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1. INTRODUCTION
This business plan is compiled for planning purposes, towards the development and realisation of the Nelson
Mandela Bay Tower of Light Precinct. The Nelson Mandela Bay Municipality (NMBM) wishes to develop an
iconic, world class landmark/precinct that uniquely identifies the area and celebrates the life of Nelson Mandela
together with all the cultures and heritages that make the city unique.
In 2018, through the Design your Precinct Competition, the Mandela Bay Development Agency (MBDA) invited
the public to submit innovative ideas for the development of such an iconic, world class precinct. The MBDA
prescribed that the precinct should be a centrepiece and hub of tourism, the creative economy and a meeting
place for all people of the world. This development should be focused around creating a unique space which is
rooted on social transformation and inclusive of all culture(s) and heritage(s) of the people of South Africa. The
idea is to capture the uniqueness of Nelson Mandela Bay and its people while celebrating and symbolising the
stature, life and work of Nelson Mandela and his comrades, with a prominent statue that is part of the iconic
landmark.
The winners of the above MBDA’s Design your Precinct Competition, where the Nelson Mandela Tower of Light
Consortium.

1.1 TOWER OF LIGHT CONCEPT
The Nelson Mandela Tower of Light concept encompasses a 27-storey building constructed predominantly of
glass, with each floor representing a year of Mandela’s prison sentence at Robben Island. These 27-storeys are
divided into three phases representing different aspects of his struggle.
The first section represents his pre-prison phase, where the visitors can learn about the man who would become
the symbol of hope for the entire world. Further up the stairs towards phase two marks his imprisonment. This
section is a silent section representing the banned voice of the people’s leader. A silence which creates the
feeling of solitude that he experienced in confinement. In the last section at the pinnacle of the structure is his
prison cell which has been recreated to size. Here, a statue of Madiba can be found sitting inside on the bed. It
is here on the top floor that the spirit is captured in a space of reflection.
The journey up the tower is also a sonic one where visitors are greeted by the sounds of Qunu, excerpts of the
Rivonia trial, and Madiba’s anecdotes and speeches to the nation as the visitor ascends towards the light.
The building represents an embodiment of Madiba’s spirt – it is straight and upstanding like he was, it
encompasses his spirit and the light of his spirit will always be here. It is important to highlight that the balance
of light and dark is metaphoric for his life, the good and bad years, the lean and fat years as well as appreciation.
It is imperative that the experience will evoke the feeling of being in the presence of greatness.
His legacy is more than a bank note, more than a bridge, more than a statue. It is “us,” we are him because the
spirit of Madiba lives on in us. This light calls on us to look within, to make a change in the world around us
because before we can change anything, we need to change ourselves. And there is no better guide for this
journey, our own long walk to freedom than the man whose values changed our country and our lives.
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Figure 1.1: Tower of Light concept images

1.2 PURPOSE OF THIS REPORT
The Tower of Light Precinct Business Plan (Phase 2, see Figure 1.2) serves as the next phase of the
implementation process following the completion of the MBDA’s Design your Precinct Competition (Phase 1).
The aim of the business plan is therefore to identify an appropriate site for the precinct and establish an
operational model for the proposed development. This entails revising the development concept to
accommodate the selected site; determining development and operational costs; and quantifying the potential
economic impact of the development.
Figure 1.2: Tower of Light Precinct development process
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Following the adoption of the Tower of Light Precinct’s Business Plan by the NMBM, the next phase of the
development process will entail undertaking a detailed design and technical feasibility of the proposed site for
the Tower of Light Precinct. This will likely include undertaking an Environmental Impact Assessment (EIA) and
Heritage Assessment. Once these assessments have been completed and adopted, construction of the Tower of
Light Precinct will begin (Phase 4), and the development will be operationalised (Phase 5).

1.3 SPECIFIC OBJECTIVES OF THE BUSINESS PLAN
Based on the initial Tower of Light concept idea emanating from the Design your Precinct Competition, the MBDA
recognised the need to now develop a comprehensive business plan that should communicate the key concepts
for the design of the landmark precinct in particular. The specific scope of work for the business plan is as
follows:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.

Indicate the key spatial, formal, structural and functional aspects of the design;
Illustrate the spatial arrangement and character of components and spaces;
Describe the bidder's approach to the environmentally sensitive site (if applicable);
Illustrate municipal land options for the development of the precinct;
The bidder should identify at least two sites and rationalise each site for its relevance to develop this
project;
Illustrate economic and tourism impact for the precinct;
Illustrate the financial and operational model for the precinct. Options of operational models should be
presented and rationalize the recommended option;
Indicate the market positioning of the precinct and its identity;
Indicate the capital requirements for the precinct and options of funding sources;
Illustrate the maintenance of the precinct with a three to five-year projection;
Illustrate the financial projections over a five-year period based on estimated occupancy or level of
utilisation;
Illustrate how SMMEs could be incorporated in the modus operandi of the project; and
Illustrate merchandising opportunities for the precinct

1.4 METHODOLOGY
The following section outlines the methodology that was followed in the development of the business plan:

SITE ASSESSMENT AND PRIORITISATION – During this step two potential sites will be identified that are
suitable to accommodate the proposed development concept. This will be done through a screening process
based on spatial fundamentals. A short-list of potential sites that pass the screening process will then be
compiled. Following this, the short-listed sites will be subjected to a multi-criteria decision-analysis model
(MCDA) to prioritise the top two most preferred sites.

MARKET FEASIBILITY ASSESSMENT – Given that the development will be required to serve as an iconic
landmark and tourism destination, this step will involve undertaking a market analysis of the most preferred
site. This will involve analysing both the supply and demand dynamics of both the preferred site as well as
the broader NMBM. Supply side factors will consider all cultural and/or heritage tourist activities and
destinations within the NMBM, while demand side considerations will assess both the local market and
tourism demand for the product.
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BENCHMARKING EXERCISE – The purpose of this step will be to consider various local, national and
international case studies of precinct development. The objective is to establish what characteristics define a
sustainable and viable precinct from an operational model, location and marketing perspective.

REFINEMENT OF THE DEVELOPMENT CONCEPT – In this step the original precinct development concept will
be refined and updated based on the preferred site and market positioning exercise undertaken in the
preceding two steps. Inputs from the technical advisory team will be solicited to develop an accommodation
schedule for the precinct, qualifying the size of the various spaces and functionalities of full development.
BUSINESS AND OPERATIONAL MODEL – The purpose of this step will be to clearly define the business and
operational model that should be adopted for the development based on the outcomes of the market
feasibility assessment and benchmarking exercise.

FINANCIAL ANALYSIS – This step will entail the finalising of the capital and operational costs associated with
the proposed development. These will be used to develop a financial model for the Tower of Light Precinct
and its associated activities, including financial projections.

IMPLEMENTATION PLAN – In order to operationalise the development, this step will outline the necessary
implementation process that will need to be adopted by the MBDA and NMBM. It will also state these
respective entities involvement in the implementation process. During this step institutional
recommendations, partnerships, action steps and phasing will be outlined. Recommendations as to the future
technical feasibility studies and design phases required to implement the precinct development will be spelt
out. A high-level economic impact assessment will also be presented quantify the potential short-term and
long-term impacts of the development.

1.5 TERMINOLOGY
Throughout this report, multiple references are made to the Tower of Light term in various forms. Table 1.1
illustrates these various forms and provides a description on how the particular term should be interpreted.
Table 1.1: Report terminology
Term
Tower of Light
Tower of Light Precinct

Tower of Light Pty. Ltd.
Tower of Light Route

Description
Refers to the physical, 27-storey glass tower at the epicentre of the development
Refers to the broader development area illustrated in Figure 4.1 which incorporates the
glass tower, surrounding grass mounds, and commercial developments outlined in Table
4.2.
Refers to the company that would be established to manage and operate all the activities
within the precinct.
Refers to the tourist route, that incorporates all elements of the Tower of Light Precinct
as well as several associated tourist attractions throughout the NMBM (see Figure 4.3)

1.6 REPORT OUTLINE
The remainder of the report will be structured under the following headings:
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Site Assessment and
Prioritisation

Sets out the preferred sites for the proposed development as well as
the site selection process that was adopted, including a discussion on
the Multi-Criteria Decision Analysis Model that was used.

Market Assessment

Assess the market for proposed development based on a local and
international benchmarking exercise. The chapter also considers the
socio-economic, property and tourism dynamics within the NMBM.

4

Development Concept

Builds on the outcomes of the market research undertaken in
Chapter 3 and presents the overall development concept for the
Tower of Light Precinct including what associated activities should be
included as part of the development.

5

Business and
Operational Model

Sets out the business and operational model that should be adopted
when implementing the Tower of Light Precinct. This includes a
discussion on the capital and operational cost of the proposed
development as well as its associated activities.

Financial Projections

Outlines the financial feasibility of the Tower of Light Precinct by
considering the costs associated with establishing and operating the
precinct. The chapter also includes an indicative income statement
and cash flow for the development.

Implementation Plan

The final chapter of the report sets out the next steps that need to
be followed by the MBDA and NMBM in order to operationalise the
Tower of Light Precinct and its associated activities.

2
3

6
7

5
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2. SITE ASSESSMENT AND PRIORITISATION
The following chapter sets out the process that was followed in determining the most appropriate site for the
proposed Tower of Light Precinct. The chapter starts by outlining the how potential sites were identified and
screened, before presenting the outcomes of the multi-disciplinary criteria analysis model. This model was used
to prioritise the respective potential sites, identifying the most optimal location for the development.

2.1 SITE SELECTION AND SCREENING PROCESS
The first step in the Tower of Light Precinct business plan was to identify a potential site for the proposed
development. For a potential site to be considered as a possible location for the development, it was required
to meet a minimum set of preconditions. These preconditions included:
•
•
•
•
•

Those sites that were identified as part of the various MBDA Landmark Precinct Competition entries
received.
Sites that are deemed to be large enough (i.e. minimum of four to six hectares) to accommodate the
Tower of Light Development Concept.
Sites that are ideally state/municipal owned, or can be easily acquired for the purposes of developing
the Landmark Precinct.
Sites that are strategically spatially positioned at both a metro or local neighbourhood/city level.
Sites that are either vacant or deemed to be currently underutilised.

Through the application of these factors, a total of 19 sites across (see Figure 2.1 and Table 2.1) the NMBM were
identified that could potentially be suitable for the Tower of Light Precinct.
Figure 2.1: Spatial location of potential sites

6

DRAFT FINAL REPORT – NOVEMBER 2019
The 19 sites identified in Figure 2.1 comprised all those locations identified by participants in the MBDA’s Design
your Precinct Competition as well as those identified through a multi-stakeholder workshop facilitated by the
MBDA, and comprising representatives of the NMBM, civil society, and cultural/tourism bodies within the
NMBM.
Table 2.1: Overview of potential sites
Site Name

Erf
Number(s)

Size
(ha)

Owner/Ownership
Status

Kings Beach Area - Municipal Land

576; 1031

7.6

NMBM

Kings Beach Area - Transnet Land
Baywest Gateway
Colchester Gateway
Motherwell Peace Park
Mount Pleasant

577; 1304
425; 3340
1212
5360; 5361
291; 292; 943

30.8
53.7
17.5
9.3
6.4

Transnet
NMBM; Private
Private
NMBM
NMBM

3182

6.1

NMBM

893
11975-12005
Farm 460;
Farm 628
1262; 3530;
3699
700
1900
3596
26
351; 1050-1;
1227; 1288-9;
5635; 5638
523; 524;
1284
1218
590

26.7
2.1

Private
NMBM

285.3

NMBM; Private

8.4

NMBM

121.2
4.5
1.0
5.1

Private
NMBM
NMBM; State
NMBM

26.6

Transnet

14.5

NMBM

42.2
21.1

State
NMBM

St. George’s Park
Swartkops Power Station
Uitenhage
Van Stadens Gateway
NMB Stadium
Uitenhage Alternative Site
Donkin Reserve
Settlers Park
Something Good Roadhouse
Harbour Area

Telkom Park Stadium
SANDF Land
Van der Kemps Kloof

Zoning
Special Purpose; Public Open
Space
Transport 2; Transport 3
Transport 1
Business 5
Institutional 1; Open Space 2
Community 3
Public Open Space; Community 1;
Community 2
Undetermined
Residential 1
Institutional 1; Proclaimed Nature
Reserve
Public Open Space
Undetermined
Public Open Space
Public Open Space
Public Open Space
Transport 1; Transport 2;
Community 3; Public Open Space;
Business 1
Community 1; Residential 1;
Transport 1; Public Open Space
Community 3; Transport 1
Undetermined

2.2 MULTI-CRITERIA DECISION ANALYSIS MODEL
Following from the screening process outlined in above, each of the identified site’s suitability was assessed
against a standard set of multi-disciplinary criteria (MCDA). Criteria were identified based on engagements with
the Tower of Light technical team which comprised town planners, economists, architects and urban designers.
The criteria identified through this process consisted of 21 indictors grouped under the following three
categories:
1.
2.
3.

Spatial Appropriateness and Access: Considered the accessibility of the site via various modes of
transport as well as how integrated the proposed site is with the surrounding spatial structure.
Market Feasibility and Socio-Economic Impact: Considered various market related elements and what
impact the development of the site could have on the surrounding socio-economic environment.
Technical Issues: Considerations the technical suitability of the site from an infrastructure perspective.

Table 2.2 outlines the 21 indicators that were considered per category and a description thereof. Each identified
indicator was weighed on a five-point scale, to ensure that it aligns with the Tower of Light development
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concept. Indicators which were easily mitigatable or had a limited impact on the overall development concept
received a lower weighting than those that were critical to the success of the Tower of Light concept.
Table 2.2: Multi-disciplinary Criteria
Indicator

Description

Weighting

Spatial Appropriateness and Access
Required Site Footprint
Peripheral Development
Potential

Physical Site Suitability

Urban Character and
Surrounding Land Use

Development Rights and
SDF Designation

External Visibility of
Tower

Traffic Impact

Parking/Personal Vehicle
Access

Public Transport
Connectivity

Walkability

Defined the minimum viable footprint size of the development as: Tower at
18m x 18m and Plaza at 60m x 60m.
Considered the extent to which the surrounding vacant land portions or
existing built-up space around the tower presented opportunities for the
development or redevelopment of additional complementary spaces.
Considered the suitability of the site's physical characteristics which included
topography, geology, hydrogeology, hydrology, flora and fauna. The suitability
of slope and elevation, soil foundations and local draining system were also
considered.
Considered the potential impacts that the Tower of Light would have on the
surrounding urban character and how compatible it was with the surrounding
land uses. This related to the impact the structure might have on the
surrounding residential character and the possibility that the precinct might
alter surrounding land uses and impact the urban fabric.
Considered if the selected site’s current and projected zoning and land use
were compatible with the intended use of the site. This indicator also
Considered if the proposed development of the site was compatible with the
Metropolitan Spatial Development Framework (MSF) visioning and other
planning documents.
Considered the location of the site in the context of the current visual
environment and in relation to the existing facilities. The site should be visible
both within the immediate surroundings, as well as from other key landmarks
in the city. This indicator also Considered how visible the site would be by air,
land and sea.
Considered the surrounding transportation network issues, and what impact
they could have on the proposed development. An optimally situated site
would ensure the development was sustainable within the broader
transportation system, not impacting on existing users. Consideration was also
given to traffic speeds and volumes on and around the proposed site. Specific
considerations should be given to the tourism-centric nature of the
development; in this regard ingress and egress for various types of tour groups
(buses, minivans etc) were considered. Similarly, the drop-and-go
accommodation for rideshare (Uber, Bolt, etc.) needs to be considered.
Considered parking/personal vehicle access of the proposed site, and what
additional facilities may need to be developed to adequately accommodate
off-street vehicle parking. As with Traffic Impact consideration needs to be
given to the tourism-centric nature of the development.
This indicator evaluated the accessibility of the site for public transport,
providing an affordable and efficient mode of transport for locals and future
tourists. A potential site should be in an accessible environment, integrated
with the transportation network and one that promotes public transportation.
Thus, proximity to existing public transportation networks would make a site
more optimal.
Considered how friendly a site is to access by foot. Factors influencing
walkability include the presence or absence and quality of connected
footpaths, sidewalks or other pedestrian rights-of-way, traffic and road
conditions, land use patterns, building accessibility, and safety, among others.

5

5

2

5

2

5

3

2

5

5
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Alternative and Nonmotorised Transport
Accessibility
Outward View Potential

In addition to private and public vehicular access as well as walkability;
consideration was given to the site’s suitability for the safe access, storage etc.
of bicycles, skateboards, etc.
This indicator considered what impact the site will have on a user’s experience
and the potential outward views that may be enjoyed from the proposed site.

3

5

Market Feasibility and Socio-Economic Impact

Complementary
Economic Products

Economic/Market
Impacts

Tourism Networking
Potential

Historic and Cultural
Significance

Brand-Merchandising
Revenue Potential

Inclusivity and Diversity
Potential

Complementary economic infrastructure includes existing retail, leisure,
tourism, commerce and telecommunications products and services which can
be utilised by the future users of the facility. This indicator measured the
availability of such complementary infrastructure near to the proposed site
and how it complements the development and in turn positively impacts the
development
This indicator considered if the development of the site would impact the
overall economic/market strength of the NMBM. It assesses whether the site
development has the potential to:
1. Attract complementary corporate property investment and
businesses to the area
2. Contribute towards the growth of existing businesses in the
immediate area and promote redevelopment
3. Grow the presence of local SMMEs in the immediate area
4. Create and draw new employment opportunities from the
immediate area
Considered the surrounding tourism network linked to, or associated with, the
proposed site. Tourism networking ensures that the development is linked to
or located in close proximity to existing tourism products, particularly those
that complement the Tower of Light development concept.
This indicator considered if the site had any historical or cultural significance
that could be leveraged to enhance the product offering of the proposed
development. It also considered whether the cultural or historical significance
of the site would impact the development approach followed when the site
was developed.
This indicator considered the revenue potential that the Tower of Light could
directly generate from the proposed site as well as the revenue opportunities
for surrounding businesses.
The preferred site should encourage access to all and avoid being situated in a
location of predominantly defined by a single group (be it racial, religious, class,
income etc). This indicator considered that as well as whether the proposed
site was perceived to be safe and welcoming to all as well as supporting a
variety of commercial, cultural, economic, tourism, lifestyle tenants, users,
occupants as well as visitors.

4

5

4

2

2

5

Technical Issues
Bulk Infrastructure

On-site Infrastructure
Potential
Signage Potential

A potential site which is located close to an existing, reliable electrical, bulk
water, and sewage systems with adequate capacity to accommodate the new
development would be more preferred.
This indicator evaluated the potential of the site to accommodate its own
infrastructure, be it electricity generation-storage; water collection and/or
storage; waste collection-storage-processing etc
This indicator considered how visible the Tower of Light’s branding would be
in the surrounding area of the proposed site.

4

2

2
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Each of the Tower of Light potential sites identified in Table 2.1 were then assessed using the indicators outlined
above. These indicators were scored on a three-point scale. Under this scale, a potential site that positively
contributed to the achievement of the indicator would score highly, while a site that negatively or adversely
effected an indicator would have a low score. Provision was also made for a “Neutral” rating where no clear
effect was likely to arise.
The MCDA further made provision for ‘Not Applicable’ indicators and ‘Critical Flaws’. Critical Flaws were defined
as: “A certain circumstances regarding the status quo of the proposed site that might not be able to be
changed/altered to allow for the development to occur. Alternatively, aspects related to site ownership,
permissions, release or authorisation that might not be attainable within a realistic time period.” In situations
where an indicator was ‘Not Applicable', the final site values were restated to take cognisance of this.
Table 2.3 illustrates the results of the application of the MCDA to the potential sites identified. The sites have
been ranked from highest scoring (most preferred) to lowest scoring (least preferred).
Table 2.3: MCDA outcomes for the potential Tower of Light sites
Spatial
Appropriateness
& Access

Market Feasibility
& Socio-Economic
Impact

Technical Issues

Max: 47

Max: 22

Max: 8

Harbour Area

44.5

22.0

Kings Beach Area -Transnet Land

42.5

Kings Beach Area- Municipal Land

TOTAL
(%)

Rank

8.0

96.8%

1

22.0

8.0

94.2%

2

41.5

22.0

8.0

92.9%

3

St. George’s Park

41.5

22.0

8.0

92.9%

4

Donkin Reserve

41.0

22.0

7.0

90.9%

5

NMB Stadium

37.0

20.0

6.0

81.8%

6

Settlers Park

38.5

16.0

6.0

78.6%

7

Telkom Park Stadium

38.5

16.0

6.0

78.6%

8

Something Good Roadhouse

32.5

17.5

7.0

74.0%

9

SANDF Land

32.5

17.5

7.0

74.0%

10

Baywest Gateway

24.5

12.5

5.0

54.5%

11

Van Stadens Gateway

24.5

10.5

6.0

53.2%

12

Colchester Gateway

24.5

10.5

4.0

50.6%

13

Uitenhage Alternative Site

21.0

7.5

5.0

43.5%

14

Van der Kemps Kloof

21.0

7.5

5.0

43.5%

15

Motherwell Peace Park

20.5

7.0

5.0

42.2%

17

Swartkops Power Station

13.5

9.0

6.0

37.0%

18

Uitenhage

13.0

8.0

3.0

31.2%

19

Mount Pleasant Hills

9.5

1.0

5.0

20.1%

20

Site

From Table 2.3 the following is evident:
•
•

The top five most preferred sites all scored in excess of 90.0% on the MCDA.
These five sites all scored highly in the Market Feasibility and Socio-Economic Impact and Technical
Issues categories, with the variance arising in the Spatial Appropriates and Access category.
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•

The Donkin Reserve was the only potential site to score less than 100.0% in the Technical Issues
category due to the sites lower score on the On-site Infrastructure Potential indicator.

The top five sites were therefore all deemed to be appropriate locations for the Tower of Light Precinct. The
results of this MCDA site assessment were subsequently presented to a multi-stakeholder team comprising
the NMBM’s Executive Director of Economic Development and Planning; representatives from various
directorates within NMBM; the MBDA; and civil society1.
The outcomes of the meeting were that the top three sites identified in the MCDA (Harbour Area; Kings Beach
Area – Transnet Land; Kings Beach Area – Municipal Land) constituted ‘Critical Flaws’ due to a combination of
ownership issues, and technical restrictions. The directive received at this meeting was that the next highest
scoring site – St. George’s Park – be considered as the preferred site. The approval of St. George’s Park as the
preferred site was ratified at an official sitting of the Economic Development and Tourism Standing Committee
on 18 July 2019.

2.3 SYNTHESIS
This chapter undertook a site assessment for the Tower of Light Precinct. As part of this process a multi-criteria
decision analysis model was developed, comprising 21 indicators across three categories – Spatial
Appropriateness and Access; Market Feasibility and Socio-Economic Impact; and Technical Issues. This model
was subsequently applied to the 19 potential sites for the Tower of Light Precinct. The top five sites, all of which
scored over 90.0%, emanating from this process were:
1.
2.
3.
4.
5.

The Harbour area
Kings Beach Area – Transnet Land
Kings Beach Area – Municipal Land
St. George’s Park
Donkin Reserve

These results were then presented to a multi-stakeholder team comprising the NMBM’s Executive Director of
Economic Development and Planning; representatives from various directorates within NMBM; the MBDA; and
civil society. The outcome of this meeting was the decision of the NMBM Directorate of Economic Development
and Planning to rule out the top 3 sites identified (Harbour Area; Kings Beach Area – Transnet Land; Kings Beach
Area – Municipal Land) given that they constituted Critical Flaws due to a combination of ownership issues, and
technical restrictions (i.e. flight path).
Based on this, the meeting deemed the most preferred site was St. George’s Park (92.9%). Accordingly, this site
will form the basis of the subsequent Tower of Light Precinct business plan.

1

This meeting was held at the MBDA Officers on 5 June 2019.
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3. MARKET ASSESSMENT
The purpose of the market assessment chapter is to profile existing trends within the NMBM that may contribute
to or influence the viability of Tower of Light Precinct. Any new development cannot be viewed in isolation as it
will ultimately function as a commercial or recreational node within the larger NMBM market. Any new
development requires investors (public and/or private sector) to be willing to invest in both the construction
and operation of a precinct. This however is only likely should there be sufficient demand within the market to
sustain such a precinct and its associated commercial activities.
To achieve this, the market assessment considered the socio-economic context of the NMBM, profiled the
broader tourism environment and reviewed the residential and commercial property trends within the
municipality. It also undertook a benchmarking exercise of local and international precincts, the aim of which
was to identify key lessons learnt and inform the development concept of the Tower of Light Precinct.

3.1 SOCIO-ECONOMIC SNAPSHOT
Table 3.1 presents a brief socio-economic snapshot of the NMBM with a focus on population, employment status
and income. The intention of this exercise is to profile the domestic market that is most likely to visit the Tower
of Light Precinct, so as to establish what impact, if any, these dynamics could potentially have on an individual’s
willingness to visit the Tower of Light Precinct.
Table 3.1: Demographic overview of South Africa, the Eastern Cape and NMBM, 2018
NMBM

Eastern Cape

South Africa

Children (0-14 years)

316 763

2 239 696

17 043 517

Youth (15-35 years)

384 935

2 145 315

20 585 144

Adult (35-64 years)

429 606

1 669 202

16 872 729

Elderly (65+ years)

89 312

468 520

3 224 215

1.1%

0.2%

1.6%

66.0%

58.2%

63.2%

R162 429

R100 607

R160 141

5.8%

5.2%

5.2%

R9 435

R5 187

R8 252

Population

Population Growth Rate (2008-2018)
Employment Status
Formal Employment Rate
Income and Expenditure
Annual Household Income
Spend on Recreation and Entertainment (%)
Annual household spend on Recreation and Entertainment

Source: Quantec Standardised Regional (2019)

From Table 3.1 it is evident that:
•
•
•

Between 31.5% and 35.7% of the population across NMBM, the Eastern Cape and South Africa is
between the ages of 15 and 35 years old.
A greater portion of the NMBM population is formally employed (66.0%) than in the rest of the South
Africa (63.2%) or the Eastern Cape (58.2%).
The annual household income of NMBM is similar to that of the average South Africa household, but
61.4% higher than an average Eastern Cape household.
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Based on the information presented in Table 3.1, the average NMBM visitor to the Tower Light Precinct would
likely be 33.3 years old, formally employed, and with an average annual household income of R162 400. Such
a visitor would typically spend R9 400 each year on recreation and entertainment, equivalent to R780 per
month. Visitors from the greater Eastern Cape region would be younger (29.4 years old) and notably less
affluent, spending only +/- R430 on recreation and entertainment each month.
To determine the potential economic impact of the Tower of Light Precinct development, it is also necessary to
understand the key economic trends, not only in the NMBM, but also in the broader South African economy.
This makes it possible to ground future projections in observable economic reality.
Table 3.2 presents an overview of these key economic variables for the NMBM, Eastern Cape and South Africa.
Emphasis is placed on the Wholesale and Retail Trade as it is this sector into which a significant potation of the
tourism industry falls.
Table 3.2: Economic overview of South Africa, the Eastern Cape and NMBM, 2018
NMBM

Eastern Cape

South Africa

R84 815

R219 422

R2 923 514

0.7%

1.0%

1.2%

R15 711

R41 870

R431 669

Contribution to total GVA

19.0%

19.5%

15.1%

GVA Growth Rate (2013 - 2018)

0.3%

0.6%

1.1%

Employment

91 138

289 084

3 605 406

Contribution to total employment

25.1%

23.5%

22.4%

Employment Growth Rate (2013 - 2018)

2.6%

2.4%

2.4%

Total GDP (R, millions; Constant 2010 prices)
GDP Growth Rate (2013 - 2018)
Wholesale and Retail Trade
GVA (R, millions)

Source: Quantec Standardised Regional (2019)

From Table 3.2 it is evident that:
•
•
•
•
•

Over the last five years the NMBM economy has underperformed both the provincial and national
economies, growing by only 0.7% year-on-year between 2013 and 2018.
Despite this weak growth, the NMBM still accounts for 38.7% of the total GDP of the Eastern Cape.
The Wholesale and Retail Trade sector accounts for over 15.0% of the total GVA for NMBM, the Eastern
Cape and South Africa.
The sector however has exhibited weak growth, particularly in NMBM, growing by only 0.3% year-onyear between 2013 and 2018.
The sector is also an important employer in the municipality, accounting for a quarter of the total
NMBM formal labour force and growing at 2.6% year-on-year.

3.2 TOURISM PROFILING
This section provides an overview of the tourism market in NMBM. The aim of this profiling exercise is to
understand the existing tourism dynamics within the municipality, so as to better tailor the complementary
product offerings for the Tower of Light Precinct.
Table 3.3 highlights some of the key tourism characteristics that define the NMBM tourism market.
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Table 3.3: NMBM tourism profile, 2017
Variable

International Visitors

Domestic Visitors

Number of visitors

321 316

3 079 982

Purpose of visit

•
•
•
•

58.0% Holiday
32.9% Event
5.1% VFR2
4.3% Business

•
•
•

39.6% Holiday
34.1% VFR
19.0% Business

Activities undertaken

•
•
•
•
•

Adventure & Sport (54.5%)
Wildlife/National Parks (41.9%)
Scenic Beauty/Beaches (40.6%)
Historical (33.7%)
Arts/Culture/Museums (16.0%)

•
•
•
•
•

Visiting family & friends (34.1%)
Scenic Beauty/Beaches (29.3%)
Historical (26.1%)
Adventure & Sport (22.2%)
Arts/Culture/Museums (7.1%)

Daily Spend

R761

R332

Total Estimated Direct Spend

R0.8 billion

R3.0 billion

Average length of stay

3.4 days

3.7 days
Source: Adapted from NMBT (2017)

From Table 3.3 the following tourism characteristics are noted:
•
•
•

•

Of the total number of tourists that visit the NMBM, approximately nine out of ten are South Africans,
the majority of whom are visiting friends and family.
The purpose of these tourists visit significantly influences their expenditure patterns. For example, if
many tourists stay with friends and family it reduces the demand for paid accommodation and dining.
Museums and other arts and cultural related tourism products are notably more popular with foreign
tourists than they are with South Africans. These tourists however account for less than 10.0% of the
total visitors to the NMBM.
It should be noted though that a significant proportion of international visitors are likely to only spend
a limited time in Port Elizabeth, and rather use the city as stop over point between the game reserves
and lodges in the Sarah Baartman District Municipality, the Garden Route, Cape Town, Durban or
Johannesburg.

The tourism industry in NMBM is seen as key component of growth and development as highlighted in several
planning documents. The key tourism-related objectives are to increase length of stay and volumes of visitors
to the NMBM though promoting events and the upgrading of municipal tourist attractions. Along with this is the
need to ensure that the quality and service of tourism products is improved so to position the NMBM as a world
class destination. As such, there is a need to establish brands directed towards both domestic and international
tourists.
A spatial assessment of attractions within the NMBM, identifies several distinct tourism-related clusters. These
clusters represent locations within the municipality where both foreign and domestic tourists tend to visit when
travelling to the municipality. The largest of these clusters are: Central and South End (26.1% of attractions),
Summerstrand and Humewood (11.4%) and Walmer (11.0% of attractions).
The Central and South End cluster, and to a lesser extent the Summerstrand and Humewood cluster, have the
highest concentration of museums and art galleries in the NMBM and are popular destinations for both foreign
and domestic tourists interested in the historical and cultural heritage of the NMBM.

2

Visiting Friends and Relatives
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From figures published by South African Tourism, an estimated 10.3 million foreign tourists visited South Africa
in 2017. The Eastern Cape however was only able to capture 4.0%% of these arrivals, equivalent to 412 000
foreign tourists.
An estimated 16.2% of the total foreign tourists visiting South Africa in 2017 undertook some form of tourism
activity linked to the country’s cultural, heritage or history. This equates to a total potential market of
+/- 1.7 million foreign tourists. The Eastern Cape was particularly popular in this regard, with 26.3% of the
foreign tourists that visited the province in 2017, undertaking some form of cultural/historical activity. The
Eastern Cape specific market is therefore estimated at approximately 108 000 foreign tourists.
Table 3.4 illustrates the top 10 culture and heritage attractions, or landmarks visited by tourists in 2017. From
the table it is evident that those attractions related to Nelson Mandela were particularly popular, attracting over
600 000 visits in 2017, slightly higher than the 598 000 recorded in 2016.
Table 3.4: Visitor numbers for the top 10 culture and heritage attractions or landmarks in South Africa
2015

2016

2017

Robben Island

317 000

337 000

331 000

Apartheid Museum

208 000

262 000

301 000

227 000

234 000

Mandela House (Soweto)
Tour of Soweto

173 000

212 000

217 000

Constitutional Hill

70 000

104 000

111 000

Maropeng and Sterkfontein Caves (Cradle of Humankind)

63 000

79 000

Mzoli’s Place

75 000

77 000

48 000

41 000

34 000

3 5000

34 000

35 000

Lesedi Cultural Village
Zululand Cultural Villages (Richards Bay, Eshowe, Shakaland,
Ulundi, Nongoma)
Nelson Mandela Museum (Mthatha)

46 000

Source: SAT (2018)

The data published by South African Tourism suggests that the source markets most interested in South African
cultural, heritage or historical activities are the Americas (particularly Brazil and Canada) and Europe (particularly
France, Germany and the Netherlands).
From a domestic tourism perspective, a total of 17.2 million (overnight) domestic trips were taken in South Africa
in 2017, equivalent to 9.9 million domestic tourists. This was a contraction of -29.2% when compared to 2016.
The duration of these trips was, on average, at least 4.1 nights, resulting in 70.1 million bed-nights – 32.2% lower
than 2016.
The Eastern Cape attracted 1.6 million of these domestic trips in 2017, down 43.5% from the 2.9 million trips
recorded in 2016. Accordingly, the province received an estimated 961 000 domestic tourists in 2017 (2016: 1.3
million).
Applying the figures published by NMBT (2017), it was estimated that 65 500 of these tourists undertook an
arts/cultural/museum related activity while 246 500 undertook a historical-related activity. This suggests that
the potential market for domestic tourists visiting the Eastern Cape for a museum-related experience is
between 65 500 and 246 500 tourists.
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3.3 RESIDENTIAL AND COMMERCIAL PROPERTY PROFILE
Any development is likely to have some form of impact on the existing properties that surround it. Increased
investment in an area flowing from such a development could make the location a more attractive destination
for both businesses and residents. This in turn could increase overall property values, and positively impact a
municipality’s rates base. Accordingly, both the residential and commercial property markets in the NMBM and
St. George’s area were considered.

3.3.1 RESIDENTIAL PROPERTY PROFILE
Given that the proposed development concept for the Tower of Precinct will entail significant environmental
upgrades to the St. George’s Park area, it is necessary to obtain an understanding of the residential property
dynamics within the area. This will make it possible to quantify the impact that the precinct could potential have
on increasing property values and subsequently municipal rates revenue.
Figure 3.1: Five-year residential property market trends in St. George’s and surrounds

Source: Urban-Econ calculations based on Rode Report (2019)

Figure 3.1 illustrates the five-year residential property trends for St. George’s Park and the surrounding areas.
The suburb comprises mainly sectional tile units (92.4% of the total housing stock) with a limited number of
freehold properties primarily concentrated in the south-western part of the suburb. St. George’s Park is
surrounded by the high-income suburb of Mill Park to south, the middle-income suburb of Richmond Hill to the
north and the low-to-middle income suburb of Central to the east.
Over the last five-years (i.e. 2013 - 2018) the St. George’s Park area has experienced a contraction in property
sales, and a corresponding decline in the average selling price per unit. Surrounding suburbs by contrast, have
experienced strong growth in residential property sales of between 4.3% (Mill Park) and 8.2% (Richmond Hill).
St. George’s Park however remains an attractive destination given its central location, the size of sectional tile
units relative to other locations within the NMBM, and its relative affordability (i.e. median price of R660 000
for sectional title properties).
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3.3.2 COMMERCIAL PROPERTY PROFILE
The Tower of Light Precinct makes provision for the introduction of new mixed-use commercial space into the
NMBM, and specifically the St. George’s area. For this new mixed-use commercial space to be sustainable,
suitably priced, have low vacancy rates, and a high uptake by businesses, a clear picture of the NMBM
commercial property market must be obtained. This commercial property snapshot is illustrated in Table 3.5.
Table 3.5: Rental rates3 (R per m2) and vacancy rates in NMBM in the 2nd Quarter of 2019
Property Grade
A+

A

B

C

Average

Average
Vacancy4

CBD/Central

-

-

R68

R47

R58

-

Greenacres

R120

R115

R92

R68

R99

8.5%

Humewood/Humerail

R146

R123

R92

-

R120

4.6%

Newton Park & Cape Road

R98

R88

R77

R68

R83

19.0%

Walmer

R110

R98

R87

R75

R93

7.4%

NMBM Average

R119

R106

R83

R65

R92

7.9%

Area

Source: Urban-Econ calculations based on Rode Report (2019)

St. George’s Park, which falls into the greater CBD/Central area, has little to no A-grade5 (both A+ and A)
commercial rental stock, but an abundance of B and C grade commercial properties. Despite this absence, there
is strong demand in the area for better quality rental stock. This is evident by the rising rental rates that
commercial property owners have been able to secure for B-grade properties (i.e. between 2018 and 2019
average commercial rental rates for B-grade properties in the rose greater CBD/Central area by 7.9%). By
comparison, the average rental rate for B-grade properties across other areas in the NMBM has only risen by
2.6% over the same period.
Despite strong growth in commercial rental rates for B-grade properties in both the CBD/Central area and the
broader NMBM, rental rates for A-grade property have remained flat at approximately R112 per square metre
in 2019. This represents a 0.1% decline in rental rates when compared to the same quarter in 2018.
Rental rates for both A+ and A-grade commercial properties in the NMBM remain however highly competitive
with other cities. For example, NMBM’s average A-grade commercial rental space rates in 2019 were 22.7%
cheaper than Durban (R136 per m2), 32.6% cheaper than Pretoria (R156 per m2), 33.1% cheaper than city of
Johannesburg (R157 per m2), and 33.6% cheaper than Cape Town (R159 per m2). Vacancy rates across the NMBM
however remain elevated, having increased by between 2.0% (Greenacres) and 12.1% (Humewood/Humerail).
There was an estimated 143 000 m2 of commercial rental space classified as either A- or B-grade in the NMBM
in 2019. Of this figure, 55.0% was classified as A-grade (+/- 79 000 m2). Most of this stock was concentrated in
Walmer/Fairview (31.1%) and Greenacres (28.9%) and to a lesser extent in Newton Park and Humerail. Similar
to rental rates, commercial property stock in the NMBM remained largely static between 2018 and 2019. Over
this period, 1100 m2 additional A-grade stock was added to the Walmer/Fairview area.
By utilising the vacancy rates outlined above, it is estimated that there was approximately 11 300 m2 of vacant
A- and B-grade commercial property space in the NMBM during 2019. This was slightly lower than the figure

3

Rental rates exclude VAT

4

Vacancy rates are only for Grade A and B properties.

5

Subsequent references to A-grade property refers to property classified as both Grade A+ and Grade A.
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recorded in the same quarter in 2018 – 11 400 m2. The majority of this vacant commercial property is located in
Greenacres (53.5%; 6 050 m2) and Newton Park (35.5%; 4 000 m2)

3.4 TOURISM AND RECREATIONAL ACTIVITIES
Since early 2008 there has been a gradual redevelopment of the Central area (including St. George’s Park) from
an undesirable residential area, to a commercial and recreational tourism hub. This process has been driven by
both the MBDA through its various development projects (e.g. Donkin Reserve upgrade) and the private sector.
These interventions have seen the introduction of several new businesses and restaurants into the area. The
Central area now hosts a number of new restaurants, micro-breweries, a CrossFit studio, a mixed martial arts
facility, an indoor climbing wall as well as several niche manufacturers.
These commercial developments have not only helped to increase foot traffic to the precinct, but also enhanced
the area’s existing tourism product offerings. These tourism products include cultural and heritage attractions
such as Fort Fredrick, St Peters Church and Malay cemetery, Pearson Conservatory, City Hall, the old Post Office
Building etc.; and recreational activities linked to St. George’s Park (e.g. cricket, lawn bowls, tennis, soccer).
Figure 3.2: Selection of tourism attractions within the Central and St. George’s Park area

One of the anchor tourism attractions within the St. George’s Park area is Route 67. This route comprises 67
public art works located throughout the area symbolising Nelson Mandela’s 67 years of political life was initiated
by the MBDA in 2011. Each artwork seeks to illustrate the elder statesmen dedication to the struggle for freedom
in South Africa. Route 67 begins at the Campanile Monument and moves through the Vuyisile Mini Square up to
the Donkin Reserve. From here the journey continues along the historic streets of Central, past art galleries and
parks, and concludes at the Nelson Mandela Metropolitan Art Museum at the entrance to St George’s Park.
The route has sort to, not only revitalise the broader Central area through the introduction of public art works,
but also to link existing attractions into an integrated network, to enhance the overall tourism product offering
of the area. This intervention has proved to be successful, attracting an increased number of foreign tourists to
the area since its inception.
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The lower portion of the Central area (i.e. at the Baakens River mouth) includes the Port Elizabeth harbour.
While tourism products within the harbour are currently confined to restaurants, and ocean related activities
(boat cruises, shark cage diving) a number of plans have been developed to revitalise the area. The intention of
the redevelopment is to increase both the harbour’s existing product offerings as well as the its overall
attractiveness to local and foreign tourists.
The current plans developed by Transnet envision a marina which would include a maritime museum, retail
stores, restaurants, residential accommodation, offices, a statue or feature honouring former president Nelson
Mandela, a passenger terminal, canal waterway, bunkering for small vessels, maritime education and training,
as well as an international convention centre.

3.5 PROPOSED PRECINCT INTERVENTIONS
In 2014 the MBDA commissioned the development of a Baakens River Precinct Plan. The aim of this plan was to
generate a strategic document, that would guide the MBDA’s future interventions within the precinct. The vision
set out in this plan, was for the Baakens River Precinct to be a “vibrant, attractive and usable precinct orientated
around a dominant open space system that supports activities including residential and preserves its ecosystems
allowing natural biodiversity.”
Various proposals were made in the Precinct Plan for traffic and movement; land use and activities; open space
and landscape; and urban design directives. To realise these proposals, the Baakens River Precinct was divided
into four focus areas, each with their own unique identity. These focus areas were: The Heart of the Bay; Baakens
River Valley; St George’s Park; and the Waterfront. Each focus area included a set of priority projects, the
implementation of which was intended to provide a catalyst for private sector development within the
respective area.
The following section briefly explores the Baakens River Precinct Plan interventions for the St. George’s Park
Focus Area as it is within this area that the proposed Tower of Light Precinct development is intended to occur.

3.5.1 PRIORITY PROJECTS FOR FOCUS AREA
The aim of the St. George’s Park Focus Area to consolidate the area as a sport, recreation, health, education and
sculpture precinct. In St George’s Park itself there is a need for the upgrade of many of the sports facilities and
the addition of new amenities, the upgrade and redevelopment of the landscaped areas. This is to be achieved
through:
•
•
•

Streetscape upgrades to Rink Street;
Extension of Route 67 to incorporate St. George’s Park; and
The inclusion of two residential apartment buildings in underutilised areas around the perimeter of St.
George’s Park.

To ensure the success of these projects and the revival of the surrounding area, the Baakens River Precinct Plan
proposes that efforts be made to promote and facilitate temporary events and exhibitions in the area. This was
noted as being particularly important for the Route 67 concept as it will link various cultural nodes, with cultural
events, and art exhibition spaces/places or theatre and performances spaces/places.
To further promote St. George’s Park and reactivate the space, the Baakens River Precinct Plan proposes
marketing the area to nearby schools and business as a sports and well-being precinct. This should help to attract
new users to the area. Secondly, the MBDA should seek to mobilise private investors interested in creating a
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well-being centre, thereby attracting various other sports related activities to St. George’s Park. This type of
clustering could create stature and opportunity. Part of this process should entail reviewing the existing leases
of the various sports clubs operating in St. George’s Park.
Figure 3.3: Proposed interventions for St. George’s Park focus area

Source: MBDA (2015)

3.6 BENCHMARKING ASSESSMENT
The following section presents a selection of local and international precincts that will serve as case studies to
inform the development concept of the Tower of Light Precinct. The purpose of conducting a benchmarking
assessment was twofold: the first was to develop an understanding of how cultural and tourism precincts
integrate with the broader urban setting and secondly to identify economic land uses and commercial activities
that typically complement similar precinct developments.
The benchmarking assessment considered three NMBM-based precincts namely:
1.
2.
3.

Donkin Reserve
Campanile Memorial
Bayworld

These three tourist precincts, which all closely align with the overall objective of the Tower of Light Precinct,
were selected based on the following criteria:
•

The attraction serves/d as a top tourist destination in the NMBM for short-term visit;
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•
•

The attraction forms a unique part of the history and heritage of the NMBM and aligns to the distinct
characteristics of the area; and
The attraction serves as a prominent landmark site within the NMBM.

Four international examples were also considered including:
1.
2.
3.
4.

Zeitz Museum of Contemporary Art Africa (Zeitz MOCAA)
Gold Coast Cultural Precinct
Guggenheim Bilbao Museum
La Cité du Vin, a World of Cultures

The selection of these international case studies was based on:
•
•
•
•
•
•

How closely the align with the Tower of Light Precinct concept;
Their location across different continents and environments;
The fact that they are each an iconic landmark within the cities they are located;
Their emergence as iconic public/private landmarks in the past two decades that offer value to the
tourism industry in their respective city;
Their commercial, economic, and social success as precinct developments; and
Their ability to positively influence the area surrounding where they are based, exposing these areas to
the global market.

Table 3.6 provides an overview of the NMBM-based landmark precincts while Table 3.7 presents the outcomes
of the internal benchmarking exercise. These tables outline the salient features of the respective precincts,
contextualising them in their surrounding environment and presenting key lessons learnt for the Tower of Light
Precinct.
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Table 3.6: NMBM local benchmarking exercise
Donkin Reserve

Campanile Memorial

Salient Features
Location:
Year Built:
Estimated Cost:
Environment:

Bayworld

Salient Features
Central, Port Elizabeth
1861; Redeveloped 2010
R17 million (redevelopment)
Mix of residential and
commercial properties,
many of which are derelict

Location:
Year Built:
Estimated Cost:
Environment:

Salient Features
CBD, Port Elizabeth
1920; Redeveloped 2015
R18 million (redevelopment)
Commercial, office and
retail properties many of
which are in poor condition

Location:
Year Built:
Estimated Cost:
Environment:

Humewood, Port Elizabeth
1958
Redevelopment, TBD
Upmarket residential and
commercial properties close
to key tourism products

Key Lessons Learnt
•
•
•
•
•
•
•
•
•

For the redevelopment of each of the sites, there was a clear, detailed precinct plan in place prior to the redevelopment;
All the redevelopments had a focus on enhancing the appeal of the existing attractions, while at the same time promoting inclusivity for the 21st century;
Both the Donkin Reserve and Campanile Memorial functioned effectively as standalone tourism sites;
While limited indirect impacts where initially realised in the immediate vicinity of both the Donkin Reserve and Campanile Memorial, these impacts were not sustained;
A lack of complementary commercial/cultural products discouraged tourists and locals from spending time and money in these precincts (passive experience);
Ongoing investment by both the public and private sector was critical to ensuring the economic success of the precincts;
A multi-stakeholder approach was important in ensuring sufficient private sector buy-in for the precinct developments. Such communication should be realistic, honest and clear;
Prerequisites for success were ensuring that the precinct is walkable, adequately accessible, had good transport linkages, and enough lighting; and
The derelict nature of surrounding properties (particularly in the case of the Donkin reserve and Campanile Memorial) impeded the attractiveness of the redevelopment and
discourage tourists from visiting the precincts.
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Table 3.7: International benchmarking exercise
Zeitz MOCAA

Gold Coast Cultural Precinct

Salient Features

Salient Features

Cape Town, South Africa
Location:
Redeveloped in 2015
Year Built:
R500 million
Estimated Cost:
Operational harbour
Environment:
La Cité du Vin, a World of Cultures

Location:
Year Built:
Estimated Cost:
Environment:
Key Lessons Learnt
•
•
•
•
•

Salient Features
Location:
Year Built:
Estimated Cost:
Environment:

Bordeaux, France
2011
R1.1 billion (est.)
Operational harbour with
surrounding residential properties

•
•
•
•
•

Guggenheim Bilbao Museum

Salient Features
Gold Coast, Australia
2014, still underway
R3.2 billion (est.)
Open urban space

Location:
Year Built:
Estimated Cost:
Environment:

Bilbao, Spain
1997
R1.6 billion (est.)
Harbour frontage

Public and private partnerships/ventures played key roles in the success of all precincts;
All projects were developed on previously underutilised greenfield/brownfield sites with the intention to promote
regeneration of spaces and attract critical mass;
While there were core iconic attractions/themes at the heart of each precinct, these were directly complimented
by secondary commercial functions (i.e. hotels, restaurants, specialist retail & meeting spaces etc.);
The identity of each iconic landmark was strongly tied into the competitive advantages of the respective city/region;
All the precincts promoted inclusivity, functioning as both tourism landmarks and attractions, as well as a place for
locals to meet, socialise and work;
Merchandising and branding was used effectively to generate a direct income stream for all precincts;
The financial sustainability of the precincts was ensured through private sector commercial participation;
Each precinct had a unique architectural identity which drew people in;
Adjacent land and properties have been transformed in their use and value (i.e. Bordeaux harbour) following the
completion of the respective precincts; and
All precincts have strong public/alternative transport connectivity and are effectively integrated into the urban
landscape.
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3.7 SYNTHESIS
This chapter has provided both a socio-economic snapshot of the NMBM as well as a tourism profile of the
municipality. From a socio-economic perspective, the NMBM has exhibited positive population and economic
growth over the last five years. The NMBM is characterised by comparatively high formal employment levels
and household incomes in excess of the national and provincial averages. NMBM residents typically spend
R9 400 annually on recreation and entertainment, equivalent to R780 per month.
From a tourism perspective, the NMBM is primarily a domestic holiday destination, receiving only 321 316
foreign tourists in 2017. While these foreign tourists tend to stay for a shorter period of time than South African
based tourists, they are significantly more likely to undertake a historical or arts/culture/museum activity.
The chapter revealed that South Africa received +/- 1.7 million tourists annually that were interested in
undertaking an activity linked to the country’s cultural, heritage or history. The Eastern Cape was particularly
popular in this regard, with an estimated market size of approximately 108 000 foreign tourists. Tourism
attractions linked to Nelson Mandela were particularly popular with tourists, with these sites attracting over 600
000 visitors in 2017. From a local perspective, it was estimated that 65 500 of domestic tourists to the Eastern
Cape undertook an arts/cultural/museum related activity while 246 500 undertook a historical-related activity.
The residential and commercial property markets were also considered in the chapter. Over the last five-years
(i.e. 2013 - 2018) the residential property market in the St. George’s Park area has experienced a contraction in
sales, and a corresponding decline in the average selling price per unit. Surrounding suburbs by contrast, have
experienced strong growth in residential property sales and average selling prices. St. George’s Park however
remains an attractive destination given its central location, the size of sectional tile units relative to other
locations within the NMBM, and its relative affordability (i.e. median price of R660 000 for sectional title
properties).
The chapter has shown that the commercial property market in the NMBM has been largely static over the last
year. Despite this, commercial rental rates for A-grade property within the NMBM are more competitive than
other metros in South Africa offering a 22.7% to 33.6% discount. Commercial vacancy rates are likewise
comparable low at 7.9%. These factors mean that there is approximately 11 300 m2 of vacant A- and B-grade
property in the NMBM.
In addition, the chapter undertook a benchmarking exercise of cultural precinct similar to the Tower of Light at
a local and international level. This exercise showed:
•
•
•

•
•

Clear and detailed plans are all in place well before the development of cultural precinct occurs.
Public and private partnerships/ventures play key roles in the success of precincts.
While a core iconic attraction/theme should be at the heart of a precinct, this needs to be
complimented by secondary commercial functions (i.e. hotels, restaurants, specialist retail & meeting
spaces etc.).
All precincts should have strong public/alternative transport connectivity which is effectively integrated
into the urban landscape.
Other prerequisites for success are ensuring that the precinct is walkable, safe, and sufficient lighting.

In conclusion there are two important aspects which determine the success of a cultural precinct. The first aspect
is how well the precinct itself is utilised on a daily basis, through a variety of activities and opportunities to access
by locals and tourists alike. The second aspect is the utilisation and functionality of the area surrounding the
precinct. The level of access, the type of associated activities are all important.
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4. DEVELOPMENT CONCEPT
The development concept identifies and quantifies the target market for the Tower of Light Precinct; outlines
the proposed site layout and design as well as its functional nodes; and sets out the various products and services
that should be offered in conjunction with the development. This development concept is informed by the
outcomes of the market assessment and the benchmarking exercise, as well as engagements with NMBM
planning officials.

4.1 TARGET MARKET
The identification of a potential target markets for the Tower of Light Precinct serves two purposes. Firstly, it
helps to quantify the potential number of individuals that could make use of the area, and accordingly informing
the financial viability of the development. Secondly, it aids in segmenting the market. This market segmentation
helps to allocate marketing expenses more efficiently and to create marketing strategies that target the specific
user groupings.
Because the domestic market (which includes local residents) constitutes the largest proportion of visitors to
the NMBM, the Tower of Light Precinct will primarily focus its efforts on attracting this market segment. Equally,
focusing on the domestic market will help to ensure more consistent visitor numbers to the precinct and address
the high level of seasonality that characterise foreign tourist arrivals to the NMBM.
The multifaceted nature of the development will mean that the site is used on a daily basis by local residents
who will utilise the products within the precinct (e.g. day care, food market, venue space), visit the retail
offerings, and make use of the park and its surrounding recreational activities. Businesspeople based in the
precinct’s commercial nodes will likewise make use of the development on a daily basis. Domestic and
intentional tourists are also anticipated to frequent the Tower of Light throughout the year, with a strong focus
on local and out of town school groups.
Table 4.1 outlines the proposed market segments for the Tower of Light Precinct as well as the potential size of
these respective markets. Based on these estimated market size and an anticipated capture rate of 10.0%, the
potential market for the Tower of Light Precinct is projected to be approximately 409 000 visitors annually.
Table 4.1: Market segmentation and size (annually)
Category

Estimated Annual Market Size

Estimated Potential Tower of Light Visitors

Local Residents

921 680

65 439

School Children

180 000

117 000

2 388 000

107 532

412 000

119 400

Domestic Tourists
Foreign Tourists

While Table 4.1 indicates that the Tower of Light Precinct could receive up to 409 000 visitors annually, it is
unlikely that this figure will be reached immediately. Initially, it anticipated that the Tower of Light Precinct will
primarily be able to attract local residents and school children (i.e. between 100 000 and 200 000 visitors
annually), with only a marginal number of domestic and foreign tourists (i.e. less than 20 000 visitors annually).
As brand recognition and awareness of the Tower of Light Precinct grows, the precinct will increasingly be able
to attract a greater proportion of domestic and foreign tourists. Gradually, the Tower of Light Precinct will
capture an increasing share of the estimated market of these two categories of visitors as outline in Table 4.1.
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4.2 SITE CONCEPT, LAYOUT AND DESIGN
Following the selection of St. George’s Park as the preferred location (see Chapter 2), the Tower of Light design
concept submitted for the Design your Precinct Competition was revised so that it could be accommodated
within this new location. Figure 4.1 illustrates the revised conceptual layout of the Tower of Light, the five
associated grass mounds and adjacent structures. Table 4.2 provides a more description of these various
structural elements within the Tower of Light Precinct.
Figure 4.1: Conceptual layout of the Tower of Light Precinct

M5
M1

D
M4

PL

TW
M2

M3

C

B

A

FG
E

F

Table 4.2: Structural elements of the Tower of Light Precinct
Approximate
Footprint

No.

Structure

TW

Tower of Light

PL

Plaza

M1

Tower of Light Admin

M2

Food Market

2 000 m2

M3

Interpretation Centre

2 000 m2

350 m2

38 000 m2

800 m2

Description
Focal point of the precinct and comprising an 81-metre-high, 27-story
glass tower.
Paved area covering entire precinct area and featuring 12 000 small
statues representing, the Black African lives lost during the South
African War.
Serves as the location for the issuing and collecting of tickets for the
Tower of Light. It will also serve as the location where visitors health
and safety induction will be undertaken.
Location of an international and local culinary market and local fresh
produce store, with produce sourced from both the community garden
(FG) and the rest of NMBM.
Contains lecture hall and conference space as well as the Tower of
Light restaurant and gift shop.
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M4

Youth Development
Centre

M5

Exhibit Space

A-C

Mixed-use
commercial Space

D

Multi-purpose Facility

E-F

Commercial Space

E – 3 653 m2
F – 2 388 m2

FG

Community Food
Garden

1 400 m2

800 m2

1 400 m2

A – 3 332 m2
B – 3 913 m2
C – 4 623 m2

2 119 m2

Site for a day-care centre, open learning spaces and a children’s
creativity centre and library.
General purpose exhibit space for venue hire. Facility would include
catering kitchens and would be suitable for weddings, parties and
other events.
Three five story mixed use developments with retail on 50% of the
ground floor. Use will be market driven but should focus on open
workspaces for SMMEs, the creative economy, technology incubation
and law offices or paralegal services.
A single-story double volume multi-purpose facility that should include
a gym which can be used for boxing tournaments and sports training.
It would also include an outdoor amphitheatre facing existing sports
fields. This could be used for outdoor events (e.g. music concerts,
movies) or to watch sporting events such as five aside football.
Comprising a three-story (E) and five-story (D) building on the south
side of the park. Use will be market driven but should focus on medical
suites, treatment recovery, and accommodation/hotel.
A local food garden that would be used to promote urban agriculture
and provide fresh produce to local restaurants. It could also include the
possible introduction of allotments for local residents. The garden
could be used in conjunction with the youth development centre to
provide education on the benefits of nature, environmental
stewardship etc.

Figure 4.2: Visual collage of development concept

In addition to the construction of the buildings proposed in Table 4.2, several additional enhancements should
be made to both the Tower of Light Precinct and the broader St. George’s Park area. This includes the cleaning,
maintaining and upgrading of broader St. George’s Park, the introduction of various landscaping elements to the
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site (e.g. indigenous plants, outside seating, walkways, bike racks), enhanced security features (i.e. additional
lighting, CCTV cameras, dedicated patrols) and a “Instagram Selfie Point” showcasing the Tower of Light.
The introduction of landscaping elements should be designed in such a manner as to accommodate alternative
uses for the open space plaza surrounding the Tower of Light and the other structures outlined in Table 4.2,
particularly events such as Art in the Park.

Example of interactive map that could be used within the Tower Example of Instagram Selfie Point proposed for the precinct
of Light Precinct to illustrate the history of the development, and showcasing the Tower of Light. This could be sponsored
by the precinct operator or branded by the NMBM, MBDA or
and key attractions within the precinct and broader area.
another private sector business.

When incorporating landscaping elements into the Tower of Light Precinct, cognisance should be kept of the
different types of users that are likely to visit the precinct. Pursing some of the following in the design process
can significantly enhance the accessibility of the Tower of Light Precinct for all people, particularly those with
disabilities:
•
•
•
•
•
•
•

Limiting the number of staircases;
Ensuring that external surfaces are barrier free, level and have low gradients;
Having lift doors stay open longer;
Making sure that handrails flank both sides of staircases;
Ensuring that chairs in the precinct have grab handles;
Having tactile guidance and easy-to-read pictographs throughout the precinct to help the visually
impaired; and
Having Braille directions.

Cobblestones and narrow sidewalks will make it difficult for
people in wheelchairs to access the Tower of Light Precinct
(Source: Salman, 2018)

Examples of Braille directions on handrails in the awardwinning CapitaGreen office block that could be adopted in
the Tower of Light Precinct (Source: Salman, 2018)
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Based on the proposed layout the Tower of Light Precinct would have a total footprint of approximately
60 000 m2 and entail the introduction an additional 91 358 m2 gross lettable area (GLA) into the NMBM market
only once the full development concept is realised. It is however acknowledged that for a development of this
scale, the gradual phasing of commercial space will be crucial. Table 4.3 illustrates the proposed phasing for
the Tower of Light Precinct.
Table 4.3: Proposed phasing for the Tower of Light Precinct
Phase

Structures Developed

Estimated Approximate Additional GLA

1

•
•

Tower of Light
Surrounding Grass Mounds

7 350 m2

2

•
•

War Memorial and Plaza Development
Multi-purpose Facility (Structure D)

+2 100 m2

3

•

Commercial Development (Structure C)

+23 100 m2

4

•
•

Commercial Development (Structure A)
Commercial Development (Structure B)

+36 200 m2

5

•
•

Commercial Development (Structure E)
Commercial Development (Structure F)

+22 900 m2

While Table 4.3 illustrates the potential phasing for the Tower of Light Precinct, two important points should
be noted. Firstly, catalytic to the viability of the development will be the establishment of the Tower of Light
and associated grass mounds; and secondly, that the introduction of new commercial developments must be
market driven and subject to the private sector appetite for new commercial space.

4.3 PRODUCTS AND SERVICE OFFERINGS
The benchmarking exercise indicated that precinct’s generally offer a variety of other activities, beyond the
single draw card. The provision of these additional activities helps to make the core business case for the precinct
more viable. The following activities and revenue streams are envisioned for the precinct:
1.

Tower of Light:
The journey up the Tower of Light will be the anchor activity within the precinct and will be one of the
principal reasons that individuals visit the precinct. On average the duration of the experience is
anticipated to take +/- one hour, and cost R80 per person6. School children and children under the age
of 12 will be able to enter free of charge.

2.

Complementary Products:
Tower of Light Route
For an additional charge of R170 per person, visitors to the precinct will be able to undertake the Tower
of Light Route. This route will take the form of a hop-on hop-off tour of up to nine destinations across
the NMBM. Each of these destinations would showcase an element of Nelson Mandela’s life (e.g.
Apartheid struggle, Boxing, Religion) and/or anchor tourist attractions within the NMBM. The duration
of the tour would vary based on the number of attractions a tourist would wish to visit. The story of the
route will be diagrammatically explained within the Tower of Light to entice visitors to undertake the
route and its associated activities.

6

Suggested pricing. High pricing for international visitors and lower prices for domestic visitors can be explored for ensure increased
accessibility for South Africa citizens.
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Restaurant(s) and Food Hub
This would comprise restaurants offering a variety of local cuisines as well as an international and local
culinary market and local fresh produce store. Produce for these stores would be sourced from the
community garden proposed for the site as well as from local small-scale farmers throughout the
NMBM. This restaurant(s) and food hub would be rented out to a private sector operator(s) who would
be charged a market related rental by the Tower of Light Precinct managing company.
Gift shop and Concession Sales
This shop would be operated by the Tower of Light Precinct managing company and sell branded
products, curios and other concessions (e.g. beverages, snacks etc.) to visitors to the precinct.
Exhibit Space
This multi-purpose exhibit space would be designed in such a way as to make it suitable to host a variety
of events, conferences and art exhibits. As such, it should include catering facilities. This exhibit space
would be managed by Tower of Light Pty. Ltd. Revenue would be generated from renting out the space
(at a market related square metre rate or a per person rate), hiring out various rooms and equipment
required for exhibits and the provision of catering (optional service charged at a per person rate).
Dare care Facility
This would be the site of a day-care centre, open learning space and a child-orientated creativity centre
and library. The facility would be run by a private sector operator, who would pay the Tower of Light
Pty. Ltd. a fixed monthly fee. Alternatively, the Tower of Light managing company could elect to operate
the facility themselves and levy a daily, monthly or annual fee on users.
3.

Multi-purpose Facility:
This facility would comprise a gym which could be used for boxing tournaments and sports training. It
would also include an outdoor amphitheatre facing the existing sports fields. This could be used for
outdoor events (e.g. music concerts, movies) or to watch sporting events such as five aside football. It
would be managed by a private sector operator, who would pay monthly rental to the Tower of Light
Pty. Ltd.

4.

Commercial Developments:
These commercial developments would take various forms but comprise a mix of retail and office. The
usage of this space would be market driven but could focus on open workspaces for SMMEs, the
creative economy, technology incubation, law offices or paralegal services medical suites, treatment
recovery, and accommodation/hotel. The Tower of Light Pty. Ltd. would serve as the lessor, with the
company deriving rental income from the development’s commercial tenants.

5.

Community Food Garden:
This would be a local food garden to promote urban agriculture and provide fresh produce to local
restaurants. It could also feature allotments for local residents surrounding the precinct. This
community garden would be managed and maintained by the local community and various restaurants
within the precinct. Accordingly, the Tower of Light Pty. Ltd. would derive no income nor incur any
expenses in the garden’s operation.

4.4 NMBM TOWER OF LIGHT ROUTE
In order to position the Tower of Light Precinct as both an attractive offering to both local visitors and tourists,
and to provide metro-wide benefits, it will need to provide more than just a single experience. Packaging the

30

DRAFT FINAL REPORT – NOVEMBER 2019
Tower of Light experience with existing or new tourist products around other parts of the NMBM will not only
enhance the overall experience but also improve the sustainability of the entire operation. The Tower of Light
Precinct thus serves as the anchor from which other tourist attractions and areas within the NMBM can be
showcased. All areas within NMBM should derive benefit and be celebrated through the development and
operation of the Tower of Light Precinct.
This packaging will have the added advantage of attracting additional visitors to different parts of the NMBM
and retaining them in these locations for a longer period. This will in turn, improve the sustainability of other
tourist attractions in the NMBM, and help to improve overall security in the respective areas due to high levels
of foot traffic.
Figure 4.3 and Table 4.4 illustrates potential locations within the NMBM that could be incorporated into a
potential Tower of Light Route. It should be noted that several of these locations do not currently house a
specific tourism product. For these locations to be incorporated into the Tower of Light Route, it will be
necessary to development new tourism products within these areas or upgrade existing attractions at these
locations. The success of the Tower of Light Route will also hinge on obtaining the support and buy-in of local
tourism operators to include the route in their existing product offering. Obtaining this buy-in should be a core
focus of the Tower of Light Pty. Ltd. and the NMBM Tourism Department.
Figure 4.3: Potential Tower of Light Route

Table 4.4: Potential locations and activities for the Tower of Light Route
Stop
1.
2.

Location
St. George’s Park
Route 67

Activity
Tower of Light Precinct
Visitors undertake Route 67 starting at the Campanile.
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3.

New Brighton

4.

KwaZakhele

5.

Bethelsdorp

6.

KwaNobuhle

7.

Motherwell

8.

Motherwell

9.

Colchester/
St. Albans

Trip to the Red Location Museum and a talk on the role that New Brighton played during
Apartheid.
Guided tour of the Wolfson Stadium and surrounds; talk on the history of rugby in NMBM
and how Nelson Mandela used rugby to promote national building.
Talk on the history of Bethelsdrop; tour of the Van Der Kemp Memorial Church and the
oldest bible in South Africa; Discussion on Nelson Mandela and his faith.
Guided tour of the Zama Boxing Club; talk on the history of boxing in NMBM and Nelson
Mandela’s involvement in boxing.
Trip to the Nelson Mandela Peace Park; discussion on the history and legacy of the park as
well as Nelson Mandela’s role as a peace maker.
Visit to cultural village (still to be built) showcasing Nelson Mandela’s Xhosa cultural as
well as the other cultures unique to the area such as the Khoisan. Would also serve as a
gateway point to the Addo Elephant National Park.
Trip to a working farm; discussion on Nelson Mandela as a child in the rural Eastern Cape
herding cattle.

In addition to the tourist products and attractions identified in Figure 4.3, the development concept attached to
the Tower of Light Precinct lends itself to ready inclusion into the MBDA’s existing Route 67. The Tower of Light
Precinct could serve as a new focal point for the Route 67 or an alternative start/end point. Incorporating the
Tower of Light Precinct would also align with the expansion plans for Route 67 outlined in the Baakens Valley
Precinct Plan.
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5. BUSINESS AND OPERATIONAL MODEL
This Business and Operational Model chapter presents a proposed operational model for the Tower of Light
Precinct, including associated activities. This analysis will include the service provision process, sales projections,
the equipment requirements for the operations, and the marketing options. The chapter will also make
recommendations on the appropriate ownership and management model, including human resource
requirements, as well as outline the necessary statutory requirements.
In arriving at the proposed ownership and management structure several models were considered. These
included a public development option, a private development option and mixed development option. The
management structure adopted for the Tower of Light Precinct was based on a case study of the operating
model used by the V&A Waterfront in Cape Town as it was considered a South African success story.

5.1 TOWER OF LIGHT OPERATIONAL PROCESS
The Tower of Light Precinct will be operated and managed by the new company outlined in Section 5.5. This
company will be responsible for the day-to-day functioning of the Tower of Light Precinct, including its
management, staff, marketing, booking and maintenance; and will have overall responsibility for its success.
While the specific operational process will depend on the approach adopted by the management company, it
will generally comprise five basic steps as illustrated in Figure 5.1.
Figure 5.1: Proposed Tower of Light operational process

Step 1:

Step 2:

Step 3:

Step 4:

Step 5:

Booking

Arrival

Actitivty

Depature

Post Depature

Bookings will be made online through a designated bookings page on the management company’s website,
linked directly to NMBT’s website and various local tour operator platforms. Alternatively, visitors can phone in
and the receptionist will be responsible for assisting them and entering their booking into the system. Day
visitors will not be required to make online bookings and will be assisted by the receptionist on arrival.
Whichever method is used, visitors will in all cases be required to specify the whether they wish visit just the
Tower of Light or undertake the Tower of Light Route.
The second step begins with the arrival of the visitor at the Tower of Light. The visitor is received at the reception
area where the booking is finalised. At this point visitors will complete the necessary wavers. If payment has not
been received or finalised prior to arrival, this will also occur at this point.
In the next step, visitors undertake their chosen activity based on the option selected in the Booking step. Prior
to a client undertaking the selected activity, they will be required to go through a safety briefing, including an
explanation of the history and significance of the Tower of Light.
On conclusion of the Tower of Light climb, the client will return to the reception area and curio shop and then
depart. If they have selected the Tower of Light Route option, clients will be shuttled to the next destination on
the route (see Figure 4.3).
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At the end of the day Tower of Light staff will be responsible for checking that all inventory is accounted for and
stored its designated place. Additional activities that will need to be undertaken by staff will include:
•
•
•
•
•

Making sure that the exterior of the facility is in a good condition with no obvious maintenance issues;
Ensuring that the grounds and gardens are maintained and free of rubbish;
Providing key emergency information to clients;
Having emergency evacuation procedures in place including an assembly point; and
Ensuring that the site is secure and that the relevant security personnel are on call 24/7.

5.2 SALES PROJECTIONS
The sales projections for the Tower of Light Precinct are divided into three potential revenue streams, namely:
1) the income derived from the sale tickets for the Tower of Light and/or undertake the Tower of Light Route;
2) income from concession and curio sales; and, 3) property rental income from the letting of commercial
property within the precinct.
Initially, the sale of tickets for the Tower of Light and the Tower of Light Route are anticipated to generate
approximately 70.0% of the precinct’s total revenue. The remaining 30.0% of the precinct’s revenue will be split
more or less evenly between concession sales and rental income. As the development of the Tower of Light
Precinct progresses, and more commercial properties are brought online, property rental income will surpass
ticket sales as the primary source of revenue for the precinct.
Based on the estimated visitor numbers in each market segment (see Table 4.1), it is anticipated that the Tower
of Light Precinct could capture up to 10.5% of the total market. This would be equivalent to 409 000 visitors
annually, 117 000 of which would be children of school-going age. As noted in Section 4.1, it is unlikely that this
figure will initially be reached given the limited brand recognition and awareness of the Tower of Light Precinct.
While this figure would remain the long-term target for the precinct, a more conservative estimate of between
171 000 and 208 000 visitors annually is expected for the Tower of Light Precinct over the first five years.

5.2.1 TICKET SALES
Table 5.1 illustrates the estimated number of annual visitors that will go up the Tower of Light or undertake the
Tower of Light Route. The suggested ticket price for the Tower of Light is R80 per person and R170 per person
for the route. This figure is anticipated increase to R100 per person (Tower of Light) and R200 per person (Tower
of Light Route) in Year 4. Based on these figures it is anticipated that the sale of tickets will generate between
R19.9 million and R29.1 million in revenue over the first five years.
Table 5.1: Estimated ticket sale projections
Year
Tower of Light Visitors
Tower of Light Route Visitors
Total
1
103 090
68 726
171 816
2
104 885
69 924
174 809
3
106 743
71 162
177 905
4
114 976
76 651
191 627
5
124 985
83 323
208 308
Calculation Assumptions: Approximately 60.0% of total visitors to the precinct would elect to go up the Tower of Light
while 30.0% would elect to undertake the Tower of Light Route. Annual visitor numbers increase by between 0.9% and
1.4% for local residents and by between 6.0% and 6.1% for both foreign and domestic tourists.
Total Income (Year 1)
R19.9 million
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5.2.2 CONCESSIONS AND CURIO SALES
As outlined in Chapter 4, visitors to the Tower of Light Precinct would be able to purchases snacks, beverages,
curios and other related products from the Tower of Light gift shop. On average, it is expected that the typical
visitors will spend approximately R15 on concessions and +/- R200 on curios and other related gifts. These
averages are projected to increase by CPI each year (4.0%). These sales are projected to generate between
R4.3 million and R6.7 million each year over the first five years, equivalent to 16.0% of the Tower of Light
Precinct’s total annual income.
Table 5.2: Estimated sale projections for concessions
Year
Annual Numbers of Customers for Concessions
Annual Numbers of Customers for Curios
1
85 908
15 476
2
87 405
16 180
3
88 952
16 923
4
95 814
21 604
5
104 154
24 697
Calculation Assumptions: 50.0% of the total number of annual visitors to the Tower of Light Precinct are anticipated to
purchases concessions. Approximately 50.0% of foreign tourists to the precinct are forecasted to purchase curios,
compared to 30.0% for domestic tourists, and 10.0% for local residents.
Total Income (Year 1)
R4.3 million

5.2.3 PROPERTY RENTAL
The initial Gross Lettable Area (GLA) will comprise four of the grass mounds (M2 to M5) outlined in Table 4.2. As
more of the commercial developments come online, the GLA within the Tower of Light Precinct will increase
resulting in a corresponding increase in property rental income. The total GLA and potential per square metre
rental rates for the Tower of Light Precinct are illustrated in Table 5.3. Based on these figures, property rental
income is projected to be between R4.2 million and R7.6 million annually.
Table 5.3: Estimated sale projections for concessions
Year
Gross Lettable Area (m2)
Monthly Rental Rate (per m2)
1
6 200
R95
2
6 200
R100
3
6 200
R105
4
8 319
R111
5
8 319
R118
Calculation Assumptions: Average property occupancy rates are forecasted to be 60.0% in Years 1 to 3, increasing to
65.0% in Year 4 and 5 as the Tower of Light Precinct becomes more popular with commercial tenants.
Total Income (Year 1)
R4.2 million

5.3 EQUIPMENT AND FURNITURE REQUIREMENTS
The Tower of Light Precinct will require various equipment, exhibitions and furniture to operate effectively and
provide a desirable experience for visitors. The following section provides a high-level overview of the
equipment and furniture that will likely be required within the precinct.
It should be noted that this represents an indicative indication of the type of equipment that will be required
within the Tower of Light Precinct. Furthermore, it only illustrates the equipment that will be directly required
by the Tower of Light Pty. Ltd. for its operations. It therefore does not represent the equipment requirements
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for the proposed commercial developments (i.e. structures M2 to M5 and A to F). These equipment costs will
be borne by the respective tenants.
The equipment, furniture and establishment costs for the Tower of Light Precinct are outlined in greater detail
in the capital expenditure section of the Financial Projections Chapter (see Table 6.1). When considering these
figures, it is important to note that they are estimates, and that the financial furniture and equipment cost will
depend on the brand and quality of the furnishings decided upon by the Tower of Light Pty. Ltd.
Table 5.4 provides a summary of the type of equipment that will likely be required for the Tower of Light Precinct.
Table 5.4: Equipment and furniture requirements
Area
Ablution facilities
Exhibit Space
Gift Shop
Plaza
Tower of Light Admin (M1)
Tower of Light Pty. Ltd. Offices

Equipment Requirements
Toilets and Urinals; Basins; Hand Dryers; Soap Dispensers; Bins; Toilet Roll Holders
Speakers and Amplifiers; Microphones; Projectors; Electronic Projector Screens;
Flipcharts; Chairs; Tables.
Computers; Counters; Display Racks and Stands; Display Tables.
Benches; Tables; Chairs; Other Outdoor Furniture; Potted Plants.
Reception Desks; Counters; Furniture; Décor; Display Stands.
Counters; Desks and Chairs; Computers; Telephones; Photocopy machines and
Printers; Filing Cabinets; Internet Accessibility; Shelving; General Equipment and
Appliances.

In addition to the equipment and furniture outlined in Table 5.4, the Tower of Light Pty. Ltd. will also require
several vehicles to accommodate visitors wishing to undertake the Tower of Light Route. It is proposed that the
Tower of Light Pty. Ltd. procure two large busses (65-seater) as well as four smaller mini-bus taxies (23- seater)
for this purpose. The company should further procure four golf cart-type vehicles for use of either security
personal or for visitors that have difficulty walking long distances.
Alternatively, the Tower of Light Pty. Ltd. could explore outsourcing both these services – the Tower of Light
Route and security – to a private operator/SMME. Should this approach be adopted, the procurement of these
vehicles would be at the expense of the private sector operator(s).

5.4 MARKETING AND BRANDING
As part of the establishment of the Tower of Light Precinct a detailed marketing and branding strategy will need
to be developed. This will serve as a detailed plan to aid the precinct in attracting new visitors as well as provide
details on how to persuade them to buy the products and services that are offered. The strategy should focus
on increase the visibility of the Tower of Light and its associated activities, while ensuring sales targets are met.
To ensure the success of the precinct it is therefore vital that a dynamic marketing strategy is in place.
Marketing will enable Tower of Light Precinct to promote its available products and services and reach its desired
target market (i.e. local, domestic and foreign cultural enthusiast). Some of this strategy’s elements would
include:
•
•

Informally transitioning the name of St. George’s Park to the “Tower of Light Precinct”. This would
encompass the whole area, outside of the Cricket ground (which would remain St. George’s Park).
Naming the proposed amphitheatre, the “John Kani Theatre” and the St. George’s Park swimming baths
cafeteria to the “Athol Fugard Canteen/tearoom/restaurant” as these names all speak to the powerful
history of the location.
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•
•

•
•

Developing unique branding that will become synonymous with the Tower of Light thereby creating a
constant revenue stream for the NMBM.
Hosting events and experiences on key dates in the history of South Africa, the precinct can host
experiences (e.g. on Mandela Day, the precinct could host a Mandela Day Park run where people can
run / walk around the area.)
Creating partnerships with other brands, people and events to bring them together, in the precinct.
This could include weekend concerts, Thursday night open air markets, Sunday art shows etc.
Encouraging individuals, families and businesses to become patrons and/or sponsors of particular areas
or structures within the precinct. This will promote a sense of belonging and ownership of the Tower of
Light Precinct amongst all NMBM residents.

Figure 5.2: Examples of potential Tower of Light branding

This marketing strategy would be divided into pre-marketing phase and a post-marketing phase.
Pre-marketing is the foundation stage of the strategy and enables the business to development and create brand
awareness. Pre-marketing will help to ensure the correct brand, and positioning for the Tower of Light Precinct.
This will include the development of a website, branded stationery, brochures, social media and other related
marketing tools to separate Tower of Light Precinct from its competitors. Thus, pre-marketing will begin once
the development phase of the Tower of Light commences and will assist in creating demand for both the Tower
of Light and the associated precinct activities.
Post-marketing refers to the normal marketing activities that will take place once Tower of Light Precinct is
operational. This includes marketing the business on social media, the internet, in magazines and on radio.

37

DRAFT FINAL REPORT – NOVEMBER 2019

The following platforms should be used to market the Tower of Light Precinct:
•

Company Website
A company website offers potential visitors to view photo galleries of the Tower of Light, view and post
online videos, take virtual tours of the precinct, and obtain booking information to guide them through
the process of visiting the precinct. A website may also provide the opportunity for user-feedback to
identify strengths and target areas of improvement. Strategic online partnerships with complementary
industries, such as tour operators, can result in mutual referrals.

•

Social Media
Social media platforms, especially Facebook and Instagram, can be used as a direct marketing technique
to attract clients to the Tower of Light Precinct. Facebook and Instagram have millions of users, which
can help generate comparatively free exposure for the Tower of Light on a daily basis. The visual nature
of Instagram in particularly, can help to showcase the full Tower of Light experience.
The creation of a Tower of Light Precinct marketing page on these platforms will lower the precinct’s
marketing expenses and help it to expressly target the key demographic that the precinct wishes to
target. These marketing pages should be linked to other marketing page elaborating on the additional
cultural and non- cultural related tourist activities within the NMBM.
Due to the social nature of these media platforms, this form of marketing will help to increase word-ofmouth referrals.

•

Magazines and Newspapers:
Through this advertising method, the Tower of Light Precinct can reach a wide variety of clients within
and outside the NMBM. Numerous people have access to magazines and newspapers either in a printed
form, on the internet, or through smartphones and tablets. Although purchasing this form of
advertisement space can be expensive, it has the potential to reach a wide variety of clients. It is
suggested that the precinct be advertised in tourism, leisure and travel magazines as well as in inflight
magazines for major airlines operating out of the NMBM.

•

Brochures
Another marketing tool that the Tower of Light Precinct should adopt is a brochure. By designing a
unique and creative brochure the Tower of Light Precinct will have a long-lasting impression on
potential visitors. This brochure should include general information about the Tower of Light and the
associated cultural-related activities, the price and other points of interest to visit in the precinct. The
brochure can be a single sheet or in a booklet form. For greater exposure, the precinct’s brochure
should be placed in strategic tourist locations, as well as at other tourist attractions in the NMBM,
Eastern Cape and South Africa.

•

Referral Networks
Referral networks comprises word-of-mouth references from past visitors to other future potential
tourists. As the Tower of Light Precinct develops its visitor base and builds up positive relationships with
customers, it will naturally gain business as existing tourists will recommend the Tower of Light as a
potential activity. Referral networks not only expand the customer base, but also establish relationships
among other businesses in the industry that offer offering related cultural activities.
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5.4.1 MARKETING BUDGET
As mentioned previously, pre-marketing activities will take place once the development phase of Tower of Light
Precinct is underway and normal marketing activities will take place once precinct is operational. Careful
planning is necessary to ensure each marketing platform has funds available throughout the whole financial
year. Thus, it may happen that not each activity listed under each platform will be used in a particular year.
Table 5.5 indicates the type of marketing platforms to be used by Tower of Light Precinct for pre-and postmarketing activities, as well as an indicative marketing budget.
Table 5.5: Marketing platforms and budgets
Pre-marketing
Various
Website
Facebook
Instagram
Emails
Billboards and signage
Posters
Merchandise
Budget
R1 000 000

Post-marketing
Internet
Website
Facebook
Instagram

Magazines
Getaway
Weg
AA Traveller

Radio
Ukhozi FM
Umhlobo Wenene FM
Metro FM

Safarinow.com
SA Tourism
ECPTA

Explore
Travel & Leisure
onRoute

RSG
SAfm
Algoa FM
Wild Coast FM
Budget
R1 500 000 annually

Other
Sponsorships
Emails
Posters
Billboards and signage

The marketing platforms and expenditure need to be reviewed annually to determine the cost-benefit for each
platform. This will make it possible to filter out the marketing activities that do not yield the necessary revenue
for the Tower of Light Precinct.

5.4.2 KEY SUCCESS FACTORS
For the Tower of Light Precinct to remain visible and relevant in the tourism industry, it’s marketing campaign
and awareness-creation efforts will require ongoing resource application and investment. The Tower of Light
will provide a solid marketing foundation to ensure optimal gains from these resources and investments. To
ensure this, the following basic marketing principles should be adhered to:
•
•
•
•

•

Budgeting – Have a clear budget to force the precinct operator to closely examine how they are
spending the funds allocated to marketing.
Targeting – Aim marketing toward those people who would receive the greatest benefit from the
particular offering.
Developing Objectives – Determine what is needed to accomplish the precinct desired marketing
efforts and tailor the message accordingly.
Analysing the Competition – Study the marketing efforts of competitors and determine who they view
as their market and what is working for them. This will help the Tower of Light Precinct determine how
to position their marketing efforts.
Develop a Customer Base – Keep in touch with the zipline customers by sending the email newsletters
or other marketing material.
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5.5 OWNERSHIP MODEL
The ownership model adopted for the Tower of Light Precinct is dependent on the relationship between the
public sector, represented by the NMBM and MBDA, and the private sector.

5.5.1 DEVELOPMENT PRIVATELY FUNDED
Under this scenario, the NMBM would lease the land for the proposed Tower of Light Precinct to a private sector
developer at a market related rate, discounted by the cost of insuring the property and the cost of maintenance,
for a period of five (5), ten (10), or twenty-five (25) years. The private sector developer would subsequently be
responsible for all the costs associated with building and operating the Tower of Light Precinct for the duration
of the lease.
Over this period the NMBM and MBDA’s involvement would be confided to the provision of associated services
linked to the precinct. This would include aspects such as ensuring the necessary statutory compliance (e.g.
zoning, environmental impact assessment), landscaping and maintenance of the area surrounding the precinct,
road upgrading etc.
At the conclusion of the lease term the private sector developer would have two options:
1.
2.

Return the land to the NMBM in the condition that it was prior to the development, or
Apply for a new lease of the land on which the development is located.

5.5.2 DEVELOPMENT PUBLICLY FUNDED
Adopting this approach would first require the NMBM to release the necessary land for the proposed
development to the MBDA. The MBDA would then be responsible for funding the construction of the Tower of
Light (but not the associated commercial developments) either out of their own funds, or from funding obtained
from other public sector entities.
Under this approach, a new asset would be created under the sole ownership of the MBDA. The MBDA would
then have two options in respective of the operation of the Tower of Light Precinct:
•

Option 1: Lease out Tower of Light to a private operator
Adopting this approach, would require the MBDA to enter into a lease agreement with a private sector
property management company, to operate the Tower of Light Precinct. This lease agreement would
be administered by the MBDA and for a period of five (5) or ten (10) years with the option for renewal
for a further five or ten years.
It should also specify which party will be responsible for the maintenance of the precinct. Ideally, all
maintenance costs should be incurred by the operator, with the MBDA discounting the rental rate
based on the value of the maintenance. The MBDA should be solely responsible for insuring the
structural asset, with this cost being built into the annual rental rate.
This entire process would be governed by the regulations set out in Chapter 4 of Municipal Asset
Transfer Regulations read in conjunction with the NMBM’s lease policy.
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•

Option 2: Establish a new entity to manage
This option would entail the establishment of a new entity, wholly owned by the MBDA, to manage and
operate the Tower of Light Precinct. This entity would be incorporated as a private company (Pty. Ltd.)
in terms of the Companies Act (Act No. 71 of 2008) as amended and report directly to the MBDA.
This new entity would comprise a manager, as well as the staff necessary to operate the Tower of Light
Precinct on a daily basis (see Human Resources discussion below). Alternatively, the MBDA could
appoint a private sector operate to manage this entity. This operator would subsequently be
responsible for appointing and managing the staff necessary to run the Tower of Light Precinct.

5.5.3 RECOMMENDED DEVELOPMENT AND OPERATIONAL STRUCTURE
Based on the above discussion, it is recommended that the MBDA adopt a blended public-private development
option. Under this approach, the MBDA in conjunction with the NMBM, would be responsible for funding and
developing the Tower of Light and surrounding plaza (see Figure 5.3).
Figure 5.3: Recommended development option

Following the construction, it is proposed that a new company (Tower of Light Pty. Ltd.) be established to
manage the precinct’s day-to-day operations. Within the prescripts of the Municipal Finance Management Act
(No. 56 of 2003) it is recommended that that this company be jointly owned by the NMBM and/or MBDA and a
private sector property management company, with each party holding 50.0% of the company’s share capital.
This should be achieved by way of a public-private partnership.
This new company would be an independent legal entity with its own board of directors. It is recommended that
the board comprise six members as well as a chairperson. The NMBM and/or MBDA would be represented by
three board members, while the private sector property management company would also be represented by
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three board members. The board would subsequently be responsible for appointing a CEO and executive
management team for the Tower of Light Pty. Ltd.
For the development to occur, the NMBM will be required to release portions of St. George’s Park to the newly
established Tower of Light Pty. Ltd entity under a lease agreement. While the NMBM will essentially retain
ownership of the asset through its shareholding in the new entity, it is recommended that the NMBM rather
lease the land to the newly established entity. This rental should be at a nominal rate for a period of 10 years
with the option for a further 10-year renewal.
The Tower of Light Pty. Ltd would subsequently be responsible for all the costs associated with building
additional structures (i.e. buildings A to F in Table 4.2) and operating the precinct for the duration of the lease.
At the conclusion of the initial term, the NMBM can renegotiate the terms of the lease with the Tower of Tower
of Light Pty. Ltd. This entire process will be governed by the regulations set out in Chapter 4 of Municipal Asset
Transfer Regulations read in conjunction with the NMBM’s lease policy.

5.6 HUMAN RESOURCES
The proposed organogram for the Tower of Light Pty. Ltd. illustrated in Figure 5.4 makes provision for a total
staff complement of 37 including the CEO. This would however be subject to the specific management needs
of the precinct as determined by the board, which would only be established once the precinct is fully
operational. Furthermore, this staff complement would be contingent on available financial resources and likely
only fully realized over the long term.
Table 5.6 provides greater detail on the executive structure of the Tower of Light Precinct Pty. Ltd as well as
indicative salaries.
Table 5.6: Proposed executive management staff complement for the Tower of Light Precinct Pty. Ltd
Position

Responsibilities

CEO

•
•
•
•
•

Executive Manager: Finance

•
•
•
•

Executive Manager: Facilities

•
•
•
•
•

Executive Manager: Operations

Executive Manager: Marketing

•
•
•

Overall management of the Tower of Light Precinct
Providing strategic direction for the precinct
Managing and oversight of the executive management
team
Reporting to, and implementing board resolutions
Managing the processes for financial forecasting and
budgets
Overseeing the preparation of all financial reporting
Advising on long-term business and financial planning
Providing strategic direction to CEO as it relates to
financial matters
Ensuing all facilities are operated approximately and
effectively
Developing plans for replacements and repairs
Oversite of retail; commercial/office; tourism and
Tower of Light managers activities
Managing vendor contracts in conjunction with
relevant facilities manager
Monitor internal HR systems and ensure compliance
Monitor supply chain management processes in
conjunction with relevant line manager
Oversee daily operations of the company and the
work of managers (IT, catering, security etc.)
Create and manage the department's budget
Overseeing marketing department

Estimated Annual Cost
to Company

R1 400 000

R504 000

R532 000

R490 000

R420 000
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•
•
•
•
•

Evaluating and developing marketing strategy and
marketing plan for the precinct
Planning, directing, and coordinating all marketing
efforts.
Communicating the marketing plan.
Researching demand for products and services
Competitor research

Figure 5.4: Suggested Tower of Light Pty. Ltd. organogram

The CEO would be responsible, in conjunction with their executive team, for managing the day-to-day operations
of the Tower of Light Precinct. In addition to the typical executive functions required by a company (i.e. finance,
supply chain, human resources, marketing) it is recommended that an executive be appointed to head-up the
precinct various facilities (i.e. Tower of Light; retail space; commercial/office space; and tourism
products/activities).
The CEO would report to the Tower of Light Pty. Ltd. board. It is recommended that the company’s board
comprise six members as well as a chairperson. The NMBM would be represented by three board members,
while the private sector property management company (see Section 5.5) would also be represented by three
board members.
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Several positions illustrated in Figure 5.4, while indicated as a function of the Tower of Light Pty. Ltd., could be
outsourced to SMMEs. These include food and beverage management/catering; maintenance and cleaning;
security; and IT.

5.7 STATUTORY REQUIREMENTS
The following section outlines the applicable laws that the Tower of Light Precinct will need to adhere to during
both its operational and establishment phases. It also sets out the required registration and certification
processes that needs to be complied with based on the relevant legislation.

5.7.1 LEGISLATION
The following laws are applicable to the Tower of Light Precinct and will need be adhered in order for the
business to be legally compliant.
Broad-Based Black Economic Empowerment Act, No. 53 of 2003
The aim of this act is to contribute to the empowerment of previously disadvantaged groups. This is to be
achieved by developing more ethnically integrated partnerships via preferential procurement and the
empowerment of black entrepreneurs. When seeking a potential developer for the Tower of Light Precinct, the
MBDA or NMBM should actively seek one that promotes the desired outcomes of the Broad-Based Black
Economic Empowerment Act.
Competition Act, No. 89 of 1998
The act is responsible for the investigation, control and evaluation of restrictive practices, abuse of dominant
positions, and mergers. This act ensures that the Tower of Light Precinct’s marketing and operations is able
compete fairly within the broader South African cultural-tourism industry. It will also protect the similar facilities
against unfair competition attempts from other similar establishments.
Consumers Protection Act, No. 68 of 2008
The act serves to promote a fair, accessible and sustainable marketplace so as to protect the interests of the
Tower of Light Precinct visitors. The act further makes provision for improved standards of consumer
information by prohibiting unfair marketing. The precinct should ensure that a clear, transparent list of the
services rendered is provided to all visitors prior to or upon their arrival.
Labour Relations Act, No. 6 of 2014
This act regulates the employment practices of both fixed-term and part-time employees. This is to ensure that
they receive fair and equal treatment. The Tower of Light Precinct will need to adhere to this act as it relates to
working hours. It will also need to comply with the relevant sectoral wage determinations, or the national
minimum wage rate.
Municipal Finance Management Act (MFMA), No. 56 of 2003
The Municipal Finance Management Act regulates the financial affair of municipalities. Specifically, the act sets
out the powers and functions of municipal entities, such as the MBDA, as well as these entities ability to
undertake various projects, such as the Tower of Light Precinct development. This act, read in conjunction with
National Treasury’s Municipal Asset Transfer Regulations (General Notice No. 878 of 2008) and the NMBM’s
Policy and Procedures for the Disposal of Immovable Capital Assets, will govern the lease agreement entered
between the private precinct operator and the MBDA and/or NMBM.
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National Environmental Management Act, No. 107 of 1998
The National Environmental Management Act (NEMA) sets out the basic principles and practices of
environmental management in South Africa. The act further provides a framework for individuals, institutions,
and government decision makers as it relates to environmental matters. The developer of the Tower of Light
Precinct should ensure that all environmental regulations are adhered to, starting from the pre-scoping phase
of the proposed site prior to construction up to the full operationalisation of the precinct and its associated
activities.
National Heritage Resources Act, No. 25 of 1999
The act seeks to promote the good management of heritage assets and encourage communities to nurture and
conserve their heritage for future generations. Given that there are several heritage assets within the broader
St. George’s Park area, the Tower of Light Precinct development will need to comply with requirements, if any,
imposed by the Eastern Cape Provincial Heritage Resource Authority.
Occupational Health and Safety Act, No 85 of 1993
This act aims to provide for the health and safety of Tower of Light Precinct employees as well as those
individuals that will visit the precinct and its associated activities. It further aims to establish an advisory council
for occupational health and safety. The Tower of Light Pty. Ltd.’s management should commit to the health and
safety of all its employees as well as visitors to the precinct. This includes the implementation of health initiatives
to prohibit the smoking of tobacco and the use of illegal substances within the precinct.
Tourism Act, No.3 of 2014
The purpose of this act is to advance the development and promotion of sustainable tourism in South Africa
through effective marketing and the provision of quality products and services. This contributes to the growth
and development of the tourism industry. The services rendered within the Tower of Light Precinct will
contribute to local tourism growth and development, as it will establish a new tourism product in the broader
NMBM area.

5.7.2 REGISTRATIONS
In addition to complying with the various pieces of legislation outlined above, the Tower of Light Pty. Ltd. will be
required to register with various organisations. The following sub-section outlines some of the most pertinent
registration requirements.
South African Revenue Services (SARS)
The Tower of Light Pty. Ltd. must adhere and comply with the requirements set out in the Tax Administration
Act and ensure that the development is registered for: income tax, value added tax, and pay as you earn tax. It
is mandatory, as stipulated in the Tax Administration Act, for any business to register as a taxpayer at SARS,
provided that the total value of taxable services made in a 12-month period exceeds R1 million. Non-compliance
of any law set out by SARS may result in legal actions.
Unemployment Insurance Fund (UIF)
All employees working at a registered business have the compulsory responsibility to register for UIF through
the Department of Labour. The Tower of Light Pty. Ltd. as well as their personnel are both required to contribute
to the UIF. If the Tower of Light Pty. Ltd. fails to comply with the laws set out by the Department of Labour
regarding UIF, the employees will lose any UIF benefits should they become unemployed. Should this occur,
employees are able to take legal action against the zipline operator through the Commission for Conciliation,
Meditation and Arbitration (CCMA).
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Trade Licence and Signage
The NMBM will circulate the application of the applicable health, fire and building inspector’s reports, to the
municipality’s town planning department who will ensure that the Tower of Light Pty. Ltd.’s plans comply with
the required regulations applicable to the area. Signage for roads in the Tower of Light Precinct can be organised
through the local tourism bureau within the NMBM. Signage for national and secondary road purposes should
be arranged through the district tourism liaison committee who will process and issue these signs.
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6. FINANCIAL PROJECTIONS

The following chapter outlines the financial feasibility of the proposed Tower of Light Precinct by considering
the costs associated with establishing and operating the precinct. These figures are estimated for a five-year
period. In addition, the chapter considers an indicative income statement for the precinct and a projected cash
flow.

6.1 ASSUMPTIONS
To undertake the proposed financial analysis for the Tower of Light Precinct, various assumptions relating to
visitor numbers, cost trends, capital and operational expenditure were made. These assumptions included:
•

All capital costs will be equity financed by the private sector operator. The public sectors contribution
will be limited to the development of the Tower of Light and associated grass mounds as well as
environmental upgrades (16.7% of total capital expenditure) and improving overall security in the area;

•

The presented capital costs exclude all professional fees (i.e. an additional +/- 16.0% on total capital
costs), escalation costs, contingency fees, submission and approval fees, as well as EIA and heritage
management fees;

•

Fit-out costs for commercial developments will be borne by the respective private sector operators. Fitout costs for the Tower of Light were calculated as a factor of the total cost of the tower structure.

•

Value Added Tax (VAT) of 15.0% in included;

•

The Tower of Light Precinct’s revenue will come from three streams – the sale of entrance tickets and
route tickets (69.8%); concession and curio sales (15.4%); and the commercial property rental (14.9%);

•

Approximately, 40.0% of all visitors to the precinct are anticipated to also undertake the Tower of Light
Route;

•

Sales projections, and subsequently income projections, are based on the Tower of Light Precinct being
able to capture an average of 43.7% of the potential number of Tower of Light Precinct visitors over the
first five years (see Table 4.1);

•

In line with industry norms, the profit margins on concession and curio sales is estimated at 50% and
200% respectively;

•

Employee costs are projected to increase by 6.0% per annum, while other costs will increase by
between 8.0% and 15.0% per annum; and

•

All accounts will be settled by the last day of each month.

6.2 CAPITAL EXPENDITURE
The capital costs for the Tower of Light Precinct comprise all expenditure incurred on the purchasing, improving
and maintaining of the precinct’s fixed assets, such as its buildings, vehicles, equipment and land.
Table 6.1: Estimated capital costs
PUBLIC FUNDED
Structures
Tower of Light and Grass Mounds
Other Structures
Parking
Environmental Upgrades
Equipment
Vehicles
TOTAL

PRIVATE FUNDED

R205.6
R1 261.3
R499.1
R82.8
R41.1
R7.1
R336.6

R1 760.4

TOTAL
R205.6
R1 261.3
R499.1
R82.8
R41.1
R7.1
R2 097.1
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Table 6.1 sets out the estimated public and private capital costs for the full Tower of Light Precinct development
including all commercial developments. Capital expenditure set out in the table was determined by applying
construction industry norms to the proposed precinct layout set out in Chapter 4. Actual capital costs will
however depend on final layout adopted by the Tower of Light Pty. Ltd, informed by on-site quotations.
The total estimated capital costs for the full establishment of the Tower of Light Precinct (i.e. all structures
outlined in Table 4.2) is estimated at just over R2.0 billion, of which R336.6 million (9.8%) will be funded by the
Tower of Light Pty. Ltd. The majority of this figure will be incurred in the construction of buildings (61.1%%),
environmental upgrades (24.6%) and the purchasing of equipment (12.2%). The purchase of vehicles (2.1%) will
account for R7.1 million.
The remaining 90.2% (R1.7 billion) of the total development cost will be incurred by private sector investors who
will be responsible for establishing the various commercial and mixed-use developments throughout the
precinct (i.e. structures A to F). As noted in Chapter 4, the construction of structures A to F will be phased in over
time (see Table 4.3). The estimated capital costs of R1.7 billion will thus not immediately be incurred by the
private sector. Rather these capital costs will be incurred as and when the respective commercial structures
come online7.
By factoring in professional fees, escalation costs and contingency fees, the total cost to develop the entire
Tower of Light Precinct simultaneously increases to approximately R2 991.0 million.
The estimated public sector outlay of R336.6 million represents a significant portion of the NMBM 2019 capital
budget. While a private sector partner will be potential contributing 50.0% of this value, the NMBM will still be
required to source over R160.0 million in funding. Potential funders that could be approach include: Cities that
the NMBM has twining relationships with (e.g. Gӧteborg, City of Jacksonville, Ningbo), IDC, African Development
Bank, Development Bank of Southern Africa, the New Development Bank, and private investors.

6.3 OPERATIONAL INCOME AND EXPENDITURE
Table 6.2 sets out the projected summary of the Statement of Comprehensive Income for the Tower of Light
Pty. Ltd. over a five-year period.
The projected figures for Years 1 to 3 represent Phase 1 of the development (i.e. the construction of the Tower
of Light and the associated grass mounds). In Year 4, Phase 2 of the development (i.e. the multi-purpose facility)
is brought online and thus the projected figures for Years 4 and 5 include the impact of this additional 2 100 m2
GLA.
Table 6.2: Statement of comprehensive income

Revenue
Ticket and Route Sales
Concession and Curio Sales
Gross Property Revenue
Expenses
Employee Costs
General Expenses

YEAR 1
R ’million
R28.6
R19.9
R4.4
R4.2
R29.7
R11.3
R1.9

YEAR 2
R ’million
R29.5
R20.3
R4.7
R4.5
R31.8
R11.9
R2.0

YEAR 3
R ’million
R30.2
R20.6
R4.9
R4.7
R33.9
R12.7
R2.1

YEAR 4
R ’million
R40.0
R26.8
R6.0
R7.2
R36.7
R13.4
R2.5

YEAR 5
R ’million
R43.6
R29.2
R6.8
R7.7
R34.1
R14.2
R2.8

7

It should also be noted that the R1.7 billion estimated is reflected in 2019 prices. Accordingly, the overall private sector capital costs will
increase over time as a result of inflation.
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Utilities and Services
Office Costs
Property Expenses
Repairs and Maintenance
Marketing
Bad Debts
Profit/(Loss) before Depreciation and Tax
Depreciation
Tax
Profit/(Loss) for the Year

R0.4
R0.1
R5.2
R9.6
R1.2
R0.0
(R1.1)
R22.3
(R23.5)

R0.4
R0.1
R5.6
R10.4
R1.3
R0.1
(R2.4)
R22.3
(R24.7)

R0.5
R0.1
R6.0
R11.2
R1.3
R0.0
(R3.7)
R22.3
(R26.0)

R0.5
R0.1
R7.6
R11.1
R1.4
R0.0
R3.3
R25.7
(R22.4)

R0.6
R0.1
R8.2
R6.7
R1.5
R0.1
R9.5
R13.7
(R4.2)

Key Performance Indicators
Vacancies (%)
Arrears (R, thousands)
Bad Debt Provision (R, thousands)
Average Gross Rental (R per m2 per month)
Average in-force escalation (%)
Weighted average lease period (years)
Asset Value (R, millions)
Number of structures
GLA (m2)
Capital expenditure

40.0%
R126.4
R31.1
R95.0
7.7
R391.2
6
6 200
R336.6

40.0%
R169.1
R67.6
R99.8
7.0%
7.8
R430.4
6
6 200
-

40.0%
R63.2
R10.3
R105.2
7.5%
8.0
R473.4
6
6 200
-

35.0%
R176.0
R27.8
R111.2
7.5%
8.0
R517.9
7
8 319
R29.6

35.0%
R319.4
R69.8
R118.1
7.8%
7.0
R569.7
7
8 319
-

Based on the Statement of Comprehensive Income outlined above, the Tower of Light Pty. Ltd. is projected to
generate an operating loss of between R1.1 million and R3.7 million over the first three years. Years 2 and 3 are
projected to see a sharp decline in this annual loss due to the fixing of ticket prices and higher tenant arrears.
The fixing of package prices is however anticipated to help the Tower of Light Precinct capture a greater share
of the tourist market, improving its long-term financial sustainability. Over this period, the precinct will also be
able to build up brand recognition in the minds of both locals and outside visitors. This increased brand
recognition will make it possible for the managing company to attract a greater number of visitors, reduce their
commercial vacancy rate, and permit them to charge a higher ticket price and rental rate. The ability to increase
these metrics will result in the Tower of Light Pty. Ltd.’s operating profit increasing to R3.3 million in Year 4 and
to R9.5 million in Year 5.
These figures equate to a negative gross profit percentage of between -3.9% and -12.2% for the first three years,
and a positive percentage of between 8.3% and 21.7% over the next two years (average: 1.2%). After allowing
for depreciation and taxation, the loss for the year is projected to average R24.1 million over the first four years,
improving to a R4.2 million loss in Year 5. Long-term projections suggest that the Tower of Light Pty. Ltd. will be
able to generate a positive annual profit after tax and depreciation in Year 7.
Over the full five-year period the largest expenditure items are projected to be employee costs (+/- 38.2% of
total costs), repairs and maintenance (+/- 29.6% of total costs) and property expenses (+/- 19.5% of total costs).

6.4 PROJECTED CASH FLOW
The projected cash flow for the Tower of Light Pty. Ltd. is illustrated in Table 6.3. This statement provides
information regarding cash receipts, cash payments, and the net change in cash resulting from the operational
financial activities of the precinct and its operations.
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Table 6.3: Statement of cash flow

Cash flows from operating activities
Cash generated from operations
Taxation
Depreciation
Cash generated from operating activities
Cash flows from investing activities
Purchases of property, plant & equipment
Cash used in investing activities

YEAR 1
R’ million

YEAR 2
R’ million

YEAR 3
R’ million

YEAR 4
R’ million

YEAR 5
R’ million

(R23.5)

(R24.7)

(R26.0)

(R22.4)

(R4.2)

R22.3
(R1.1)

R22.3
(R2.4)

R22.3
(R3.7)

R25.7
R3.3

R13.7
R9.5

(R253.8)
(R253.8)

-

-

(R40.9)
(R40.9)

-

Cash flows from financing activities
Proceeds from shareholders' contributions
Proceeds from government grant
Repayment of loans
Cash generated from financing activities

R253.8

-

-

R40.9
-

-

R253.8

-

-

R40.9

-

Movement in cash and cash equivalents
Movement in cash and cash equivalents
Cash and cash equivalents at beginning of year
Cash & cash equivalents at end of year

(R1.1)
(R1.1)

(R2.4)
(R1.1)
(R3.5)

(R3.7)
(R3.5)
(R7.2)

R3.3
(R7.2)
(R3.8)

R9.5
(R3.8)
R5.6

It is evident from the Statement of Cash Flow that despite the precinct being entirely equity financed, the Tower
of Light Pty. Ltd. still has negative cash flows for the first four years. This is a product of the high costs associated
with establishing the precinct relative to the initial projected revenue streams. As noted elsewhere, the
increased popularity of the Tower of Light Precinct as destination for both visitors and businesses, will
significantly enhance the cash flow of the Tower of Light Pty. Ltd.
Should the Tower of Light Pty. Ltd. take out a loan to fund the construction of the precinct, it is likely that the
cash flows for the first ten years would likely be negative.

6.5 FINANCIAL ANALYSIS
When an investor assesses the financial viability of a new development, they consider a number of financial
metrics including the Internal Rate of Return (IRR), the Net Present Value (NPV) and the Profitability Index. The
following section considers each of these metrics and applies them to the proposed Tower of Light Precinct
development.

6.5.1 INTERNAL RATE OF RETURN
The Internal Rate of Return (IRR) is used to measure the profitability of a potential investment opportunity. This
is achieved by determining the rate at which the net present value of the future cash flows of the particular
business equal the initial investment. Accordingly, the higher the IRR, the more attractive the investment
opportunity. Table 6.4 illustrates these values for the Tower of Light Precinct and provides a conclusion on the
profitability of the capital funding for the development of the precinct.
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Table 6.4: IRR for the Tower of Light Precinct
Year
Initial Investment
1
2
3
4
5
6
7
8
9
10

Net Cash Flow for period (R' million)
Year
-R336.6
-R1.1
11
-R2.4
12
-R3.7
13
R3.3
14
R9.5
15
R9.7
16
R21.6
17
R23.0
18
R26.0
19
R37.2
20
TOTAL NET INFLOW
IRR

Net Cash Flow for period (R' million)
R40.4
R44.1
R59.1
R60.9
R76.9
R92.9
R98.6
R116.4
R139.3
R144.9
R659.9
7.4%

From the financial projections illustrated in Table 6.2 and the data illustrated in Table 6.4 above, it is evident
that the business venture is profitable, and an investor will be able to recoup their initial investment by Year 14.
Table 6.4 also shows that the initial investment of R336.6 million will generate a projected IRR of 7.4%. This
figure is greater than the return an investor would be able to obtain if they invested their money in a money
market or an interest-bearing deposit.

6.5.2 NET PRESENT VALUE AND PROFITABILITY INDEX
Similarly, to the IRR, the Net Present Value (NPV) is a metric used by investors to establish how profitable a
particular venture could be. The NPV is the difference between the present value of the cash flowing into the
business and the current value of the cash flowing out of the enterprise. A positive NPV indicates the business
is earning more money than it is incurring in expenses, implying that the business is profitable.
The Profitability Index (PI) in comparison, considers the value of the present cash flow divided by the costs of
the initial investment. A PI ratio of less than one (1) indicates that the initial investment is higher than the value
of the present cash flow.
Table 6.5: NPV and PI for the Tower of Light Precinct
2019 Repo Rate

6.5%

Period

Net Cash Flow for Period (R' million)

Discounted Cash Flow (R' million)

Initial Investment
1
2
3
4
5
6
7
8
9
10
11
12
13

-R336.6
-R1.1
-R2.4
-R3.7
R3.3
R9.5
R9.7
R21.6
R23.0
R26.0
R37.2
R40.4
R44.1
R59.1

R0.0
-R1.0
-R2.1
-R3.0
R2.5
R6.8
R6.5
R13.5
R13.4
R14.1
R18.9
R19.2
R19.6
R24.5
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14
15
16
17
18
19
20
Net Present Value (R' million)
Profitability Index

R60.9
R76.9
R92.9
R98.6
R116.4
R139.3
R144.9

R23.6
R27.9
R31.5
R31.2
R34.4
R38.5
R37.5
R357.4
1.06

The initial R336.6 million invested by the public sector is expected to generate an NPV of R357.4 million over a
20-year period. Together with this positive NPV, the Tower of Light Precinct is expected to generate a PI of 1.06.
This means, that for every R1.00 invested in the Tower of Light Precinct, the public sector could potentially
generate R1.06 in return.

6.6 ECONOMIC IMPACT
An economic impact is defined as any exogenous change in the local economy that has either a positive or
negative effect on the current economic activity within an area. This external change can take the form of a new
investment, such as the construction of a zipline, the upgrading of a business, the expansion of existing
production capacity, etc.
It is important to understand that there are two types of investment when a new project is started. Firstly, there
is an initial capital injection/expenditure (CAPEX) which takes the form of either the construction of a new
structure or the modification of an existing structure. Secondly, there is an annual recurring investment to
maintain/operate the item on which capital expenditure was incurred. This is referred to as operating
expenditure or OPEX.
The economic impacts created by a capital injection (CAPEX) are once-off impacts that will occur for the duration
of the construction period. Thus economic impacts associated with the construction phase of a development
are not sustainable impacts. Operational economic impacts, in contrast, are sustainable in the sense that they
occur on an annual basis provided that the development incurs operational expenditure.
The net economic impact of an exogenous change (from CAPEX and/or OPEX) in the economy will be translated
according to various direct and indirect economic effects which are defined as follows:
•
•
•

Direct effects: Are those changes in local business activity occurring as a direct consequence of the
exogenous change to the economy.
Indirect effects: Include business growth for suppliers to the directly affected businesses and potential
growth of municipal revenue due to raised taxes and service levies.
Induced effects: Include business growth as the additional workers (created by direct and indirect
economic impacts/effects) spend their income on food, clothing, shelter and other local goods and
services.

To quantify the anticipated direct, indirect and induced effect of both a CAPEX and OPEX investment, a number
of econometric models can be applied. For the purpose of this report the SAM-Leontief model was applied.
A SAM or social accounting matrix is defined as an economy-wide database which contains information about
the flow of resources associated with all transactions that take place between economic agents in an economy
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during a given period. A SAM is an extension of an Input/Output table which shows more detailed information
on economic agents and factors of production (i.e. includes households as economic agents). The SAM illustrates
in a single square matrix all the interactions between production, income, consumption and capital
accumulation in the various sectors of an economy. It is therefore a logical arrangement of statistical information
concerning income and expenditure flows in an economy and provides a ‘snapshot’ of the economy at a given
point in time.
The SAM-Leontief model uses social accounting matrices as the underlying database. Coefficients are taken from
the SAM and are used to calculate the open (households included) and closed (households excluded) Leontief
inverses which are multiplied by the exogenous change to obtain direct, indirect and induced impact on
production8. The change in production is then multiplied by direct multipliers to obtain specific impacts on GDP,
employment and income.
It is also beneficial to consider how many people will supported by the potential employment generated from
the Tower of Light Precinct development. This value is determined by applying the number of individuals
dependent on an employed person, to the estimated employment that is projected to arise as a result of the
development.
Using the above methodology and the estimated expenditure figures set out in this Chapter, Table 6.6 indicates
the total direct, indirect and indirect economic impact of the full development of the Tower of Light Precinct’s
CAPEX (i.e. all structures both publicly and privately funded), and OPEX9.
Table 6.6: Estimated economic impact on the national and local economies of the precinct’s CAPEX and OPEX
(R’ millions, 2018 prices)
CAPEX
OPEX
Production/Business Sales
GDP
Employment (FTE10)
Worker Compensation
Affected People

R5 252.2
R1 845.0
8 277
R3 210.6
29 796

R83.3
R29.3
131
R50.9
472

Based on these estimates it is that during the construction phase of the Tower of Light Precinct, the country’s
production/business turnover will increase by R5.2 billion in 2018 prices, which will translate into an additional
R1.8 billion of GDP.
It is assumed that the majority of the direct spend (i.e. approximately 39.9% of the total CAPEX production
impact) will be spent within the NMBM. It should be noted that actual final figures will depend on the choice of
suppliers and contracts as well as their procurement strategies.
The Tower of Light Precinct is anticipated to create approximately 8 200 Full Time Equivalent (FTE) employment
positions over the course of its construction. This figure includes those that are directly employed by during the
construction of the precinct (4.2% of total CAPEX FTEs, equivalent to 347) and the additional employment
opportunities arising as a result of the indirect and induced effects.

8

Production/Business Sales refers to the value of all inter- and intra-sectoral business sales generated in the economy as a consequence of
the introduction of an exogenous change in the economy. Explained more simply, new business sales equate to additional business turnover
as a result of the introduction of an exogenous change in the economy.
9
For the purposes of determining OPEX for the Tower of Light Precinct Pty. Ltd., the average value over the five-year period indicated in
Table 6.2 was used.
10
FTE refers to the total number of hours worked by one employee on a full-time basis.
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It is also beneficial to consider how many people will be supported by the potential employment generated from
the proposed Tower of Light Precinct. This value – 29 800 – is determined by applying the number of individuals
dependent on an employed person, to the estimated employment that is projected to arise as a result of the
development.
Over the course of its operations, the Tower of Light Pty. Ltd. would add R83.3 million in additional business
turnover as a result of the direct, indirect and induced effects, increasing GDP by R29.3 million annually. It is
projected that a further 131 FTE will be supported, effecting almost 480 people, and generating R50.9 million in
worker compensation.
The Tower of Light Pty. Ltd will not generate sufficient profit to pay corporate tax for the first six years of
operation. Over a 20-year period however, the company will pay a combined R82.9 million in corporate tax to
SARS. In addition, over this period, the Tower of Light Pty. Ltd will pay an estimated R799.5 million in property
rates to the NMBM as well as a further R20.9 million in service charges (i.e. water, electricity, sewerage etc.).

6.7 SYNTHESIS
Based on the figures presented in this chapter, it is estimated that the Tower of Light Precinct, will be able to
generate an annual net profit of R9.5 million per annum by the fifth year of operation. The analysis has further
shown that, based on the stated assumptions, the precinct could obtain an IRR of just over 7.0% and recoup
their initial investment after 14 years of operating. The Tower of Light Precinct therefore presents a positive
investment opportunity.
The high-level economic impact assessment has further highlighted the positive benefits associated with the
development. Estimates suggest that the full development of the Tower of Light Precinct could increase GDP by
R1.8 billion and create over 8 000 FTE, affecting almost 30 000 people. Over a 20-year period, based on the
estimates presented in this chapter, the Tower of Light Pty. Ltd. will pay an estimated R799.5 million in property
rates to the NMBM as well as a further R20.9 million in service charges, improving the financial viability of the
municipality.
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7. IMPLEMENTATION PLAN & WAY FORWARD
The concluding chapter considers all prior sections of the business plan to establish a way forward and set out
the practical steps that will need to be followed in order to implement the Tower of Light Precinct development.
This includes considering the risks that could be encountered and how they could be effectively mitigated. The
chapter also outlines the potential socio-economic benefits that could ensue from the development.

7.1 IMPLEMENTATION GUIDELINES
The magnitude and scale of the Tower of Light Precinct development means that the implementation process is
likely to stretch over several years, requiring ongoing support from all stakeholders. As noted in Chapter 4 it is
not recommended that all the structural elements are developed simultaneously. Rather, the Tower of Light
Pty. Ltd. should develop Structures A to F incrementally based on private sector demand. This will necessitate
Tower of Light Pty. Ltd., particularly its private sector shareholder(s) gathering up-to-date market related
information as it pertains to property dynamics within the NMBM.
Table 7.1 sets out the proposed implementation guidelines for the Tower of Light Precinct, elaborating on each
step that should be followed, and indicting the party that is responsible for the respective step’s implementation
as well as an indicative time frame. Note that several of the steps illustrated in Table 7.1 will run concurrently.
When considering Table 7.1 cognizance must be kept of the dynamic nature of the project. Accordingly, some
implementation steps may be amended or removed entirely based on the experiences of the Tower of Light Pty.
Ltd. development team.
Table 7.1: Proposed implementation guidelines
Step

•
Step 1:

•

•
Step 2:
•

•
Step 3:
•

•
Step 4:

Responsible
Party (ies)

Estimated
Duration

Obtain council resolution to specifically designate space with St.
George’s Park for the Tower of Light Precinct.
Undertake a Basic Environmental Assessment (BA) for the Tower of
Light Precinct based on the conceptual layout of the precinct outlined
in the business plan.

NMBM;
MBDA

6-8 months

The MBDA engages with the NMBM about designating St. George’s
Park and the surrounding land as the agency’s responsibility. This
would include the NMBM giving the MBDA the mandate to manage
and/or develop the site further.

NMBM;
MBDA

3 months

The MBDA develops and places a tender for potential private sector
developer to partner with the agency to develop the Tower of Light
Precinct.
Alternatively, NMBM issues mandate (that is compliant with the
provisions of the MFMA) to potential developers to raise capital for the
Tower of Light Precinct development.
This tender should require the potential private sector developer to
clearly specify the SMME opportunities that will arise as a result of the
development.

MBDA

2 months

The MBDA in conjunction with the successful private sector developer
establishes the Tower of Light Pty. Ltd. that will be responsible for
developing and managing the precinct.

MBDA;
Private
Sector;
NMBM

3-4 months

Description

55

DRAFT FINAL REPORT – NOVEMBER 2019
•

•
•

The Tower of Light Pty. Ltd. develops a detailed site plan for the
precinct. This would include the Tower of Light layout and the footprint
of the proposed development. It would also include architectural
drawings, services plans, parking layouts etc.

Tower of
Light Pty. Ltd.

3-6 months

As part of site development plan, the Tower of Light Pty. Ltd should
solicit the opinion of the municipal planning department on the
potential subdivision of the St. George’s Park erf.
If deemed necessary, the NMBM would facilitate this rezoning process.

Tower of
Light Pty. Ltd;
NMBM

12 months

Undertake the construction of the Tower of Light and associated grass
mounds
Undertake environmental upgrading of St. George’s Park es based on
site development plan.

Tower of
Light Pty. Ltd;
NMBM

8-12
months

Testing of the Tower of Light and its associated features as well as the
other products within the precinct by the Tower of Light Pty. Ltd
management team.

Tower of
Light Pty. Ltd

2 months

•

Acquisition of the necessary property, plant and equipment to operate
the Tower of Light and associated grass mounds.

Tower of
Light Pty. Ltd

3 months

•

Recruitment and training of Tower of Light staff, including external
service providers.

Tower of
Light Pty. Ltd

3 months

•

Tower of
Light Pty. Ltd;
Private
Sector

12 months

•

Tower of Light Pty. Ltd management begins building relationships with
tourism products throughout the NMBM, developing a Tower of Light
Route that incorporates various tourism attractions in other parts of
the metro.
Undertaking pre-marketing activities

•

Tower of Light Precinct begins operating.

Tower of
Light Pty. Ltd

1 month

Step 5:
•
Step 6:
•
•
Step 7:

•
•

Step 8:

Step 9:
Step 10:

Step 11:

Step 12:

The NMBM develops a lease agreement between itself and the Tower
of Light Pty. Ltd. that will govern the release of the St. George’s Park
land for the precinct development.
This lease agreement should attract a nominal rental rate.

7.2 RISK ANALYSIS AND MITIGATION
There are several risks that the Tower of Light Precinct could experience during its construction and operational
phases. These risks have the potential to not only compromise the ongoing operation of the precinct but also
adversely affect the developments financial sustainability. Many of these risks, can be identified prior to
development and subsequently mitigated, however several are likely to arise over the course of the precinct’s
operations. The Tower of Light Pty. Ltd will need to make well informed decisions to manage these risks
effectively.
The most likely risks to arise for the Tower of Light Precinct are outlined in Table 7.2.
Table 7.2: Risks and mitigation measures
Risk

Mitigation Measures
•
•

Heritage

•

•

Develop a Conservation Management Plan for St. George’s Park with the
input from professional cultural heritage practitioners.
As part of the Conservation Management Plan undertake an audit of all
heritage assets within the proposed precinct, including their condition.
Ensure that the Tower of Light Precinct does not encroach or adversely affect
existing heritage assets. Efforts should be made to incorporate existing
heritage assets into the Tower of Light Precinct development concept.
Comply with all the provisions of the Conservation Management Plan.
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•
Environmental (i.e. sensitive
vegetation,)

•
•

Public participation concerns
(e.g. noise)

•
•

Appoint a community liaison officers to handle matters raised by interested
and effected parties.
Hold multiple public workshops and forums to introduce the concept to local
stakeholders and to solicit their inputs.
Ensure that the associated developments have the least impact on
residential properties as feasible.

•

Target multiple user markets not just domestic and foreign tourists. Specific
focus should be on NMBM schools as well as schools in other parts of the
Eastern Cape.

•

The Tower of Light Pty. Ltd. should partner with the NMBM metro police or
rangers to provide security for the precinct.
In conjunction with the MBDA, NMBM and Tower of Light Pty. Ltd. establish
dedicated patrols (minimum of 10 officers/rangers), that monitor the area,
particularly during the evenings.

Seasonality

Safety and security

Comply with all the provisions of the Environmental Management Plan for
emanating from the BA for the Tower of Light Precinct.
Avoid sensitive vegetation areas and/or minimise the development footprint
in these areas.

•

7.3 CONCLUSION AND WAY FORWARD
This report has tested the feasibly of the Tower of Light Precinct within St. George’s Park and developed an
associated business plan to guide the establishment process. This has included an indicative route layout, an
ownership and management structure, costing and financials.
The findings have suggested that the total market size for such a product within the NMBM is approximately
3.9 million visitors, comprising a mix of domestic and foreign tourists as well as school children and local
residents. It was estimated that the Tower of Light Precinct could attract up to 10.5% of this figure, equating to
+/- 409 000 visitors annually.
While the Tower of Light Precinct has the potential to receive up to 409 000 visitors annually, it is unlikely that
this figure will be reached immediately. Initially, it anticipated that the Tower of Light Precinct will primarily be
able to attract local residents and school children (i.e. between 100 000 and 200 000 visitors annually), with only
a marginal number of domestic and foreign tourists (i.e. less than 20 000 visitors annually). As brand recognition
and awareness of the Tower of Light Precinct grows, the precinct will increasingly be able to attract a greater
proportion of domestic and foreign tourists.
The indicative layout proposed for the Tower of Light Precinct, suggests that the total capital cost of the
development, should all structures be built simultaneously, would be just over R2.0 billion. This cost will be
partially borne by a public-private partnership in the form of the Tower of Light Pty. Ltd. (R336.6 million), who
in conjunction with the NMBM will be responsible for environmental upgrades and security in and around the
proposed precinct.
From an operational perspective, the Tower of Light Pty. Ltd. is projected to generate an operating loss of
between R1.1 million and R3.73 million over the first three years, improving to an operating profit of R3.3 million
in the fourth year and to R9.5 million in the fifth year. After allowing for depreciation and taxation, the loss for
the year is projected to average R24.1 million over the first four years, improving to a loss of only R4.2 million in
the fifth year. Long-term projections suggest that the Tower of Light Pty. Ltd. will be able to generate a positive
annual profit after tax and depreciation in Year 7.
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The report has further shown that the development of the Tower of Light Precinct could have a significant
economic impact on the NMBM and broader South African economies. Projections suggest that the R2.0 billion
in total capital expenditure generate R5.2 billion worth of additional business turnover, translating into an
addition R1.8 billion in GDP. The capital phase of the development could result in the creation of over 8 200 FTE,
affecting almost 30 000 people. The ongoing operation of the Tower of Light Precinct, in contrast, will inject
R83.3 million in new business turnover into the economy each year, boosting GDP by R29.3 million and resulting
in 131 FTEs.
While the Tower of Light Pty. Ltd. will not generate sufficient profit to pay corporate tax for the first six years of
operation, over a 20-year period, the company will pay a combined R82.9 million in corporate tax to SARS,
R799.5 million property rates and a further R20.9 million in service charges(i.e. water, electricity, sewerage etc.).
The latter two of which would accrue to the NMBM.
The findings suggest that in order to achieve these figures, it will require both partnerships with other tourist
attractions and tour operators in the NMBM as well as multiple revenue streams. To this end, it was proposed
that the managing entity sell Tower of Light tickets (both for the tower itself but also for the Tower of Light
Route); sell concessions and curios; and lease out space to commercial enterprises. By adopting this approach,
a private sector operator could obtain an IRR of over 7.4% after 20 years and recoup their initial investment after
14 years of operating.
The report has shown that the overall success of the development will be contingent on an experienced private
sector property management company being a co-owner of the Tower of Light Pty. Ltd. This will ensure that the
precinct is run along sound business principles. As such, the ownership model proposed is that a new company
(Tower of Light Pty. Ltd.) be established to manage both the development of the Tower of Light Precinct and its
day-to-day operations once construction has been completed. Within the prescripts of the Municipal Finance
Management Act (No. 56 of 2003) it is recommended that that this company be jointly owned by the MBDA or
NMBM and a private sector property management company, with each party holding 50.0% of the company’s
share capital. This should be achieved by way of a public-private partnership.
Any development of this kind, however, will require the Tower of Light Pty. Ltd to take out public liability cover
to indemnify themselves should an accident occur. Based on industry standards, this cover would be in the
region of R20 million to R40 million and cost the private sector operator between R100 000 and R1400 000 per
year.
Based on these outcomes, the study established that the Tower of Light Precinct is feasible contingent on various
assumptions. In addition, several private sector developers across South Africa have already expressed interest
in either establishing such a precinct or partnering with the NMBM or MBDA to establish one.
The following additional recommendations should also be perused as part of the Tower of Light Precinct
development:
•
•

Appoint a suitably experienced private sector management company to partner with the NMBM and
MBDA to initiate Tower of Light Precinct and garner broader private sector interest and support;
Obtain commitment from the Tower of Light Pty. Ltd. that it will actively contribute to SMME
development in the NMBM, through both partnerships and enterprise development. Potential SMME
opportunities that could arise as part of the development include:
o Cleaning and maintenance
o The provision of guided tours
o Transport of visitors undertaking the Tower of Light Route
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•
•
•

o Security provision
Ensure that the footprint of the Tower of Light Precinct development does not encroach on any heritage
assets within St. George’s Park;
Develop a detailed tourism activity map for both the Tower of Light and the Tower of Light Route in
electronic and non- electronic format; and
Encourage the Tower of Light Pty. Ltd. to link to other tourism products within the NMBM and/or
include them as part of the Tower of Light Route (e.g. cultural tour of Central and South End
incorporating sites such as Saint Peters Church).
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