From a global point of view the SA commercial property markets have fared remarkable well although significantly down from 27% nominal returns of 2007. Sustaining the South Africa sector was robust income growth linked with capital growth
As measured by the IPD indices the office sector recorded 14 % total returns when compared with the previous year. Comparatively the Industrial sector recorded 18.1% and retail sector 11.1% returns for the period. Industrial and office total returns were 9% and 9.1% respectively with retail down to 7.8%.

Capital growth illustrated a broader variance with industrial returning 8.4%, offices 4.6% and retail 3.1% thus averaging 4.4% (17.5% in 2007). Direct property however out performed listed property and equities but lagged the bond markets, which returned 17%. (All bond Index) Over the long term property returns remained high at 22.4% returns annualized over 3 years and 24.1 % annualized returns over 5 years.
OFFICE MARKET 

Growthpoint CEO, Norbert Sasse notes that there are signs that the property market is heading for more subdued times than have been experienced over the last five years.  “While building costs have peaked and are coming off, occupancy costs including rates and electricity are on the rise and not all are recoverable from occupants,” says Sasse.   The expected decrease in short-term interest rates over the next 12 months is also expected to have a limited benefit to the property sector, as banks are taking higher margins.  Growthpoint has a market capitalization of R19 billion.

With regards to the Johannesburg Commercial Market the following points are of interest

· Total existing office space in all primary office nodes equates to around  7.954 million up from 7.7million m² in 2008

· Vacancy levels have risen in the prime office nodes are at an all time low of around 4% and measure around 440 000 m².

· The largest nodes remain the Johannesburg CBD holding around, 1.570,000 m² of office space, followed by Sandton, at 1,3million m², 1.465 million m² as at early 2009. A further 192 000 m² is currently under construction of which 9800 m² is pre let.
· In the North of Johannesburg quality net office rentals range between R80 and R110 per meter square net for existing buildings with new developments commanding substantially higher rentals, depending on quality of accommodation. Melrose Arch and Sandton currently command the highest office rentals in Johannesburg 

· Annual rental escalations generally range between 9% and 11% annually compounded.

· Operating costs average around 20% of net rental rates depending on the quality of real estate.

· Increased building costs, escalating land values and energy constraints will drive up net rentals, whilst above average increases in assessment rates and other operating costs will drive operating costs upwards.

2007 had seen the trend of declining vacancy rates through out the Johannesburg office markets with particularly the A Grade office sector seeing the lowest vacancy rates this decade. In line with the global economic downturn we have seen the reversal of this trend with vacancy rates beginning to rise steadily. In addition the number of investors active in the commercial property investment market has seen a traumatic decline through 2008 and 2009 as a result of a higher interest rate and stricter bank lending criteria. The larger listed property funds, private funds and developers remain active in the market and are taking advantage of realistically priced real estate. 

With regard to new office developments few new projects are anticipated to commence in 2009 unless these are tenant driven and once again the emphasis in now on refurbishment of existing office developments rather than the construction of new projects. In Sandton the most notable new office development planned for completion is the 19,200 m² Inner Circle building located in Sandton .Excluding this new development the SAPOA 2009 1st quarter vacancy schedule rate for Sandton is projected to be 5.7%. Given that this vacancy rate excludes office space available for sub letting it is now evident that overall there has been a sharp rise in the availability of office space in the Sandton area which is considered to be the premier office location. Interestingly the largest vacancy is reflected in the B grade Sandton office market which reflects a vacancy of almost 20%. It should however be borne in the mind that many of the properties which make up this sector are vacant as they are earmarked for upgrade or demolition or resale. Asking rentals for new office developments in Sandton have now reached R180 a meter ranging down to around R110 a meter for existing quality office space.

Other Nodes include:
· Melrose and environs comprise of a total rentable area of 93,000 m² of which 

there was only 552 m²  vacancy in the A & B grade category as at the close of 2008. A further 42 000 m² is under construction of which 13,000 m² will be available for leasing in 2009. Melrose and particularly the Melrose Arch development currently achieved the highest rental rates in Johannesburg due to its prominent location and prestigious nature. Generally tenants are drawn from the banking and financial sector and pay premium rentals for premium accommodation .Tenant sizes vary between 250m² and 15,000 m².

· Rosebank and environs comprise of a total rentable area of 286,000 m² of which 8,500 m² is vacant in the A & B grade categories. A further 50,000 m² is under construction and will be available for leasing on completion. This reflects developer’s confidence in the favorable impact of the Gautrain station currently under construction in the precinct. Existing office space is available at around R100 m² net, with newer buildings commanding higher rentals.

.  

· Bryanston and environs comprise of a total rentable area of  450 000 m² of which 

18 300 m² is vacant in the A & B grade categories. A further 30,000 m² is under construction of which 25,000 m² will be available for leasing.  

· Woodmead and environs comprise of a total rentable area of 347 000 m² of which 6,600 m² is vacant in the A & B grade categories. A further 24,454 m² is under construction of which 8,000 m² will be available for leasing. Existing office space is available at around R85m² net, with newer buildings commanding higher rentals.

· For lower net rentals, locations such as Parktown, Braamfontein and the CBD are preferred. Here net rentals for quality accommodation range between a low of R45 per m² and up to R80 per m². A grade accommodation will attract higher rentals. Of late Parktown particularly has been the subject of numerous refurbishments and new builds. Currently around 30,000 m² falls into this category

In conclusion it is evident that the Johannesburg office sector will reflect the effect of the current economic cycle and the office letting market will certainly favour the tenant which will now be well positioned to secure favourable lease terms and market related rentals. 
Outside of Johannesburg the Pretoria office market has illustrated major growth in the last 12 months with Centurion and Menlyn nodes enjoying rapid growth. Rentals on new developments now attract gross rentals if between R140 – R160 per m² and to date take up of new vacant space has been good. Increasing in popularity is the Eco Boulevard precinct which offers high visibility to the N1 freeway and is currently the subject of major internal  road upgrade which positively affects the accessibility of this node. Substantial residential developments also underpin the desirability of this node. In excess of 80 000m² of A grade office accommodation is currently under construction and will be available for occupation over the next 12 months and beyond.

The Western Cape long lagged Gauteng when it comes to office development. 2008 saw the lowest vacancy levels in 20 years but this market is bound to soften going forward. By the end of 2008, ‘A’ grade office vacancies were reflected on 3 %. Already this has moved to 6.2% in the first quarter of 2009. This amounts to a lettable area of 2700m².

There will however always be room in this market for tenant driven developments and a certain level of speculative developments.

Arguably the most exciting new developments in central Cape Town will be the planned 40 story Portside development planned by Old Mutual Investment Group on completion this Hotel and office development will certainly dominate the Cape Town skyline for many years to come.

In the interim the speculative 17 000m² Roggebaai Square office development undertaken by Edge Property is due for completion in early 2010 and commands asking rentals of R160 per m². Large office users requiring in excess of 5000m² will have little else to choose from in terms of attentive accommodation should they be in the market around this time.

Decentralized from the city itself the Century City commercial development node offers around 240 000m² of developable office bulk over and above the  already existing 354 000m² of office accommodation. This mixed use precinct now enjoys sufficient critical mass to entrench it at a premier office node in the Western Cape. 

COMMERCIAL INVESTORS SEEK REALISTIC YIELDS !
In the current market Investors are goal seeking initial yields of between 10.5% and 11.5% depending on the quantity of the property. Properties falling into the category would typically be ‘B’ grade properties with stable tenants on a 3 to 5 year lease in prime locations. ’A’  grade properties tend to command lower initial yields due to strong investor demand particularly by listed and unlisted property funds. Depending on the quality of tenant covenant and lease length, Mortgage lenders have illustrated flexibility in apply restrictive loan to value ratios on funding of quality real estate.

Anticipated reductions in invest ratios will help to improve values for investors but risky vacancies will effect achievable rentals neutralizing the effects of investor rate reductions.

The slowdown in new development activity should have a favorable impact on the commercial sector as it limits the amount of new office space committing to the market. History has of course proven that the weaker investment markets provide the best opportunity, and this is no doubt that this is where we currently find ourselves and for those lucky enough to take advantage of the current cycle the rewards may well be worth the risk.
	AVE MARKET RENTAL 
	AVE PROPERTY
	AVE EXIT CAP RATE
	NUMBER OF

	GROWTH RATE
	EXPENDITURE GROWTH
	 
	TRANSACTIONS

	 
	 
	 
	 

	6.60%
	8.70%
	12.38%
	10

	6.00%
	8.58%
	12.19%
	9

	6.50%
	7.67%
	10.18%
	4

	5.50%
	8.00%
	11.75%
	0

	5.50%
	8.25%
	11.75%
	0

	5.50%
	8.25%
	12.50%
	0


IT MAY BE A TENANT MARKET BUT BEWARE OF THE COSTS OF RELOCATING.

Office tenants currently in the market for new space or negotiating on a renewal of lease over existing space may currently find themselves in a favorable position with regard to negotiations which Landlords with office vacancy rates on the rise   and numerous sublet opportunities commencing available tenants should negotiate more favorable rental terms and lease conditions.

Clearly rentals differ from node to node and the quality of accommodation plays an important role but an average rental has dropped by 10% or more when compared with 2008. Having said this, tenants should carefully consider their renewal options as relocation can prove to be a costly exercise and outweigh the situation o renewal of a existing lease. The cost per meter to install basic office finishes including   carports, drywall and lighting would amount to between R500 and R1000 per m². Although landlords my well offer installation allowances these full well short of the cost a prospective tenant may anticipate.

Retail Market 
As is the case with the global retail phenomina SA has no shortage of retail accommodation. Fortunately however, the emphasis has largely been on consumer based retail and a correction founded on an under supply of retail space. So to an extent our retail has had to catch up with historic consumer demand. 

Izak Joubert – Director of Property & Operations, Pick ‘n Pay says “We can also expect a slow-down in new property developments as the high cost of finance coupled with building  cost escalations beyond the inflation rate starts to bite.  Perhaps this could be considered a “development correction” since the appetite for development has lately started exceeded demand for space in many instances”.

Not surprisingly, various retail projects have been undermined by the retail and economic slowdown but this has not unpacked developments in areas of sustained growth. Here we note examples such as the Crowie Projects,Bridge City developments in Durban, KZN. This 60000m² retail and mixed used project will supply the needs of a rapidly growing urban community previously decentralized from the mainstream retail environment.

South of Johannesburg, the areas surrounding Protea Park have seen rapid roll out of urban infrastructure with thousands of middle income family homes coming on stream. Construction will soon begin on the Kings Gate Value Retail Mall which will offer a value retail environment to this bargaining community. The first phase will include an assembly of the strongest national retail tenants SA can offer and will enjoy direct freeway access and visibility.  Shoprite Checkers will anchor this new value retail development.

More glamorous and at the opposite end of the scale Melrose Arch has launched the newest retail offering in the A income group category. Launched this year this retail precinct is lightly to attract clientele away from other established retail nodes particularly in the short term. However the ease of access of Melrose Arch and visability off the M1 will stand Melrose Arch in good stand and it may well become SA’s prime retail hangout after the Sandton City and Hyde Park Shopping Centre.

Whilst the trendy get to hang out at the prime retail environments like the V and A and Cavendish and Canal Walk in Cape Town, Gateway and La Lucia  Mall in Durban, Sandton City , Eastgate , Clear Water Mall and Melrose Arch in Johannesburg the real income is also made in the less glamorous, but equally important location where the retail experience is enhanced by real retail consumer spending. Here the examples are to numerous to mention but think of your favorite suburban Mall and you will probably be right on the button.  High glamour malls tend to be good for the shopper but not necessarily for the retailer as these stores command premium rentals and a greater exposure to competitors resulting in dilution of the retail experience of the side of the retailer. Many retailers cannot afford not to have a presence as the brand value exposure is crucially important. That is of course not to say that glamour malls do not perform well for retailers but the best turnover to overhead ratios are best achieved outside of these environments for the aforementioned reasons.

	PRIME HIGH STREET RENTALS
	 
	 
	PRIME SHOPPING RENTALS
	 

	DURBAN
	R405/m²
	
	DURBAN
	R486/m²

	CAPE TOWN
	R311/m²
	
	CAPE TOWN
	R689/m²

	PRETORIA
	R284/m²
	
	PRETORIA
	R580/m²

	JOHANNESBURG
	R203/m²
	
	JOHANNESBURG
	R580/m²

	 
	 
	   
	 
	 


For the large part of South Africa retail arena is dominated by local retail operators many of whom are expanding northwards across the borders of South Africa. Shoperite Checkers has been a forerunner of cross boarder activity.

The Maeura Mall in Windhoek recorded footballs of in excess of 650 000 in December 2008 which is not bad considering the total population of the country numbers some 2 million soles. The skeptics amongst you may say that half this number of patrons returned unwanted gifts but you would be wrong as turnover rose 40% year on year. 

SHOPPING CENTRE 



GLA 

	Sandton Retail Node 1 . Sandton City 
	127 380m ²

	Canal Walk
	125510m²

	The Pavilion – Westville 
	119182m²

	Menlyn Park Shopping Centre 
	119124m²

	Gateway Theater of Shopping
	110000m²

	Eastgate Shopping Centre – Bedforview 
	109000m²

	Westgate Shopping Centre 
	106270m²

	Centurion Mall & Centurion Boulevard 
	104701m²

	Cresta Shopping Centre 
	94073m²

	Northgate Shopping Centre 
	85000m²


Brett Exner – Property Executive, Mass discounters says, 

‘’the effect of the current market conditions will be hardest felt by the smaller retail stores, restaurants/food outlets and ‘moms and pops’ stores.  These effects can already be seen in recently completed new shopping centre developments where national food brands are battling to find franchisees and where large amounts of vacancies are being seen on the small operator side.

All of this translates into a rather dark and gloomy picture for retail property owners who are seeking growth on investments and increases in revenue.  If one however takes a slightly longer view, things need not be that glum as it will be the retail property owners that invest in the right sustainable new developments and improve existing assets with sufficient potential that will reap the benefit of the inevitable upswing in economic and retail trading conditions.  This could start as early as mid-2009’’.

In spite of the current economic slowdown, the projected shopping centre completions for 2009 in South Africa are favorable , with 10 200 m² planned for Cape Town and 35 000 m² for Durban. Gauteng leads the field with 70 500 m² planned for Johannesburg and 85 000 m² for Pretoria in the next 12 months for completion this year.

On the industrial side 2008 saw numerous retail Property sale transactions as scheduled below: 

	RETAIL PROPERTY
	AVE MARKET 
	AVE MARKET RENTAL 
	AVE PROPERTY
	AVE EXIT CAP RATE
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	CAP RATE
	GROWTH RATE
	EXPENDITURE GROWTH
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	Super Regional Shopping Centre
	7.10%
	5.50%
	7.70%
	7.67%
	1

	Regional Shopping Centre
	8.16%
	5.81%
	7.94%
	8.78%
	23

	Community Shopping Centre
	8.66%
	6.06%
	8.00%
	9.56%
	25

	Neighborhood Shopping Centre
	9.07%
	6.21%
	8.07%
	10.07%
	22

	Power Centre/Specialty/Warehouse
	9.03%
	5.94%
	8.14%
	9.75%
	6

	Stand Alone Retail Unit
	9.50%
	5.70%
	8.10%
	10.13%
	3

	 
	 
	 
	 
	 
	 


Industrial Market 

Pace in association with Cushman and Wakefield, Industrial space across the world report of 2009 confirms.

“The Industrial has seen a reversal in fortunes during the course of the year, and year on year there was a significant downturn activity. Global rental growth in 2008 was 2.4%, down from the 6.1% seen in 2007, as no region was isolated from the global economic slowdown. The occupational market deteriorated throughout the world in all but a handful of markets. The more mature markets of North America and Western Europe started to under perform earlier in the year, but by the year end all regions have seen a drop in marker performance. Overall occupier sentiment declined and a more cautious attitude prevailed in the industrial market. Manufacturing output weakened and export markets contracted which impacted on the demand for industrial space around the world.’’

It is common cause that the industrial property markets have slowed significantly on a global level and South Africa has also seen the effects of this all be it to a lesser effect that the experienced in the American and Europe.

Gauteng which represents the powerhouse of industrial property investments in South Africa has fared well to date, with some significant differences when compared with the last five years. Higher interest rates, limitations on bank lending policy and the economic slowdown has had a decisive effect on the new developments and investments going forward. 

Speculative industrial development has almost halted with the focus on tenant driven and tenant specific developments being the order of the day.

The economic situation overlaid by higher land prices and increased building cost have also negatively effected new development opportunities in this sector. As anticipated however land prices have began to adjust downwards as the supply of zoned and serviced land begins to exceed supply. A good price in the sellers hands for quality zoned and serviced land would now not exceed R850 per m² and even at this level developments are difficult to get off the ground given market related rentals and the reasonable yields required by developers. Compounding this situation is the availability of existing industrial stock now being offered by owners at competitive rentals well below those achievable on new developments.

Existing vacancies are now well placed to take up current demand for space by occupiers but this market is anticipated to weaken further as vacancy rates rise. By example newly completed industrial units in the range of 150m² - 500m² are offered at R55 per m² in the Gauteng area whilst good quality existing real estate of a comparative size is offered at a negotiable rental starting at R35 per m².

Although there is currently a surplus of industrial units measuring 3000m² or less this is not the case with regard to larger quality units. Particularly those measuring above 5000m² are still in good demand although extended vacancy periods may be expected whilst owners seek the appropriate tenant.

Of course, this may seem a little gloomy but this may well be the time for               investors to secure opportunities which will prove to be excellent investments in time to come. Now would be the time to take advantage of solid investments offered at better yields than applicable to recent year’s. For Investors, however, bridging the higher equity requirements by mortgage lenders remains the challenge.

Then of course well located land holdings have proved historically to be excellent investments in the medium to long term. Strategic land banking is advised.

That is also not to say that there is not existing demand for developable land in the current market. This is well evidenced by the recent completion of the 100,000m² industrial facility for Unliver in Anderbolt and the soon to commence 

70000m² distribution warehouse developments at Raceway Industrial Estate near Germiston for the major national retail occupier. Recently completed at this estate is also the 43000m² Industrial facilities for another distribution enterprise, arranged by Pace Property Group. In Spartan another international occupier is developing an industrial facility of 60,000m².

Along the R21 Highway, between the OR Tambo International Airport and Pretoria lies the 21 Industrial Estate which offers 700 000m² of developable land. This strategically located industrial estate with highway visibility and easy access from the Olifantsfontien intersection offers serviced land for sale and also new developments to tenant specification. Also offering extremely competitive industrial land prices this estate promises to be the next Linbro Park or Longmeadows Industrial park in the wake of the abovementioned now being almost fully developed. Investec Property Groups 35 hectare Greenhill’s Industrial Estate near Tunney also offers developers and tenants and excellent opportunity to develop close to Isando, Meadowdale and Jet Park which are all popular older industrial nodes on the East Rand. Here land sizes are customized to suite the smaller and larger users alike.

Jet Park has also held its position as an Industrial location of choice and houses many of the newer developments in this area. Again smaller and larger tenant are accommodated.

To the South of Johannesburg, Alrode, Wadeville and Roodekop have always held the reputation of being the poor cousins of the Industrial property industry. Truth be told however these areas have seen the greatest rise in value over the last few years as occupiers find comfort in the historically lower rentals offered and also take advantage of the availability of electrical infrastructure and excellent power grid provided in these areas. These areas are dominated by larger and heavier industrial use occupiers. Rapidly, vacant land was taken up for development resulting in many newer style developments raising the overall attraction of the node.

To the west, exciting developments are taking place in Kya Sands and environs. Again Investec Property Group leads the pack with it’s newly launched Cosmos Industrial Estate which offers well provided industrial land for development in a landscaped and serviced environment. This estate located on the Western boundry of the older Kya Sands Industrial node boasts sufficient power supply to it’s purchasers or turnkey occupiers with stand sizes varying from less than 4000m² to 2 hector or more. The improved road infrastructure surrounding the estate will extend it’s desirability and ease of access 

The long established nodes of Kya Sands, Laser Park, Northlands Business Park and Strijdom Park consistently perform well and it is anticipated that even in a weakening market environment that these nodes will continue to perform well. What is true is that the motor related retail and service industry which are prevalent in the nodes may however not perform well causing vacancies to rise as a result.

North of Confluence of the N3/ M1 and N1 highway we see the emergence of the Waterfall City which although, mixed use in nature will offer same interesting industrial options. Co developers, The Atterbury Property Group, are correctly excited about future opportunities in this node. Traditionally, however, Midrand, Samrand and Corporate Park have dominated the industrial property market in Gauteng for some time.

Traffic access, ingress and egress have jaded this reputation recently. Despite this, this node located along the access route between Johannesburg and Pretoria and reputedly the busiest section of the freeway in Africa, remain popular with industrial and commercial users. In the near future this positive effect of the highway improvements and East/West road links are likely to ease traffic congestion some what. The Midrand municipality was once regarded as a market leader in stimulating industrial and other development in this node. Although things have changed the legacy has proved strong enough to ensure the continued expansion of this important node.

The KZN and specifically the Durban Industrial market have historically been a melting pot of good and bad quality. Older industrial area’s such as Umbilo, Mobeni and Jacob’s have survived largely as a result of their proximity to the port and the Durban CBD. Rentals remain firm around the R30pm² mark but vacancies are anticipated to rise.

Outside of these area’s one will always remember some of the crazed land prices achieved by some vendors in 2008. Industrial land prices of R1500 / R1800 pm2 were recorded and were amongst the highest in SA. Of course no industrial feasibility could possibly sustain land prices in this sphere and one can only assume that this market was driven by investors and owner occupied for whom feasibilities were less significant. Of course lack of supply of zoned industrial land with sufficient electricity drove this market for the large part. 

Industrial area’s of choice remain to be Spring Field Park, River Horse Valley and Industrial nodes around Pinetown, Westmead, Mahogany Ridge and New Germany are ever popular. As one might anticipate growth in speculative development has slowed but a manageable vacancy factor currently underpins the market as the lease expiry risk on recently completed Industrial properties generally fall into the next decade. Older industrial areas usually exhibited shorter lease profiles and are therefore more susceptible to the current market slowdown.

Industrial land availability has increased due to the release of prime industrial locations to the north of Durban and largely the more land industrial parcels will be well received along with those launched by other developers in the Balito area.Strategically located at Riverhorse, with access to the N2 freeway, the Thynk. Property Partners Industrial Land offers excellent potential for turnkey and tenant driven developments.

In the early parts of 2008 the Western Cape Industrial Market exhibited all the trends akin to a market reflecting a shortage in supply of well located, zoned and serviced industrial land. As a result of a current slower economic framework the market demand has subsided although firm demand still exists for precut occupier developments.

Cape Town central region industrial market is dominated by the N2 corridor. The popular industrial locations remain Airport industrial, Sheffield Business Park, Epping Industrial and in Parow the Tygerberg Business Park.

In the North West, Montague and Killarney Gardens remain popular, although vacancy rates have risen sharply in this area and are anticipated to prevail going forward.

The Western Cape Industrial market tends to be fragmented throughout the region with the most popular light industrial areas being most accessible to Cape Town itself. Somewhat further away the Somerset West industrial mode is now well established and occupancy levels remain stable.

Outside of KZN industrial land prices, the Western Cape have always attracted a premium. This trend is anticipated to continue although the availability of industrial land has shown an increase, particularly along the N7 and M12 motorways. Improvon’s Montague Park located on the N7 however offers occupiers of small and larger industrial space a unique opportunity in terms of location and ease of access. This 64 hectare estate now houses several large users and has the capacity to provide development opportunities for perspective tenants well into the future.

 Interestingly the highest rentals nationally have been achieved for smaller industrial units along the M5 freeway with minimum unit rentals peaking at above R65 p/m2.

Investors in Industrial Realestate may find the current market a great opportunity to acquire realestate at realistic yields!

Already the Eupropean and American industrial markets have shown the first indications of stabilization with April 2009 reflecting the highest level of industrial sales activity since early 2008. This can be ascribed in part the financial sector easing up on restructive funding policy with regard to lending levels, but also to improvement in investor confidence.

In South Africa, Investors has escaped the large value swings experienced in Europe and the USA, where prices fell by 30% or more over the last 24 months. Here, yields may have risen by 1 % to 3 %, but most would argue that this is largely the result of more difficult lending conditions imposed by banks that a fear of a weakening market. On the other hand many visitors feel that the yield compression experienced up and until mid 2008 was unrealistic and that current yields are reflective of where the market should be for this asset class. 

	AVE MARKET 
	AVE MARKET RENTAL 
	AVE PROPERTY
	AVE EXIT CAP RATE
	NUMBER OF

	CAP RATE
	GROWTH RATE
	EXPENDITURE GROWTH
	 
	TRANSACTIONS

	 
	 
	 
	 
	 

	9.78%
	5.75%
	7.71%
	10.68%
	62

	9.58%
	6.00%
	7.80%
	10.40%
	14

	11.33%
	6.08%
	7.80%
	12.10%
	29

	10.25%
	6.07%
	7.67%
	11.34%
	24

	10.22%
	6.19%
	8.00%
	10.97%
	47


WHAT DOES THE FUTURE HOLD? 

· Limited speculative industrial development 

· Owner occupier and  users, driven development in primary nodes will continue

· Rising vacancies particularly in the upper lower quality industrial markets, as occupiers seek affordable accommodation with in established nodes.

· Reducing land values as sellers align themselves with market pressures.

· Yields to set rise in a weakening economic market 

‘’Of course we know what will happen as the market improves, (which it will.) With the exception of the second point listed above, all the other features will reverse. The big question is how soon will this be!’’

