, 
at the Kempton City shopping mall, one of the first shopping malls in South Africa. He 

got the job because he was the only candidate that actually visited the centre before his 
interview. Later he joined Investec in 1986 as MD-Property, in 1992 he started Marc Wainer 

& Associates, followed by Redefine.

He took the company from humble beginnings to a listing and building it into one  
of South Africa’s largest and most respected real estate companies

After the loss of his wife, Lesley, he stepped down, aged 70, as Redefine’s Executive 
Chairman, in May 2019. Marc wanted to give back by playing a broader, independent role 
in the property sector and even though he had retired, he continued to be involved with 

the industry. Mentoring was one of his many passions, The Mentorship Challenge, showed 
that mentoring was one of the greatest gifts he could give.

Marc is acknowledged for his ground-breaking deals, his role in the development of  
Canal Walk, the Attfund, ApexH and the Fountainhead deals. He will also be remembered 

for his guidance, instincts and inspiration.

Marc Wainer was one of the founding members of SAPOA in 1965 and truly a stalwart of 
South Africa’s property landscape, he will be sorely missed.

Our deepest condolences go out to the Wainer family, his colleagues and friends.



46 SOUTH AFRICAN PROPERTY REVIEW – JUNE 2020

opinion

To the general public, the most visible 
signs of economic damage caused by 

the COVID-19-related lockdowns are  
in the retail sector. In virtually every 
neighbourhood, many people have 
regularly been going to their local 
shopping centres to shop at the very 
few shops that were allowed to be 
open during the lockdown – usually 

the food retailer, and one or two others 
at best.
Less visible, perhaps, have been other 

major industries that have also been largely 
locked down. The manufacturing sector is  
a key one that springs to mind, an economic 
sector that’s strongly influencing the industrial 
property sector.

But while lockdowns have impacted many 
industries during late March and April, across 
much of the economy, we have now headed 
into the next phase of gradual relaxation in 
the level of “lockdown”, the rate of COVID-19 
“spread” permitting.

COVID-19 may bring about longer-term 
behavioural changes – for instance increased 
remote working – which may pose new risks 
and opportunities to certain property classes. 
In addition, certain property sectors have 
their own homegrown risks – for instance  
a major affordability deterioration in retail 
property over the past two decades.

But in this note we merely aim to look at 
the risks to the major, and certain smaller, 
property sectors, posed directly by “normal” 

recessionary economic conditions emanating 
from recessionary pressures on key economic 
sectors related to these property sectors.

Industrial property exposed to 
most cyclical economic sector(s)
We are of the opinion that, of the three major 
property sectors – industrial, office and retail 
– it is likely to be industrial property that 
experiences the most direct “GDP pressure”  
in the current year.

This is based on the historic behaviour of 
the strongly related manufacturing sector 
during recessions.

Typically, this sector is highly cyclical, and 
highly exposed to global economic forces too. 
During the global financial crisis recession  
of 2008/2009, quarterly manufacturing GVA 
plummeted by as much as -15.2% in Q2 2009, 
and was down by an extreme -10.6% for 2009 
as a whole.

By comparison, overall GDP declines 
reached only -1.5% for the entire 2009. 

Industrial property is thus strongly linked 
to a highly cyclical industry. And by Q4 2019, 
the rate of decline in manufacturing GVA had 
already reached a significant -2.57% as South 
Africa entered 2020. A leading indicator of 
both manufacturing production and broader 
economic direction is the Manufacturing PMI 
(Purchasing Managers Index) New Sales 
Orders Sub-Index. Even prior to lockdown, 
back in February, this sub-index had reached 
a low 31.2 (on a scale of 0 to 100), pointing to 

Property sectors likely to experience most 
severe pressure from economic recession
While there are risks to major property sectors over and above direct economic 
growth pressures, we examine which major property sectors are most at risk  
due to pressures on gross value added (GVA)

By John Loos, Economist: Commercial Property Finance at First National Bank
First published at bizcommunity.com/Article/196/567/203733.html

John Loos, Economist: Commercial Property  

Finance at First National Bank

https://www.bizcommunity.com/Article/196/567/203733.html
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The MSCI Average Office  

Vacancy Rate correlates inversely 

with finance, real estate and 

business services employment 

growth reasonably well, and  

the start of slowing employment 

growth back in 2015 was soon 

followed by a rising office vacancy 

rate trend as from 2016. 

a likely worsening manufacturing recession 
this year. Then came COVID-19 lockdowns, 
which caused this index to drop to 8.9 in 
April, the lowest level ever.

There’s a second key economic driver  
of industrial property, more linked to the 
warehousing sub-sector of industrial property, 
and that is economy-wide inventory trends. 
Inventory levels can also be highly cyclical, 
dropping sharply in weaker economic times 
when an inventory buildup is unnecessary 
and costly.

Indeed, after some years of stagnating 
economic growth, we did see a decline in the 
real value of inventories for five consecutive 
quarters, as from late 2018, on a smoothed 
four-quarter moving average basis.

The diminishing need for inventories in  
a stagnating economy may also be seen in  
a multi-year decline in the economy-wide 
inventory-to-GDP ratio, which has dropped 
quite significantly in recent years from 12.1% 
in Q1 2015 to 9.7% by the final quarter of 2019.

Office space demand risks posed  
by sliding employment numbers
The demand for office space, our second 
major commercial property category, is 
believed to be strongly influenced by 
employment trends in finance, real estate 
and business services.

This major economic sector itself has for 
some years had a solid GVA growth rate, and 
even by the final quarter of 2019 was still at  

a positive 1.4% year-on-year. But this sector 
consistently achieves productivity gains, and 
its employment rate, rather than its GVA 
growth, is the key driver of demand for office 
space. This was estimated to have declined for 
the second successive year in 2019, to the tune 
of -1.2%, according to IHS-Markit estimates.

The MSCI Average Office Vacancy Rate 
correlates inversely with finance, real estate 
and business services employment growth 
reasonably well, and the start of slowing 
employment growth back in 2015 was soon 
followed by a rising office vacancy rate trend 
as from 2016. The declines in this sector’s 
employment during weak economic times 
are not usually as spectacular as the declines 
in manufacturing GVA, with this employment 
rate of decline only reaching as low as  
-2.4% in 2009. The office sector can thus be 
said to feel slightly less direct pressure from 
the economy during recessions than the 
industrial sector.

Real retail GVA growth  
typically more stable
Perhaps surprisingly to some, the key 
economic driver of demand for retail 
space appears typically less cyclical/
volatile than those key influential 
sectors related to industrial property 
and the office sector.

The major “retail and wholesale trade, 
catering and accommodation” sector of the 
economy does indeed undergo contractions 
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during recessions. But its worst quarter 
during the 2009 recession was a mere -2% 
(-1.1% for 2009 as a whole), which was far 
more moderate than the manufacturing 
sector’s contraction in excess of -10%  
in that year. And indeed, by end-2019,  

its rate of contraction of -0.26% was more 
moderate than the manufacturing sector  
at that stage.

We then dissect this major economic 
sector using IHS-Markit annual data for its four 
sub-sectors. Here we see, in addition, that 
much of the overall “trade” sector’s volatility 
is caused by sub-sectors other than retail.

The retail GVA growth rate in 2019 was 
estimated at a positive +2.7%. Dragging the 
broader trade sector down was actually the 
“motor vehicle sales, repair and sales of fuel” 
sub-sector, which had declined by -4%, its 
sixth consecutive year of contraction, along 
with the “wholesale and commission sales” 
sub-sector with a -2.4% decline, its third 
consecutive year of contraction.

There is one more important sub-sector in 
this group, which is in part linked to retail 
property, namely the “hotels and restaurants” 
(or “catering and accommodation”) sub-
sector. This sector is largely supplying a non-
essential output by nature, and as such 
requires a strong growth economy in order to 
flourish. Since the end of the pre-2008 boom 
years, it hasn’t seen the sustained strong 
economic growth that drives luxury spend.

As a result, it has appeared under pressure 
ever since a short sharp post-2009 recession 
recovery in 2010, a year that was special for 

the sector in that South Africa hosted the 
FIFA World Cup. Since then, it has seen its 
GVA contract in six of the past nine years.  
It was, thus, under pressure long before the 
COVID-19 lockdowns, and it is now one of  
the major victims of the lockdowns, not only 
because of its own lockdown, but also due  
to the shutdown of much of the air and land 
transport system.

Conclusion
This note is not aimed at assessing the overall 
risk of the property sector. Rather, it looks  
at direct economy-related pressures that 
property sectors are likely to face from 
economic weakness during a deep recession, 
such as the one currently unfolding.

Of the three major commercial property 
sectors, the direct pressure on the industrial 
property sector, emanating from a highly 
cyclical manufacturing sector along with 
major economy-wide inventory decline, is 
expected to be the most severe.

This is expected to be followed by the 
impact on office space demand from 
declining employment in the financial, real 
estate and business services sector.

By comparison, the “mainstream” retail 
sector of the economy is typically less cyclical 
than manufacturing, for instance, and was 
still in positive growth territory last year.  
This sector is also expected to experience 
recession, given the major lockdown 
disruption that it has experienced – but the 
magnitude of its recession is still expected be 
less severe than that of manufacturing.

Of the three major  

commercial property sectors,  

the direct pressure on the industrial 

property sector, emanating from a 

highly cyclical manufacturing sector 

along with major economy-wide 

inventory decline, is expected  

to be the most severe.
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In the spring of 1822, an employee in one of 
the world’s first offices – that of the East 

India Company in London – sat down to write 
a letter to a friend. If the man was excited to be 
working in a building that was revolutionary, 
or thrilled to be part of a novel institution 
that would transform the world in the 
centuries that followed, he showed little sign 
of it. “You don’t know how wearisome it is”, 
wrote Charles Lamb, “to breathe the air of 
four pent walls, without relief, day after day, 
all the golden hours between ten and four.” 
His letter grew ever less enthusiastic, as he 
wished for “a few years between the grave 
and the desk”. No matter, he concluded, “they 
are the same.”

The world that Lamb wrote from is long 
gone. The infamous East India Company 
collapsed in ignominy in the 1850s. Its most 
famous legacy, British colonial rule in India, 
disintegrated a century later. But his letter 
resonates today, because, while other 
empires have fallen, the empire of the office 
has triumphed over modern professional life.

The dimensions of this empire are 
awesome. Its population runs into hundreds 
of millions, drawn from every nation on Earth. 
It dominates the skylines of our cities – their 
tallest buildings are no longer cathedrals  
or temples but multistorey vats filled with 
workers. It delineates much of our lives. If you 
are a hardworking citizen of this empire, you 
will spend more waking hours with the 
irritating colleague to your left whose spare 
shoes invade your footwell than with your 
husband or wife, lover or children.

Or rather, you used to. This year, almost 
overnight, the world’s offices emptied. In New 
York and Paris, in Madrid and Milan, they ready 
themselves for commuters who never come. 
Empty lifts slide up and down announcing floor 

numbers to empty vestibules; water coolers 
hum and gurgle, cooling water that no-one 
will drink. For the moment, office life is over.

Even before coronavirus struck, the reign 
of the office had started to look a little shaky. 
A combination of rising rents, the digital 
revolution and increased demands for flexible 
working meant its population was slowly 
emigrating to different milieux. More than half 
of the American workforce already worked 
remotely, at least some of the time. Across 
the world, home working had been rising 
steadily for a decade. Pundits predicted that 
it would increase further. No-one imagined 
that a dramatic spike would come so soon.

It’s too early to say whether the office is 
done for. As with any sudden loss, many of  
us find our judgment blurred by conflicting 
emotions. Relief at freedom from the daily 
commute and pleasure at turning one’s back 
on what Philip Larkin called “the toad work” 
are tinged with regret and nostalgia, as we 
prepare for another shapeless day of WFH in 
jogging bottoms.

But we shouldn’t let sentimentality cloud us. 
Offices have always been profoundly flawed 
spaces. Those of the East India Company, 
among the world’s first, were built more  
for bombast than bureaucracy. They were 
sermons in stone, and the solidity of every 
marble step, the elegance of every Palladian 
pillar, was intended to speak volumes about 
the profitability and smooth functioning 
within. This was nonsense, of course. Created 
to ensure efficiency, offices immediately 
institutionalised idleness. A genteel arms 
race arose as managers tried to make their 
minions work, and the minions tried their 
damnedest to avoid it. East India House, in 
which Lamb worked, could give call centres  
a run for their money in the art of micro-

Death of the office
As the pandemic leaves offices around the world empty, we have to ask:  
what was the point of them, anyway?
By Catherine Nixey 
First published in The Economist; 1843magazine.com/features/death-of-the-office
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managing. At the start of the 19th century, 
the company introduced an attendance book 
for employees to sign when they arrived, 
when they left and every 15 minutes in 
between. Not that it proved much use. “It 
annoys Dodwell amazingly,” wrote Lamb. “He 
sometimes has to sign six or seven times 
while he is reading the newspaper.”

The first offices belonged to governments 
or quasi-government bodies like the East India 
Company. Running a country, let alone an 
empire, requires a lot of paper to be pushed 
and governing proved simpler when all those 
functionaries were in one place. But it was 
the Industrial Revolution that really changed 
things. Coal, steel and steam started to spin 
the wheels of the English textile industry 
ever faster and railways unspooled across the 
countryside. The new steam trains shuttled 
ever more workers into the cities, where they 
plumped themselves behind desks in order to 
practise ancillary professions – finance, law, 
retail – that flourished on the back of heavy 
industry. The rhythms of the countryside 
were left behind. Work, which had once been 
patchwork, piecemeal and often weather-
dependent, became the fabric of life itself.

The most transformatory aspect of offices 
was less the buildings themselves than the 
sheer amount of time we spent in them.  
This would have seemed alien to many earlier 

societies. Mary Beard, professor of 
classics at Cambridge University, 
notes that elite Romans strived 
to switch off as much as 
possible. “Our division between 
leisure and work is reversed in 
the Roman world. What we 
mostly do is work and, when 
we’re not working, we’re at leisure.” 
In Rome it was the other way around 
for the elite: “The normal state of play is 
otium, it’s leisure. And sometimes, you’re not 
at leisure – you’re doing business, which is 
negotium.” Though the English word 
“business” has an inbuilt aura of action and 
industry, the Latin neg-otium – literally “not 
leisure” – has an almost grudging sense of 
pleasure denied.

Romans didn’t have to go to a special 
place to work. Their tablets and styluses were 
every bit as portable as our own, a feature 
that elite Romans took full advantage of.  
Two thousand years ago, Pliny the Younger, 
an author and lawyer, wrote a letter to his 
friend Tacitus. He had found, he said, a 
splendid new method of working. Instead of 
going about his business at a desk, he had 
decided that day to combine it with a boar 
hunt. He sat next to his nets “not with boar 
spear or javelin, but pencil and tablet, by my 
side”. After expanding on the pleasure of his 
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method for some time, Pliny concluded that 
this was a remarkably productive way to 
work since “the mind is stirred and quickened 
into activity by brisk bodily exercise”. He 
concluded by advising Tacitus, “whenever you 
hunt, to take your tablets along with you”.

Few office workers have been indulged to 
this extent. In the 20th century, the people 
who had once designed factories turned 
their attention to offices. The moving parts  
in these machines were humans and their 
output merely paper but, it was reasoned, 
the same principles surely applied. In America 
teams armed with stopwatches and a firm 
belief that a well-oiled office was a wonderful 
thing, recorded how long each task took. 
Anything that added extra tick-tocks of time 
received a cross in their recommendations. 
Frederick Winslow Taylor, who pioneered time- 
and-motion studies in the 1890s, concluded 
that workers functioned best when seated at 
lines of desks with flat tops, as though in a 
school-examination hall. The fact that other 
studies subsequently found that workers 
largely work best when being observed for 
studies on how well they work mattered not 
a jot. The open-plan office had been born.

When time-and-motion studies examine 
offices today, their results can be dispiriting. 
Office work takes up not merely the bulk of 
our time but the best part of it, the hours 
when we are alert and alive. Home (and its 
occupants) gets the husk. Most managers 
spend at least 20 hours a week in meetings, 
according to a study by Bain & Company  
in 2014. Over the course of a lifetime, that 
amounts to nearly five full years. Many of 
these meetings, in wistful retrospect, might 
have profitably been skipped.

But getting work done has never really 
been the point of offices. In 2004 Corinne 
Maier, a French psychoanalyst who at the 
time was working at EDF, the French electrical 
giant, published a book called Bonjour Paresse 
(“Hello Laziness”). The critique of corporate 
culture became an instant international 
bestseller. Maier argues that, far from aiding 
efficiency, offices are “useless” since workers 
“lose a lot of time going to meetings and 
speaking the jargon and doing in fact very 
little work”. She found that she could “do 
everything I had to do in just two hours in the 
morning”. Thereafter she busied herself with 
her own projects, which included writing an 
academic thesis and several books. “I was very 
efficient,” she says cheerfully. EDF, evidently 
considering that this was not the sort of 
efficiency it had in mind, sent her off to  
a disciplinary hearing.

Maier might have become a bestseller, but 
on the whole, writing about offices is not – at 
least in the West – an instant route to stardom. 
Lamb’s letters are typical. His correspondent 
for that first springtime letter was William 
Wordsworth, the great Romantic poet, who 
filled his days with walks in the Lake District 
and his pages with dancing daffodils. Lamb, 
by contrast, filled his days in London’s 
financial district and his pages with the price 
of tea. Though Lamb’s is the life we lead, 
Wordsworth is far better remembered.

It’s not just poetry but fiction that tends to 
ignore the office. (China, where top-selling 
novelists write books with such thrilling  
titles as The Civil Servant’s Notebook, is a rare 
exception.) Although great writers have 
tackled the subject, including Balzac, Dickens, 
Flaubert, Melville and Kafka, they do so more 
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in satire than in celebration. Joshua Ferris,  
an American novelist, won literary plaudits 
for Then We Came To The End, a novel that 
sustained a narrative in the first-person plural 
to demonstrate the obliteration of individual 
character by corporate identity. But more 
often than not the office, which is ever-present 
in our life, is a great absence in literature.

Poets have been even more scathing. John 
Betjeman wished for bombs to fall and “blow 
to smithereens/Those air-conditioned, bright 
canteens”. In The Waste Land, TS Eliot (who had 
once worked in Lloyds Bank) saw the crowds 
of commuters crossing London Bridge in 
terms of Dante’s vision of hell: “I had not 
thought death had undone so many.” Walt 
Whitman sneered at clerks as men “of minute 
leg, chalky face and hollow chest”.

There is more than a dash of superiority in 
such attacks, but there are good reasons to 
be critical of offices. Many of the more recent 
examples are aesthetic embarrassments. 
Where Ancient Rome had the Colosseum, 
Renaissance Florence had Brunelleschi’s 
dome and Byzantium had the Hagia Sophia, 
we have endless, interchangeable glass-and-
steel boxes. This, says Thomas Heatherwick,  
a British designer, is because the design of 
offices – indeed all public buildings – has 
been “lazy”. In the past, he says, workplaces 
“could get away with just being a desk”, much 
as shops could get away with “just being 
somewhere that had stacks of socks or stacks 
of underpants”. The digital revolution means 
that such complacency risks redundancy. 
Now, says Heatherwick, there has to be good 
reason for you to leave your home, otherwise 
“Why would you go?” Time for the office to 
sharpen up.

Like a dad at the disco, the office has been 
trying to do this for a while. Daring architects 
have broken the mould to construct buildings 
in the shape of gherkins, cheese graters and 
walkie-talkies – and that’s just in London.  
To change the stale spaces inside, start-ups 
introduced ping-pong tables and ball pits 
(“dumb fun”, sniffs Heatherwick). Then they 
offered free food in an attempt to keep 
workers perpetually in their embrace. Who 
needs to go home for dinner, when your 
company will provide you with a tastier one 

than the instant noodles that are waiting in 
your cupboard?

And then came WeWork, a sub-letting 
company that somehow drew cult-like 
adulation by giving out free biscuits and 
beer. It helped that its chief executive was 
Adam Neumann, a man who looks like 
Christ re-imagined by Mattel, with a Ken-like 
sweep of hair, dazzling white teeth and a  
firm belief in his power to save us from the 
hell of offices without cucumber water and 
succulents. For a while, everyone believed in 
Neumann – until, suddenly, they didn’t. Last 
year, WeWork’s valuation fell to a sixth of the 
US$47-billion that had once been mooted, 
and Neumann resigned. 

Offices, of course, need to be more than a 
workplace with superior snacks. Heatherwick 
reckons they should be inspiring “temples” in 
which to toil, places of beauty that we can 
admire, even love. It is telling that though his 
company does have offices, he brands his 
practice a “studio”. The word office, says 
Heatherwick, “brought me down”.

Offices can be not just offensive to the eye 
but harmful to the body. Sitting isn’t quite 
the new smoking, but it certainly won’t do you 
any good. A life lived on one’s butt increases 
the risk of heart disease, type-2 diabetes, 
some cancers and all sorts of back problems. 

Offices also entrench social inequalities. 
The top dog is more likely to hire in his own 
image, perpetuating male privilege. In 2018, 
there were more men called Steve than there 
were women among the chief executives of 
FTSE 100 companies. Offices even tend to  
be more physically unpleasant places for 
women than for men: as a recent study 
showed, the ambient air temperature is 
generally set to suit “the metabolic rates  
of a 70kg, 40-year-old man” (probably called 
Steve). Men are just fine; women freeze.

The office has further-reaching patriarchal 
ploys up its sleeve. Chief among these is its 
response to children. Or rather, lack of it. For 
most of history, workplaces ignored children 
entirely (the run on deposits precipitated by 
the arrival of the Banks twins at their father’s 
place of work in Mary Poppins shows the dire 
consequences of offspring turning up at the 
office). The “angel in the house”, as Victorians 
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fondly referred to their wives, was assumed 
to handle all that. Then in the 20th century, 
the angel lost her wings as women entered 
the workplace. Offices responded to this 
momentous social change by making no 
concessions at all. As a result, working women 
had to straddle the gap between angel and 
executive, a cause of immense and continuing 
stress. Even more tryingly, they had to endure 
endless stock photos of women in suits 
holding babies and tearing out their hair.  
A minor branch of the publishing industry 
sprang up offering books with querulous 
titles such as I Don’t Know How She Does It.

The office’s ongoing indifference to children 
has resulted in the social phenomenon that 
Emily Oster, professor of economics at Brown 
University and author of Cribsheet (a data-led 
guide to raising kids), calls “secret parenting”. 
Parents strive to keep up the old pretence that 
children don’t exist, deploying techniques 
that range from not putting up pictures of 
their children at work, to pretending that 
they themselves are ill so that they can care 
for genuinely sick infants – lest, says Oster, 
people “think [they’re] prioritising parenting”. 
As a working parent, she says, “someone  
is always more or less running around in  
the background”.

Despite the commute and the colleagues, 
the sitting and the stale meetings, offices 
bring many of us something else too: joy. 
Lucy Kellaway, who wrote a long-running 
column in the Financial Times about the 
absurdities of office life, talks of the “great 
artificiality” that we embrace the moment  
we step into an office. “We pretend that our 
clothes are always in order, and that we  
are entirely professional and impersonal – 
whereas probably in our heads, and definitely 
in our homes, there is an awful lot of 
unravelling and breaking wind going on.”

And what a wonderful thing that artifice 
can be. Now that we are all working from 
home, amid the children, the toast crumbs 
and the laundry, we are realising that the 
pretence of an orderly life at the office is also 
a liberation. It allows each day to have its own 
architecture, its rhythms of departure and 
arrival. Putting on a perfectly ironed silk shirt 

or a crisp suit and leaving the house may be 
contrived but it is also, says Kellaway, “one  
of the beauties of working life… It allows us 
to be a different person. And we’re all so  
fed up with who we are, the opportunity  
to be someone else, someone a little bit  
more impressive, is just so tempting.” When 
such an escape is denied us, that allure may 
only grow.

And so, for all the threat faced by the 
office, there is also cause for optimism about 
its future. These days the “hyper-physical…  
is so cherished”, notes Heatherwick. Sales of 
records are at their highest in years, book 
covers have rarely looked so beautiful. 
Although many of us might have been loath  
to admit it until this spring, all those desks 
and all those people, all that bustle and time-
wasting, have their benefits.

Humans need offices. Online encounters 
may be keeping us alive as social beings  
right now, but work-related video meetings 
are too often transactional, awkward and 
unappealing. After the initial joy of peering 
into each other’s houses on Zoom, we are 
confronted with people’s heads looming 
even closer than we see them across the  
desk at work, and we gaze in horror – half of 
it self-awareness that we, too, must look 
awful – at thinning hair and double chins.  
We become freakish specimens rather than 
people. No Skype chat can replicate what 
Heatherwick calls the “chemistry of the 
unexpected” that you get in person. Offices 
may not fill the pages of poetry anthologies 
but, says Kellaway, they “can be as moving  
as anywhere on Earth. Because what moves 
us is not sitting at our computer, it’s the 
relationship we have with people.”

And for all his grumbling, Charles Lamb 
must have believed something similar. When 
Wordsworth seemed to have grown a trifle 
too smug about the sublime joys of the 
natural world, Lamb snapped back, “I don’t 
much care if I never see a mountain in my life.” 
But he did care for the city, and he certainly 
loved offices. All his complaints were, he 
wrote, mere “lovers’ quarrels”. Above all, he 
loved his desk – for it was that “dead timber  
of a desk that makes me live”.
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The relevance of this piece is not limited  
to SHIs only; it pertains to any private 

company or investor looking to participate in 
the affordable housing space as an operator. 

Any reference to SHI and landlord in this 
article therefore refers broadly to owners 
and/or managers of affordable rental 
accommodation. 

This article is also an appeal to the 
government executive and judiciary, 
that in order for SHIs to do their work, 

they must be able to manage their risk. 
Central to the SHIs’ management of that 

risk is their right to rental collection, and 
the right to seek an eviction should tenants 
renege on their contractual responsibilities. 

The capital grant is only  
a piece of a much larger puzzle
To incentivise the private sector to build 
social housing, government provides what is 
known as a Restructuring Capital Grant (RCG). 

The return on capital for a social housing 
development is razor-thin, and the RCG just 
barely makes it feasible. 

Following this initial RCG for construction, 
SHIs are left to their own devices, needing to 
manage properties on the narrowest income 
yields since rental levels are controlled. This 
requires SHIs to collect rentals and operate 
the property in perpetuity on an exceptionally 
tight margin.

The glaring risk to SHIs
The number-one risk in managing affordable 
residential accommodation is the risk of 
tenant default. Most SHIs do not have a war 
chest in the balance sheet, and are entirely 
dependent on the timely payment of rentals. 

While the vast majority of tenants adhere 
to their obligations, over the past few years 
there has been a steady trend of tenants 
using spurious reasoning to try to circumvent 
the eviction process. 

Can protecting residential landlords  
help provide affordable housing? 
It may seem counterintuitive, but I would like to contend that protecting  
the residential landlord is key to the provision of affordable housing. With the 
promulgation of the Social Housing Act in 2008, government has demonstrated  
that the provision of affordable rental accommodation is one of the key pillars of 
housing provision. It realises that it can’t provide this alone. The Social Housing  
Act and its regulations enabled the formation of Social Housing Institutions (SHIs)  
– organisations that would be focused on the development and management of 
social accommodation. These organisations would serve the purpose of housing 
provision, but in a manner that required them to be financially sound and adhere  
to good business practices

By Shaheen Adams
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Section 26(3) of the Constitution (1996) 
states that evictions must be done through 
an order of the court. This gave rise to  
the Prevention of Illegal Eviction from and 
Unlawful Occupation of Land Act (The PIE  
Act of 1998). The PIE Act provides for “the 
prohibition of unlawful eviction”, and aims to 
“provide for procedures for the eviction of 
unlawful occupiers”.

Within the PIE Act, there is a provision  
(in Section 4(7)) that courts must take into 
consideration the availability of land for 
alternative accommodation provided by  
the municipality, another organ of state or 
another land owner, in their consideration  
of the eviction application. This PIE Act 
provision was a direct response to the 
Constitutional provision (Section 26(1)) that 
“everyone has the right to have access to 
adequate housing”. 

Over the years, despite the fact that the 
intent of the alternative accommodation 
provision was to protect the most vulnerable 
from homelessness in the event of eviction, 
there appeared to be a hijacking of this 
legislative provision with more and more 
cases pleading potential homelessness as a 
result of eviction. In many of these cases the 
tenant had relatives in close proximity.

And herein lies a complication: when 
tenants are seen by the public to have found a 
judicial workaround to attaining government 
housing provision, in whatever form, this 
creates a potentially explosive divergence 
between government’s management of its 
extensive housing demand database and  
the reality of judicial rulings. For example, a 
person on the housing waiting list since the 
1990s could be seen to have been “queue-
jumped” by a person illegally occupying 
space, who is able to claim homelessness on 
eviction and possibly be granted alternative 
accommodation by the court. 

The dilemma of the court
So are the courts wrong in making alternative 
accommodation rulings? Quite simply, no. 
The role of the court is to adhere to the laws 
before it, not to make rulings commensurate 
with where the government’s policy and 
implementation finds itself. The judges are 
doing their job by upholding the provisions 
of the law, and their chief challenge lies in 
separating legitimate claims from spurious 
ones by evaluating the evidence before them. 

The great challenge before the judiciary  
at present, however, is how to handle 
coordinated attempts to influence 
government policy through acts of disruption. 
Primary examples include the occupation of 
Helen Bowden Nurses Home and Woodstock 
Hospital. For any judge, finding the middle 
ground between the human situation on the 
ground, and upholding property rights and 
the government’s attempt to maintain a fair 
and equitable housing waiting list is an 
unenviable juggling act. 

The ethical dimension  
of decision-making
The principal difference between considering 
Section 26 of the Constitution in isolation, 
versus considering it in the context of an 
eviction application, is that in the eviction 
application, the judge needs to take the 
conscious action of removing an existing right 
of accommodation the tenant enjoys (whether 
legally or not). This is in contrast to deciding 
not to confer a right where no such right existed 
in the first place (in essence, non-action). For 
further reading on the ethics and psychology 
behind this, research “the trolley problem”. 

While the PIE Act’s provision with regards 
to alternative accommodation gives much-
needed protection in desperate cases of 
vulnerability, it has unfortunately become 
the Act’s main loophole for any purported 
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homelessness claim (regardless of how 
substantive). It now seems to serve as a way 
of tying up the court, and also makes cases 
easier to appeal.

The result is that what ought to be a fairly 
simple hearing on the matter of eviction 
becomes an inquiry into a Constitutional 
right to housing. For an SHI or a private 
investor, the notion of being embroiled in 
this sort of risk is substantive, and will affect 
levels of investment.

What landlords can do  
to minimise their risk
Landlords need to proactively manage their 
risk, and may have these kinds of options: 

 ● Creating a substantively fair and 
transparent debtor management  
process that is sensitive and flexible to  
the personal circumstances of tenants,  
to the furthest extent that is reasonable. 

 ● Asking for higher deposits.
 ● Pricing the risk into rentals,  
thereby increasing rental rates.

 ● Enquiring with prospective tenants  
about their alternative accommodation 
options prior to placing them.

 ● More extensive credit vetting and 
reference checking procedures, which  
will exclude candidates who perhaps 
went through short-term difficulties  
and have since recovered.

 ● Developing and managing properties 
outside of the affordable space. 

It is an unfortunate reality that some of the 
protections a landlord could employ could 
inadvertently serve to divert housing 
opportunities away from those who need  
them the most. Would landlords be wrong  
in placing these protections? Of course not: 

it’s sensible business practice. How, then,  
is government legislation meant to resolve 
this? Perhaps the time has come to swing  
the pendulum back to the middle, and 
consider what incentives and protections 
affordable residential landlords would need 
in order to create conditions that would be 
ripe for investment. 

Concluding thoughts
Eviction should be the last resort, executed 
only once all other measures have failed. It is 
an unfortunate reality of running a property 
business, especially within the affordable 
space, that evictions are part of the course  
of business. 

In order to be viable in the long term, an 
affordable housing scheme must consistently 
run at rental collection rates of between 95 
and 100%. As counterintuitive as it may seem, 
a tipping point that sparks off rental boycotts 
can happen at rental recovery rates as high  
as 95%.

The entirety of government’s social 
housing programme is built on the 
assumption that contractual obligations in 
terms of rental are being met. For private 
investors, margins on affordable housing 
provision are already paper-thin. What 
incentive is there to provide an affordable 
housing product when avenues of recourse 
on tenant defaults are closed off? No 
reasonable business would be able to accept 
that severity of risk.

To create the right conditions for private 
investment in affordable accommodation, it 
must be de-risked as much as possible. The 
SHIs need the government to be the social 
safety net of last resort in cases of eviction.  
A sustainable and thriving affordable rental 
housing sector is fully dependent upon it.

To be viable in the long term,  

an affordable housing scheme must 

consistently run at rental collection 

rates of between 95 and 100%.  

As counterintuitive as it may seem,  

a tipping point that sparks off rental 

boycotts can happen at recovery 

rates as high as 95%.
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as a unique asset class that creates and 
preserves wealth.

For the past eight years, the SA REIT 
Association has been driven by volunteer 
leadership alone. However, in light of  
its growing responsibilities and scope of 
activities, it has become appropriate to 

“We are very pleased to welcome 
Joanne as CEO of SA REIT,” says 

SA REIT Association Chairman Estienne 
de Klerk. “Her unique combination of 
experience in the property industry and 
the financial sector makes her the  
perfect fit for the role, and will add 
significant value to the association and 
its members, the broader property 
sector, the investment community and 
all stakeholders.”

The SA REIT Association was launched 
in 2013, when the REIT structure was 
introduced to South Africa. 

As the unified voice of listed REITs,  
the association plays a critical role in  
the sector by providing advocacy in 
matters of common concern, preparing 
opinion and policy for interacting with 
stakeholders, representing the industry 
in meeting the challenges within the 
sector, and boosting awareness of REITs 

Stepping up to the mark: SA REIT 
appoints Joanne Solomon as CEO
The SA REIT Association 
represents South Africa’s 
publicly traded real estate 
investment trusts sector. 
Its members include all 
30-plus listed SA REITs, 
with a combined market 
capitalisation of about 
R300-billion. Through  
their property assets and 
responsible investment  
in the built environment, 
the active businesses  
of the REIT sector have  
a meaningful influence  
on the economy and the 
quality of people’s lives.

Having spent more than 20 years  
in various senior and executive  

roles, Joanne Solomon is an 
experienced marketer. Prior to 

joining the SA REIT Association,  
she held the positions of Head of 
Marketing at Nedbank Corporate 

Property Finance, and Head  
of Brand and Client Insights at 

Nedbank Corporate and Investment 
Banking. She has a bachelor’s 
degree in economics from the 

University of Stellenbosch, and  
has attended the Harvard Business 

School Strategic Marketing  
Management Programme.

appoint an executive representative for 
the association. Solomon’s appointment 
is effective from 1 May 2020.

In her role, Solomon will be responsible 
for the implementation of SA REIT’s 
strategies, and for driving key sector 
initiatives for its members. She will also 
continue to build positive partnerships 
to ensure that SA REIT remains at the 
forefront of good governance, innovation 
and international best practice.

Solomon has a long track record  
of voluntary industry representation, 
having served on SAPOA’s national and 
Gauteng regional councils. She is a Past 
Chair of the Women’s Property Network, 
and was a member of the South African 
Council of Shopping Centres’ (SACSC) 
Congress Committee.

“Joining SA REIT as CEO presented a 
unique and compelling opportunity that 
combines my passion for property with 
my experience in the financial sector,” 
she says. “I look forward to representing 
South Africa’s REIT sector in the broader 
property industry and among its many 
public and private sector partners in the 
economy and the society.

“Some of our key objectives are to 
ensure that South African REITs benefit 
from cohesive representation. As the 
spokesperson, I’ll bring an agnostic voice 
to the industry. Most importantly, taking 
on this role will allow the association  
to focus on important matters related  
to good governance, and strengthening 
our relationships with both the National 
Treasury and the Johannesburg Stock 
Exchange (JSE). At the same time, we aim 
to champion the needs of our members 
and stakeholders.

“This role will go some way towards 
tempering the fear that SA REIT was 
pushing individual company agendas. 
My objectives are to set long- and short-
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term strategies, take care of strategic 
goals and establish clear communication 
channels, and to put in place and enhance 
policies and procedures to build stronger 
bonds with organisations such as CESA, 
the Property Sector Charter Council, 
SAPOA, SAIBPP and the recently formed 
National Property Practitioners Council.

“Gerald Volkel, who is the Finance 
Director at Growthpoint Properties and 
SA REIT’s exco member, has been driving 
negotiations with the National Treasury, 
the Banking Association of South Africa 
and the JSE, and seeking solutions to 
issues around the effects the COVID-19 
pandemic is having on the sector. I look 
forward to working with him and the 
committee chairs to explore how we can 
gather objective information for analysis 
to achieve our collective objectives.

“It’s a little too soon to talk in depth 
about the outcome of the fallout of the 
pandemic, but one thing is certain: the 
property sector will be forever changed. 
Some sectors of the economy will likely 
recover faster than others; I believe the 
property sector is one of them.

“The larger REITs are in a relatively 
good position to ride out the storm for 
the foreseeable future. Having said that, 
going into Alert Level 3 of lockdown 
should bring more certainty.

“Top of mind is the way in which we 
should tackle the issues of rentals and 
retention of tenants. I’m encouraged by 
the positive and proactive response that 
has so far taken place between tenants, 
landlords and owners.”

Once lockdown restrictions ease and 
people return to their offices, you’ll find 
Solomon in Sandton, where she will be 
working out of the SAPOA premises.  
She looks forward to being able to have 
personal face time with the property 
sector; for now, she can be reached at 
joannesolomon@sareit.co.za.

Property sector council formed

For the first time in the history of the South African 
real estate sector, representative bodies have come 

together to form a unified national council, devoid of 
the constraints of self-interest by any particular sector 
of the industry, to act as the industry representative 
body in all matters pertaining to the sector.

The National Property Practitioners Council (NPPC) 
is the result of industry-wide consultation to create 
the most appropriate representative body aimed  
at the successful formulation, development and 
implementation of credible, industry-wide strategies 
that are capable of addressing national key 
imperatives and industry objectives, including but 
not limited to industry regulation, transformation 
and education priorities.

In response to the Property Practitioners Act, the 
newly formed NPPC is open to all organised formations and stakeholders who fall 
within the definitions of the Act. Collectively, the NPPC represents the interests of 
more than 40  000 agents, brokers, professionals, consultants, developers, managing 
agents and financing institutions falling within the Act’s ambit.

The NPPC is chaired by Vuyiswa Mutshekwane, current CEO of the South African 
Institute of Black Property Practitioners. Given her role, Mutshekwane is well 
positioned to drive the NPPC’s mandate and objectives. With the support of leading 
industry stalwarts Jan le Roux, Neil Gopal, Coenie Groenewald, Leo Mlambo, Mike 
Hindle, Bill Hartard, Edgar Blomeyer and Ferdie van Greunen, the council is assured 
of the requisite skills and institutional knowledge to best represent the sector at 
national and government level.

The first business of the council is to address the economic impact of COVID-19 on 
the sector, and to pursue relief measures to mitigate some of the challenges. These 
include appeals to government to relax certain lockdown restrictions to ensure the 
continuation of the sector’s economic supply chain. Proposed interventions 
include opening the Deeds Office with a skeleton staff to register properties, and a 
call for local councils to issue rates clearance certificates. The industry regulator, the 
Estate Agency Affairs Board, has also been approached to waive certain fees and 
penalties. In the weeks ahead, the NPPC will endeavour to formulate policies and 
interventions that will address the challenges the sector is currently faced with.

Also a high priority on the NPPC agenda are the draft regulations that will give 
effect to the new Property Practitioners Act, fast-tracking transformation initiatives, 
addressing industry growth opportunities, and streamlining and building relations 
between the industry, the government and all relevant stakeholders. The NPPC 
also aims to work closely with the regulatory authority to facilitate industry-wide 
consultation going forward.

A new representative council has been formed to 
provide a single voice for property practitioners  

to speak with authority on issues connected  
to the property industry

NPPC Chair  
Vuyiswa Mutshekwane,  
CEO of the South African 

Institute of Black Property 
Practitioners

mailto:joannesolomon@sareit.co.za
https://sareit.prowly.com/?target=_blank&lightbox=0
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Aiming to increase her direct contribution 
to the growth of the green economy, 

Lisa Reynolds was President of the Southern 
African Energy Efficiency Confederation, 

and is the serving Past President.
Reynolds has a proven track record 

with the GBCSA, which includes 
serving on the first Technical Working 
Group for the Green Star SA rating 
tool, as well as on the board of 
directors. She will be responsible for 

re-energising and positioning the 
organisation for a sustainable future in 

uncertain times.
As the current crisis compels humanity to 

reconsider how we all connect and interact 
with one another and the planet, our impact, 
more than ever, must be calculated and 
considered. All responsible citizens need to 
maintain their focus with regards to rethinking 
and responding to climate-related changes 
in the built environment.

The GBCSA’s rating tools provide a 
fundamental platform to measure and 
reduce the environmental impact of 
buildings – and the organisation is confident 
that, steered by Reynolds, its agenda will be 
more relevant than ever.

“In the time of COVID-19, as we emerge 
from lockdown, we must establish a strategy 
of green recovery and local value-added 
solutions,” says Reynolds. “The effect of 
climate change remains one of our biggest 
challenges. Healthier, more resource-efficient 
buildings and places are vital.”

“The Board welcomes Lisa to her role as 
CEO, and is excited for her leadership during 
this next chapter for the GBCSA,” says GBCSA 
Chairperson Ilse Swanepoel. “This high-
profile appointment signals the increasing 
importance of sustainable building practices 
in South Africa.” 

The GBCSA was founded in 2007 as part of 
a global network of Green Building Councils. 
The organisation champions the application 
of green building principles and practices in 
South Africa’s property sector to inspire a 
built environment in which the people and 
the planet can thrive.

The GBCSA is a major force in the fight 
against climate change, championing radical 
reductions in energy and water use and 
promoting the use of renewable resources. 
The result is buildings that are more efficient, 
and that have a significantly reduced impact 
on precious natural resources.

Reynolds takes on GBCSA top job

The Green Building Council South Africa (GBCSA) is delighted to announce the 
appointment of sustainability expert Lisa Reynolds as CEO from the beginning  
of June 2020. Reynolds is a long-time champion of sustainable, green building 
practices. Beyond her qualifications, which include a BSc (Chemistry), a CEM  
and an MBA, Reynolds was co-founder of the Green Building Design Group,  

Sustainability Development Executive at Saint-Gobain, and Chair of the SANS  
Energy Efficiency Standards in Buildings initiative

Green Building Council South Africa  

CEO Lisa Reynolds

https://gbcsa.org.za/


living with technology

False starts, poor connectivity, dropped calls, 
muted, un-muted, camera on, camera off, 

kids screaming, partners walking past in the 
background, pants on, pants off… Almost 

anything that wouldn’t (hopefully) happen 
in a normal work setting can happen  
in the virtual space. And because more 
than half of human interaction is reliant 

on seeing, understanding and processing 
body language, we are only getting across 

50% of the message at the best of times.
Whether you’re loving the virtual way of 

working or get anxious every time a meeting 
request comes through, you are going to 
have to get used to the current state of things 
– at least for the foreseeable future.

So how do you reduce the margin of chaos 
in this new virtual meeting world? Funnily 
enough, the same (or similar) rules apply in 
face-to-face situations – you just have to get 
used to this different setting.

These are the guidelines  
our teams are following to  
keep things running smoothly:
1. Join a call a few minutes early, and be 

prepared. You don’t want to be the last 
to join the call or keep people waiting.

2. Mute yourself as you join the call. Even if 
there are only a few of you, background 
noise can quickly become distracting.

3. Start with your video turned off. Wait  
to see what the host or the rest of the 
team wants to do before switching  
on your video.

4. Set up the intention of the call. Because 
of a lack of face-to-face interaction, calls 
can easily be derailed without a clear 
goal for the meeting.

5. Try to bring some social interaction  
to the call. Most calls can be very  
task-orientated, which reduces the 
likelihood of nurturing relationships  
and connecting meaningfully.

6. Give people time to respond to  
a question. Silences are a large part  
of video interaction – give people time 
to un-mute themselves and answer.

7. Wear appropriate clothing. Work  
attire has become more relaxed in  
the comfort of our own home, but  
we need to retain the way we usually 
presented ourselves – at least from  
the waist up.

8. Try not to interrupt. Overlaps in 
conversations are a given over video, 
but give people the space they need  
to have constructive conversations.

9. Reduce the background noise. If you  
are working in a common space and  
are on a call, try to reduce the noise  
in your immediate area. Put your mic  
on mute if you’re comfortable with  
this and are not being addressed  
at the time.

10. Add a password. You don’t want just 
anyone joining or hacking into a work 
call. This is the latest and most serious 
threat to virtual meetings.

Final note: remember to embrace the new 
normal. Even if you follow all of these 
suggestions, virtual meetings may still not go 
according to plan due to factors outside of 
your control. We’re all navigating through  
the same uncharted territory, so try to take 
the awkward silences and blurry screens in 
your stride!

Perfecting the art of video conferencing
For those of us who have not done it before, working from home has been an 
adjustment, to say the least. While there are major benefits, there are almost  

as many challenges. Conducting your everyday interactions, strategy discussions, 
team meetings and client meetings through a screen has been the most unnatural 

of all those challenges

Originally published at galetti.co.za/blog/2020/05/how-to-video-conferencing

Whether you’re loving  

the virtual way of working or  

get anxious every time a meeting 

request comes through, you are 

going to have to get used to the 

current state of things – at least  

for the foreseeable future.
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The United Arab Emirates (UAE) is upping 
its technology game in the battle against 

COVID-19 by having workers at an industrial 
park in Dubai build sanitation gates that 
disinfect and check people’s temperature. 
The project is being spearheaded by a Syrian 

entrepreneur, Husam Zammar of Guard ME, 
which builds such gates for the government 
and commercial clients.

Guard ME constructs the gates from metal 
frames and galvanised steel, and adds  
in temperature-checking equipment from 
China. Upon arrival at a business premises or 
office, visitors must enter a sanitation gate  
to undergo a temperature check, then walk 
through a disinfectant mist that’s created 
ultrasonically. Although the sanitation gate 
won’t be able to detect an asymptomatic 
carrier of COVID-19, it will still offer people 
some peace of mind, Zammar said in an 
interview with Associated Press.

The UAE is a federation of seven sheikhdoms, 
in which foreigners make up 90% of the 
population. This measure is a look into the 
future – or the “new normal” – of this thriving 
desert state amid the coronavirus pandemic.
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Building “sanitation gates”that disinfect  
and check temperature

Upon arrival at a business  

premises or office, visitors must  

enter a sanitation gate to undergo  

a temperature check, then walk 

through a disinfectant mist that’s  

created ultrasonically. 



The challenges faced by workplaces have 
become a new front in the battle against 

the coronavirus, which has spawned more 
than 20  000 cases and caused more than 500 
deaths so far. While factories in China that 
had been closed by the outbreak are now 
just ramping back up, global white-collar 
companies have rarely grappled with this 
scale of disruption – or the level of fear that 
has gripped workers. “There is no playbook 
for this,” says Redefine Properties’ David Rice. 

Many corporate memos, including those 
of property owners, now mention deep-
cleaning of office spaces. Face-to-face job 
meetings have been all but banned by some 
firms, and replaced by meetings conducted 
via video conferencing. The property sector 
needs tenants back at work.

With a plethora of choices in the fast-
expanding PPE sector, there are many 
innovative solutions popping up, as well as 
many newcomers who produce alcohol-
based sanitiser in their garage.

In order to find the solution that is right for 
you and your tenants, it is best to look at all of 
the options. These include:

 ● Fogging services
 ● Fogging cans
 ● Sanitisation tunnels
 ● UVC sanitisation
 ● Ozone gas sanitising
 ● Cost-effective sanitiser, which will  
likely become a legal requirement,  
and will need to be provided in every 
public-access space.

“It has taken us 20 years to become an 
overnight success”, said Liezl Fourie of Sanico 
SA (sanicosa.co.za). “We’ve had to pivot  
from professional high-level solutions to the 
hospitality industry to consulting to landlords 
on the most cost-effective way forward. 
There is too much misinformation out there, 
and most solutions I have seen offered are 
quite dangerous. 

“There are companies offering ‘fogging’ 
solutions and tunnels, which are actually 
‘misting stations’ that will wet users, not 
sanitise them. Every product that is legal to 
sell must be accompanied by a technical data 
spec sheet, yet clients are simply trusting the 
vendors without knowing and of the risks. 

“There are products that are chemical- 
free and 100% natural; only those products 
should be used in contact with people. Other 
disinfecting products should at the very least 
be food-safe.”

Contact
t: +27 (0)83 227 9757

How safe is your trolley?
The alarm has spread across companies in South Africa,  
despite escalating efforts by many to deal with disruptions  
caused by the coronavirus outbreak. Those business that are  
able to have put employees through work-from-home drills, dusted  
off emergency-response plans and ordered increasingly stringent safety  
measures to protect their workers. But the virus has moved faster than their 
preparations – and the worst is yet to come, according to government estimates

By Jonathan Gratch

Ozone generators

Professional fogging solutions

Sanitisation tunnels

COVID tech
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off the wall

The Ten Fold TF-64 transportable unfolding 
house is an impressively engineered 

portable home that uses levers to enable 
different sections of the structure to move 
simultaneously as the building unfolds. This 
portable smart home can also incorporate 
terraces or extra space on both sides, which 
makes the design even more versatile.

Ten Fold Technology’s smart homes are 
extremely adaptable in that they can be 
constructed out of a variety of materials in 
different sizes and styles. They can also 
complement any geographic location – from 
a mountaintop to rolling hills and ocean-side 
locations, the possibilities are endless.

According to Ten Fold, complementary 
modules can be attached to both ends to 
provide additional facilities such as water 
processing, air locks or extra storage space. 
Comparable to shipping containers, the 
houses can be stacked on top of one another 
for storage and transport.

Smart home unfolds and folds in minutes, 
whenever and wherever you need it
Ten Fold Technology is unfolding a foldable revolution, with smart homes  
that can easily unfold and fold up in minutes thanks to clever and innovative  
lever-based systems



S O U T H  A F R I C A N

PROPERTY
R E V I E W The voice for the industry

June 2020

PROPERTY REVIEW - LogoTreatment.pdf   1   2016/08/25   11:31 AM

COVID-19
How it is affecting the industry

Legal update
The Property Practitioners Act 22 of 2019

Death of the office
What's the point of them anyway?

New appointments
Joanne Solomon
Lisa Reynolds
Vuyiswa Mutshekwane

Thank you  
to our loyal readers,  
and to the advertisers  
who have supported us  
over the past seven years.

Farewell, stay safe and stay well.

PROPERTY REVIEW - LogoTreatment.pdf   1   2016/08/25   11:31 AM

76th
and final edition

Designed, written and produced  
for SAPOA by MPDPS (PTY) Ltd
e: mark@mpdps.com

https://issuu.com/sapoa052013/docs/property_review?target=_lightbox
https://issuu.com/sapoa052013/docs/sa_property_review_july_13?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_augus?target=_lightbox
https://issuu.com/sapoa052013/docs/all_pages?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_octob?target=_lightbox
https://issuu.com/sapoa052013/docs/propert_review_november_2013?target=_lightbox
https://issuu.com/sapoa052013/docs/property_review_dec13-jan14?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_propertry_review_feb_?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_march?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_april?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_may_2?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_-_jun?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_july_?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_augus_169ac0349a99b1?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_septe?target=_lightbox
https://issuu.com/sapoa052013/docs/sapoa_property_review_october_2014_?target=_lightbox
https://issuu.com/sapoa052013/docs/combined_1?target=_lightbox
https://issuu.com/sapoa052013/docs/sapoa_property_review_dec__14-jan__?target=_lightbox
https://issuu.com/sapoa052013/docs/sapoa_property_review_february_2015?target=_lightbox
https://issuu.com/sapoa052013/docs/property_review_march_2015_combined?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_april_91b3a71bcdbf25?target=_lightbox
https://issuu.com/sapoa052013/docs/property_review_may_2015_online?target=_lightbox
https://issuu.com/sapoa052013/docs/property_review_june_2015_online?target=_lightbox
https://issuu.com/sapoa052013/docs/property_review_july_2015_online?target=_lightbox
https://issuu.com/sapoa052013/docs/property_review_august_2015_online_?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_septe_778dfe81382149?target=_lightbox
https://issuu.com/sapoa052013/docs/property_review_october_2015_online?target=_lightbox
https://issuu.com/sapoa052013/docs/south_african_property_review_novem?target=_lightbox
http://www.southafricanpropertyreview.co.za/Archive/2016/01%3A16%20January/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Archive/2016/02%3A16%20February/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Archive/2016/03%3A16%20March/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Archive/2016/04%3A16%20April/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Archive/2016/05%3A16%20May/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Archive/2016/06%3A16%20June/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Archive/2016/07%3A16%20July/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Archive/2016/08%3A16%20August/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Archive/2016/09%3A16%20September/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Archive/2016/10%3A16%20October/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Archive/2016/11%3A16%20November/html5_output/index.html?target=_blank&lightbox=0
http://www.southafricanpropertyreview.co.za/Backissues/2017/01%3A17%20January/html5_output/index.html?target=_blank&lightbox=0
http://mpdps.com/Property%20Review/Backissues/2017/02%3A17%20February/html5_output/index.html?target=_lightbox
http://mpdps.com/Property%20Review/Backissues/2017/03%3A17%20March/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Backissues/2017/04%3A17%20April/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Backissues/2017/05%3A17%20May/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Backissues/2017/06%3A17%20June/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Backissues/2017/07%3A17%20July/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Backissues/2017/08%3A17%20August/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/PR%20Sept2017/index.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20Oct2017_Spreads/0001.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20November%20Web%20A3%20Spreads/html5_output/Property%20Review_Nov2017.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/PR%20Dec_Jan2018_Spreads_r/0001.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/PR%20Feb2018_Spreads/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Archive/2018/03%3A18%20March/html5_output/index.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/Archive/2018/02_18%20April/output_html5/April_18.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20May_2018/output_html5/May_18.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20June_2018/output/South%20African%20Property%20Review_June2018.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20July_2018/output_html/july_18.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/PR%20August%202018/output_html/AugPropertyReview2018.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/PR%20Sept%202018/September_Property_Review.html?target=_lightbox
http://www.southafricanpropertyreview.co.za/PR%20Oct_2018/output_html/PropertyReview_Oct2018.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20Nov_2018/PropertyReviewNov_18.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20Dec18_Jan19/htmloutput/Property%20Review%20Dec18_Jan19.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20Feb_2019/New/index.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20March_2019/PropertyReview_Mar2019.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20April_2019/PropertyReview_April2019.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20May_2019/index.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20JUNE_2019/index.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20July_2019/index.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20August_2019/index.html?target=_lightbox
http://mpdps.com/Property%20Review/PR_Sept2019/index.html?target=_lightbox
http://mpdps.com/Property%20Review/PR%20October_2019/index.html?target=_lightbox
http://mpdps.com/Property%20Review/mag/Nov_2019/index.html?target=_lightbox
http://southafricanpropertyreview.co.za/mag/Dec19_Jan2020/index.html?target=_lightbox
http://southafricanpropertyreview.co.za/mag/Feb_2020/index.html?target=_lightbox
http://southafricanpropertyreview.co.za/mag/April_2020/index.html?target=_lightbox
mailto:mark@mpdps.com

	show: 
	text: 
	close: 


