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Abstract

There has been a notable relocation of blue chip firms in Johannesburg. This research seeks to identify and explore the decision-making processes and the rationale behind the selection of the nodes identified as the suitable new addresses of these companies. The purpose of this study is to establish whether there is any correlation between the firms’ profile/business strategy and their nodal destination in migrating in Johannesburg. The study made use of surveys: a questionnaire was distributed via email and the Survey Monkey platform to the executives and strategists of all the selected companies. The decision-making processes were interrogated to get an intimate knowledge of how suitable nodes were identified and selected.
The findings are that financial factors, location factors, property qualities, environmental factors and lease terms are all important to decisions made regarding relocation. These findings are similar to those made by other researchers in the literature. Moreover, location, accessibility, adequate parking facilities, health and safety and the quality of the building were highly prioritised pull factors.
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[bookmark: _Toc476550788]Figure 1: Map of Johannesburg
Source: Demacon Market Studies (2009)


[bookmark: _Toc489881824]CHAPTER 1
[bookmark: _Toc489881825]Introduction

Historically, Johannesburg as a relatively old city has experienced a shift in its development and physical growth (Bremner 2000; Rogerson 1997; Erickson 2003; Nsibande 2014; City of Johannesburg 2008; Beavon 2001). Most of the tertiary services were concentrated in the Johannesburg’s CBD area, making it the service centre of the region and the nation. In the 1950s, the Council moved some of its offices from City Hall to Braamfontein Hill; the move was the first to lead to decentralisation (Beavon 2001).
The CBD had already started experiencing parking shortages in the face of the municipality’s parking policy that limited the provision of private off-street parking. At the time, there was no clear policy guiding the provision of parking for the various tower blocks that were being erected in the CBD area (City of Johannesburg 2008; Erickson 2003). 
Over a period of time, physical and economic obsolescence started to erode the Johannesburg CBD. There was an increase in crime, traffic congestion, pollution and environmental degradation (Erickson 2003). Leading firms started to drift to other decentralised locations around Johannesburg such as Sandton and Rosebank to avoid the declining CBD (Beavon 2001; Erickson 2003).

[bookmark: _Toc489881826]1.1	Problem statement

There has been a notable migration in Johannesburg by blue chip firms to other business nodes. This research seeks to identify and explore the decision-making processes and reasoning/rationale behind the selection of particular destination nodes. This will be insightful in correlating the nodal destination with the firm’s relocation strategy as outlined in its profile.
[bookmark: _Toc465416811]
[bookmark: _Toc489881827]1.2	Aim

The aim of this study is to establish whether there is any correlation between the firms’ profile/business strategy with their nodal destination in migrating in Johannesburg.

[bookmark: _Toc489881828]1.3	Research objectives 

1. Analyse the profile of firms that migrated in Johannesburg
2. Assess the decision-making processes of the firms that relocated
3. Identify the pulling forces of the selected nodes
4. Interrogate relocation exigencies

[bookmark: _Toc489881829]1.4	Research question

What were the definitive nodal relocation considerations for the firms that relocated in Johannesburg?
[bookmark: _Toc465416810][bookmark: _Toc489881830]1.5	Research sub-questions

1. What were the profiles of the firms that relocated in Johannesburg in terms of the nature of their businesses and their business objectives?
2. What were the decision-making considerations and processes?
3. What were the critical pulling forces of the selected nodes?
4. What were the relocation exigencies? 

[bookmark: _Toc489881831]1.6	Scope

There is a lack of research in the decision-making process of corporate relocations. This research aims to establish common understanding and minimise practice failures for researchers, property consultants, policy makers, and real estate students.
[bookmark: _Toc489881832]1.7	Methodology employed

The study employed the multiple methods approach. This approach is a product of both the use of the quantitative and qualitative methods.
[bookmark: _Toc489881833]1.8	Limitations

During the data collection process, it was discovered that most of the sources from which the researcher thought the data could be obtained did not actually have the data and or show interest in granting access to the data. 










[bookmark: _Toc489881834]CHAPTER 2
[bookmark: _Toc489881835]Literature review 

The purpose of the literature review is to justify the need to investigate the decision-making process of corporate relocations in Johannesburg. To achieve this purpose, this section will discuss the following: the nature of corporate real estate decisions, the relocation and expansion decision, factors influencing corporate relocation and expansion, theoretical approaches underlying relocation and expansion, the methodology in previous studies and lastly, the research gaps.

[bookmark: _Toc489881836]2.1	The nature of Corporate Real Estate decisions

Corporate Real Estate (CRE) is defined as the land and buildings owned by firms (Liow 2007). CRE can be commercial, residential, industrial and even retail. The purpose of CRE is to meet the financial and functional needs of the firm. For this reason, a need is created for CRE strategies to be incorporated into the firm’s core business strategy (Roulac et al. 2008). An alignment between corporate strategy and individual strategies of the support functions is not only beneficial but essential for economically efficient management of the firm’s assets. The mismanagement of CRE can have a significant effect on the firm’s operations, decisions and market value.  
Balsic (2013) suggests that investment decisions are driven by the risk acceptance and the expected rate of return. Balsic (2013) further categorised investors into three primary groups, namely: core investors, value-added investors and opportunistic investors. Core investors prefer low risk properties that are located in primary markets where tenants enter into long-term leases. Value-added investors favour properties that are suitable for renovations with a less predictable cash flow. Opportunistic investors only invest in developments that will achieve a high return in the long term.
Due to uncertainty surrounding the global economy, a firm should be flexible and have the ability to create and maintain a competitive advantage. Thus the choice of the firm location plays an important role in the production and profit maximisation of the firm.

[bookmark: _Toc489881837]2.2	The relocation decision

Property investors make decisions based on perceptions of financial and legal risks that come with an investment at a given time; they are risk takers and risk avoiders, and their decisions may be rational or reasonable if not a mixture of the former two characteristics. The relocation decision is very complex and requires extensive research.
According to Brouwer et al. (2004), the main reasons that drive firm relocation are firstly, expansion, followed by cost savings and lastly government policies. The relocation process has two phases: identifying the large geographical area of the possible relocation destination followed analytical work that leads to the selection of the exact location (Rymarzak and Siemińska 2012). Firm relocation is defined as any form of locational change (Pellenbarg et al. 2002). Therefore firm relocation can be viewed as a change of address from point A to point B or a partial relocation whereby a firm expands its operations to a different location.
The relocation process of corporates is significant as it influences the operating environment of a firm such as the operating costs, competence, productivity, workforce satisfaction and the meeting of the firm’s objectives (Rothe et al. 2015). In their study, Rothe et al.(2015) further postulate that the office relocation process includes identifying the needs of the business, specifying the space requirements, deciding whether a new building is required, searching for possible buildings, evaluating possible building/s, negotiating with the landlords, designing new buildings, managing the employees through the change, physically moving and fine-tuning the new workplace and its workplace practices.
Nunnington et al.’s (2011)  study suggests that the key stages of the decision-making process for office relocation comprise of the macro location (country), the macro location (city), the micro location (options within the city), the micro location (characteristics of the selected location), building specifications, building configuration and specific operational requirements and pre-requisites.
Roberts and Henneberry (2007) state that the investment decision process includes the following: the decision is first made on a strategic level which includes setting the initial property investment goals and decision criteria. The decision making strategy is then formulated in relation to the portfolio structure and performance. This is followed by an exploration and assessment of suitable properties through conducting a market analysis on a metro, macro and micro level, developing targets for acceptable rates of return and risk at portfolio and property levels, and applying and analysing decision criteria. Lastly the process involves adjustments between properties, project selection of properties, investment selection, negotiation, investment implementation and post-investment activities.

[bookmark: _Toc489881838]2.3	Factors influencing corporate relocation

Rymarzak and Siemińska (2012) grouped relocation factors into those that are connected to the macro environment (distant environment) and those that are connected to the micro environment (immediate environment). Pellenbarg et al. (2002) further grouped firm relocation factors into three categories, namely, firm internal factors, firm external factors and location factors; because the firm’s specific characteristics should be determined as well. Internal factors comprise the employment and management structure. External factors include government policies. Location factors incorporate the market size, distance and other factors that are described in the table 1. 






	LOCATION FACTORS
	LEASE TERMS
	ECONOMIC FACTORS
	ENVIRONMENTAL FACTORS
	PROPERTY QUALITY

	Close-by access to basic business support activities
	Length of commitment

	Running costs of the building
	Energy efficiency

	Parking availability


	Access to white-collar labour
	Rental rates 

	Costs of office furniture

	Water efficiency

	Access to building


	Airport and freeway access

	Rent escalation clause
	Insurance costs

	Waste reduction

	Quality of improvements


	Property rates and taxes

	Lease obligations / flexibility
	Municipal rates and taxes

	Indoor environmental enhancement
	Age of building


	
Prestige and visibility
	
	Administration costs
	
	Design of improvements

	Presence of competitors
	
	Relocation costs
	
	Size of improvements


[bookmark: _Toc489881774]Table 1: Other relocation factors discussed in the literature
(Source: Compiled from various literature)




[bookmark: _Toc489881839]2.4	Theoretical approaches underlying relocation

Central place theory
Central place theory is described as a spatial theory in urban geography that attempts to explain the reasons behind the distribution patterns, size, and number of cities and towns around the world (Saey 1973). The central place theory also attempts to provide a framework by which those areas can be studied both for historic reasons and for the locational patterns of areas today.
The theory was first developed by the German geographer Walter Christaller in 1933 after he began to recognise the economic relationships between cities and areas farther away. He mainly tested the theory in southern Germany and came to the conclusion that people gather together in cities to share goods and ideas and that they exist for purely economic reasons (Saey 1973).
Before testing his theory however, Christaller had to first define the central place. In keeping with his economic focus, he came to the conclusion that the central place exists primarily to provide goods and services to its surrounding population (ibid).
Location theory
Over the past decades, location and relocation theory has been developed and expanded by a number of theories and approaches (Pellenbarg et al. 2002).These theoretical frameworks are the Neo-classical theory, the Behavioural theory and the Institutional theory. Location theory focuses on the ideal location destination and the factors that drive the decision to relocate to another destination. In essence location deals with pull factors and relocation deals with push factors. 
The neo-classical approach is derived from the standard classical economic theory. The neo-classical theory uses the principle of cost minimisation or profit maximisation to analyse the organisation’s relocation behaviour (Pellenbarg et al. 2002). The model is based on locational factors which push the organisation from the current location and pull the organisation to a new relocation destination. These factors may include the quality of the property, lease terms, environmental factors and economic factors.
However, this approach disregards the costs of moving from the current location to another (Brouwer et al. 2004). These costs may include labour, deliveries and costs of finding new markets. This therefore makes relocation seem as a costless process. According to Pellenbarg et al (2002), the neo-classical theory not only focuses on the relocation theory but also covers aspects of the factors triggering relocation. The neo-classical theory still does not explain why an organisation would want to move to a new location, thus one would still have to look at the internal processes within the organisation.
Therefore the behavioural theory may add insight into the relocation decision process of an organisation. The behavioural location approach focuses on the actual behaviour of entrepreneurs and the decision-making process in deciding to where the organisation is likely to relocate. According to Pellenbarg et al. (2002), the relocation process is a four-step method, which involves: 1) the decision whether to move or not, 2) the search for an alternative location, 3) the evaluation of the other alternative locations, and 4) the choice of the new location. The behavioural location approach mostly relies on the use of questionnaires and detailed empirical work other than a model (Brouwer et al. 2004). The behavioural location approach thus takes a lot of internal factors which may trigger relocation explicitly into account such as the size of the organisation and the age of the organisation.
There are four elements in the behavioural location theory: “(1) the role of limited information, (2) the ability to use information, (3) perceptions and mental maps and (4) uncertainty” (Pellenberg et al. 2002: 7).
Previous literature has criticised the behavioural approach. Rothe and Sarasoja (2012: 2) criticised the behavioural theory for regarding the organisation as a “black box”. A black box can be understood as a component of a system about which we do not know (Rothe and Sarasoja 2012). Brouwer et al. (2004) criticised the behavioural theory for considering an organisation as an active decision-making agent in a fixed environment.
The behavioural approach only considers factors from the organisation’s point of view which may limit the organisation in acquiring accurate information (Hu et al. 2008). Limited information, the limited ability to use information, perceptions and uncertainty lead to bias in the decision-making process.
This then leads us to the institutional theory. The institutional theory is based on the assumption that the economic activity is shaped by the society’s cultural institutions and value systems rather than the organisation’s behaviour (Brouwer et al. 2004). The institutional theory focuses on social, cultural and political factors that influence relocation decisions. Therefore the institutional theory is solely based on external factors such as changes in government policies.
The institutional theory is considered to be the most comprehensive approach as it includes the neo-classical theory and the behavioural location theory. It offers more insight and it is highly recommended in firm relocation studies (Hu et al. 2008). However, the disadvantage with this theory is that it lacks the ability to provide explanations for a political phenomenon and has difficulty in measuring institutions. The institutional theory is therefore considered incapable of coping with the complex and dynamic nature of the political world (Peters 1999).


[bookmark: _Toc489881840]2.5	Methodologies in previous studies

Remøy and van der Voordt (2014:141) aimed at answering two questions: Which property characteristics are important push and pull factors for relocation? What does this mean for the decision: stay or go?  A literature review was conducted to determine the push and pull factors. This was followed by interviews with large firms to determine the relocation drivers. The findings revealed that accessibility, location, the need for expansion, reducing energy consumption, and brand image (building) are important and highly prioritised. 
Rymarzak and Sieminska (2012) analysed factors and conditions to describe the decision-making process in locating various property types. Various literatures from 1956 to 2012 were collected and the bias of structural attributes was identified using the problem context, methodology and site location factors. The findings were that relocation is based on various factors and the criteria used depend on the nature and industry of the firm.
Hu et al. (2008) further examined the most important factors for a firm to relocate and the intention to relocate in the future. Hu et al. (2008) obtained data that was collected over three years by various universities. This data was then used to create a population sample for questionnaire surveys. Five firms were randomly selected for the survey. Their results revealed that relocation decisions are consistent. A firm that relocated in the past is most likely to relocate in the future. 
Brouwer et al.’s (2004) study also examined firm relocation factors. They divided these factors into the firm’s internal factors, external factors and location factors. They also studied the probability of the firm to relocate in the future. Their focus was on large firms with over 200 employees. They formulated four hypotheses: 1) the probability of a firm relocating decreases with the size of the firm; 2) the probability of a firm relocating decreases with the age of the firm; 3) firms that serve larger markets are more flexible in relocating; and 4) growth, mergers, acquisitions and take overs induce relocation. A questionnaire survey was sent to senior personnel of both public and private firms in different countries. The results concluded that the probability of a firm relocating decreases with the firm’s size and age. On the other hand, firms that serve larger markets and that are growing or have recently merged are most likely to relocate.
Elgar et al. (2009) focused on comparing different models for relocation to determine the most important factors in the relocation decision. They gathered their data through a web-based survey. Questionnaires were distributed to property managers and owners of small to medium firms (less than 100 staff). The results revealed that the distance from the current location of the firm to the relocation destination is the most important factor in the relocation decision. They further concluded that office supply is another factor that will increase the probability of a firm to relocate. Smaller firms are most likely to relocate close to where the owner lives compared to larger firms.


[bookmark: _Toc489881841]2.6	The development of secondary office nodes in post-apartheid in South Africa

Prior to the 1994 national elections, no investors were making any decisions and economists were forecasting that the Rand would weaken against all other currencies (Rogerson 1997). There was increasing political pressure, caused by the apartheid political system that resulted in the social and economic exclusion of South Africa from the global economy.
In the 1980s, after the 1976 Soweto uprising, black people who had been segregated by the Group Areas Act No.40 of 1950 started migrating to the city (Beavon 2001). Further demographic shifts occurred when other Africans from Nigeria, Democratic Republic of Congo, and many more African countries migrated to the city after South Africa’s independence in 1994. This may have created a physical decline in the buildings as landlords increased their rents for black people and in return, decreased the maintenance of the properties and allowed the overcrowding of flats (Bremner 2000). In addition, there was often competition for space which resulted in overcrowding within the city.
Another factor that contributed to the deterioration of the city could have been the act of red-lining. Red-lining was a practice that prevented the probability of investors investing in the Johannesburg CBD in the early 1990s. Red-lining is defined as a practice where banks mark a red line on a map indicating areas in which they would not invest and this was predominantly in areas where black people lived (Nsibande 2014). Red-lining in Johannesburg was practised in the Johannesburg CBD, Berea, Hillbrow and Joubert Park. 
Furthermore, commercial developments had been spreading in the Johannesburg CDB. For this reason there was an increase in difficulty in moving around the city, which was exacerbated by the lack of parking and the parking policy of the City of Johannesburg (City of Johannesburg 2008).
All these acts resulted in urban decay, which involved increased crime, traffic congestion, pollution, a lack of parking, technologically obsolete buildings, buildings being abandoned, political protests and environmental degradation. Leading firms started to drift to other decentralised locations around Johannesburg such as Sandton and Rosebank to avoid the declining CBD. According to Beavon (2001), at the beginning of 1991 there were 197 listed firms who had registered their offices at the Johannesburg CBD. In 1998 the number had decreased to 129 firms in the Johannesburg CBD and by 2000 the number had further decreased to 38. 

[bookmark: _Toc489881842]2.7	Research gaps

The composite nature of real estate can be best described as consisting of three concepts: legal, physical and financial (Institute Appraisal 2008). These concepts influence the way real estate investments are viewed and perceived. It would appear that, as with any perception, how information is structured and understood plays a critical role in influencing the manner in which property practitioners behave towards real estate issues. 
It could also be argued that there are three basic types of people or characteristics that may be found in people. There are some who approach things from an academic view, the objective of which could be said to be to affirm theories using facts and figures. Then there are those who may be described as emotive and subjective, as they perceive things from a belief-based approach (Gallimore et al. 2000).
“Emotions,” wrote Aristotle (384–322 B.C.) “Are all those feelings that so change men as to affect their judgements, and that are also attended by pain or pleasure. Such are anger, pity, fear and the like, with their opposites” (Encyclopaedia Britannica 2015).
Decision makers in firms, mainly the Chief Executive Officers and Management Boards have to implement business plans and there is risk involved given the general economic environment prevailing at the time certain decisions are being considered. There is a desire to achieve and a fear of failure in view of the shareholders’ expectations; it is these emotions that have a bearing on the decision-making process and the final judgement as to relocate or stay put (Gallimore et al. 2000).
The third characteristic could be said to be that found in people who tend to mix the intuitional with the factual. These are people who may hold the view that mixing the two tactics is a better approach to investment decision-making, assuming that the two can be mixed as thought processes (ibid).
The changes in people’s behaviour and the decisions they make are affected to the extent that the above facets come into play in their daily lives.
Understanding the office relocation decision process is very important to any organisation as it has an effect on the productivity and success of the organisation. When planning a relocation process, it is not only important to know the relocation destination but also the work environment that will be created (Rothe and Sarasoja 2012).
In the field of real estate research, it would appear that not many behavioural studies have been carried out pertaining to any specific behavioural pattern. Comprehensive knowledge and an understanding of the several aspects of the field appear to be lacking or largely unexplored and can be best described as scarce. Vivek (2011) states that there are few studies focusing on investment decision-making. Gallimore et al. (2000) further stress that the importance of behavioural studies as a large component of property analysis is restricted to the decision-making of valuers.
Roberts and Henneberry (2007) argue that there is an inadequate amount of knowledge regarding the investment decision-making process. The authors further assert that studies of this process are mainly concerned with the rules and techniques instead of presenting the reality of the investors’ behaviour in the market.
According Byrne et al. (2013: 7) “the interplay between the behaviour of property investors and the geography of property investment has received relatively little academic attention”. They further assert that there is bias when it comes to real estate investment decision-making and no research has explored this issue. This is sustained by Gallimore et al.’s (2000) study where they postulate that the behavioural theory suggests that the decision-making process is subject to bias and is not fully rational.
Ohman et al. (2013) and Roberts and Henneberry (2007) conclude that investors favour short cuts to an extent and therefore the behavioural and social elements to their decision making should be explored.
Balsic (2013) suggests that the decision-making process constantly changes with the shifts in the global market, hence results from studies today will differ from studies that were conducted years ago. There is, therefore, a need for information pertaining to the real estate decision-making process at present. This is supported by Ohman et al.’s (2013) study where they state that the documentation and analyses of actual decision-making processes in property are limited. Lowies et al. (2013) claim that understanding people’s behaviour in a decision-making process will enhance the decision-making process.
This lack research creates a predicament in that when trying to trace and examine the firm’s decision-making process, the researcher has to contend first with identifying a proper and definitive set of terminology to explain what is said to be the reality of firms.


[bookmark: _Toc489881843]Conclusion

The aim of this section was to establish and discuss the nature of corporate real estate decisions, the relocation and expansion decision, factors influencing corporate relocation and expansion, theoretical approaches underlying relocation and expansion, the methodology in previous studies and lastly, the research gaps.
CRE is an imperative asset that adds value to the firm. CRE decisions should be flexible to adjust to the forever-fluctuating economy. One of the decisions a firm might have to consider is corporate relocation. Corporate relocation is a complex process and is mainly driven by cost saving and government policies. This requires an extensive market analysis of the metro, macro and micro levels. Different relocation factors were discussed. These included firms’ internal and external factors and location factors.
The location theories, namely, neo-classical, behavioural and institutional, provided the background to studies of office relocation. From the theoretical background and practical approach, internal and external factors of a firm should be considered in relocation studies. The neo-classical theory was criticised because it does not include internal factors and the institutional theory was criticised for its complexity.
The studies discussed in the literature all seem to follow the same methodology, which includes selecting the firms for their study from an already existing database. This is then followed by questionnaire surveys distributed to the decision makers of the firm or sometimes in-depth interviews with the decision makers of the firm.
There is speculation and doubt as to the degree of influence of emotive (irrational) and reasonable behaviour on investors’ ultimate decision to invest or not to in a particular type of investment in a given location. Existing research appears to swing from one end to the other. Most researchers feel the need for more research into the behavioural patterns of investors in a relocation process as it will improve the understanding of the relocation process. The following chapter presents the research methodology of this study.









[bookmark: _Toc489881844]CHAPTER 3
[bookmark: _Toc489881845]Research methodology

The aim of this section is to lay down the research methodology of this study. Firstly, the section will discuss the research philosophy and approach. The second section will discuss the research design then the research method. This will be followed by a description of the data collection process, sampling technique and the data analysis technique.

[bookmark: _Toc489881846]3.1	Research philosophy and approach

Saunders et al. (2012) define research philosophy as a belief about the way in which data about a phenomenon should be gathered, analysed and used. It is a development of logical reasoning based on transforming things that are believed into something that is known. According to Saunders et al. (2012) there are four main research philosophies, namely: pragmatism, positivism, realism and interpretivism. This study will briefly discuss positivism and interpretivism as these research philosophies are more relevant to the study.
Positivism accepts that factual knowledge is only gained through observation (Saunders et al. 2012). It is a thought based on the belief that reality is stable as observed and described from an objective point of view. In comparison, interpretivism is a research philosophy that incorporates human behaviour into a study. Moreover, it is thought to be based on a belief that reality can only be understood through a subjective point of view. It therefore treats humans as social actors. Firm relocation can involve both objective (observable events) and subjective (mental processing) analysis by its very nature. 
The ultimate of goal of investors is normally to generate financial profits from capital investments. Financial performance involves reading past and current events and forecasting into the future. Past events can be said to be factual and their interpretation may be subjective given the variables that come into play and the possible future outcomes are definitely possibilities and probabilities. It follows that property market outcomes are behavioural based.
It is according to this logic that an interpretivist (interpretivism) philosophy has been adopted for this research study.

[bookmark: _Toc489881847]3.2	Research design

In this study, a cross-sectional survey method is applied. According to Saunders et al. (2012), cross-sectional studies are centred on observations made at a particular time. The advantages of a cross-sectional survey are that the survey is not costly and does not require a lot of time, the survey captures a specific point in time and the data acquired in the survey can be used for various types of research (ibid).

[bookmark: _Toc489881848]3.3	Research method

There are three research methods, namely the quantitative method, the qualitative method and the multiple methods approach (Saunders et al. 2012). 
The quantitative method focuses on data to test a theory. This method is associated with experimental and survey research (ibid). It is normally conducted through the use of questionnaires and structured interviews. 
The qualitative method describes the quality of a subject while interpreting and attempting to understand an event (Kowalczyk n.d.). This method is appropriate for describing people’s behaviour, feelings and thoughts. It is normally conducted through in-depth interviews and it involves a smaller number of participants. 
The multiple methods approach is a product of the use of both the qualitative and quantitative methods. The advantage of this method is that it gives a more theoretical and numerical perspective.
A single method can never adequately shed light on a phenomenon. Using multiple methods can help facilitate deeper understanding. Denzin(1978) and Patton (1999) identified four types of triangulation:
Methods triangulation ‒ involves examining results analysed from different data collection methods to assess if there is consistency. 
Triangulation of sources – includes the examination of different data sources from within the same method to assess if there is consistency.
Analyst triangulation – consists of using various analysts in reviewing your findings. 
Theory/perspective triangulation – involves the use of multiple theoretical perspectives to examine and interpret the data.
Given the human factor, the study will thus employ the multiple methods approach.

[bookmark: _Toc489881849]3.4	Data collection process

The purpose of collecting and analysing the data was to answer the main question laid down in chapter one; what are the definitive nodal relocation considerations for the firms that relocated in Johannesburg? This question is then followed by four sub-questions, which are; what were the profiles of the firms that relocated in Johannesburg in terms of the nature of the businesses and their business objectives; what were the decision-making considerations and processes; and what were the critical pulling forces of the selected nodes and what were the relocation exigencies?
It is important to look at the above questions because the relocation decision-making process still remains an unexplored phenomenon. Little is still known on what goes on in the relocation decision-making process (Rothe and Sarasoja 2012; Vivek 2011; Balsic 2013).
The questionnaire survey was distributed via email and Survey Monkey, a web-based survey, first in December 2016 and then in January 2017. The questionnaire consisted of four sections. The first section enquired about the profile of the firm. The questions included concerned the age of the firm, the size of the firm, the firm’s main line of operation and how much floor space the firm occupies.
The second section included the rating of factors that are important in the decision to relocate. The factors included location factors, property quality factors, lease term factors, environmental factors and financial factors. The respondents were asked to rank the factors by importance, one being very unimportant and five being very important. These factors were selected based on the literature review and the firm locational theories that were discussed in chapter two. This approach was used by Hu et al. (2008) in their study. The factors will be analysed to determine whether there is a relationship between the factor and the decision to relocate.
The third section contained the pulling factors to the relocation destination. The factors included competitive advantage, the quality of the building, opportunities for extension, accessibility, branding advantages, flexible rental opportunities, optimistic future expectations, adequate parking facilities, growth in market potential, health and safety, availability of support services, political considerations and tax considerations. The respondents had to rate the factors by importance, one being very unimportant and five being very important. 
The last section included the relocation exigencies. These exigencies are the improvement of the business in terms of the clientele volume, revenue and general exposure. The other exigency is the satisfaction of the decision to relocate in terms of the clientele volume, revenue and general exposure. 
All the questions were designed in such a way that the respondents would not be able to express their opinion, which may result in bias. The potential of bias was pointed out by Gallimore et al. (2000) and Byrne et al. (2013) in their studies. Bias will therefore be considered when analysing the results of this study. The data collected in the survey will be presented and analysed in a table and graphical format.



[bookmark: _Toc489881850]3.5	Sampling technique

A list of firms that had relocated in Johannesburg was obtained from several literatures dealing with the history and office trends in Johannesburg. The data was then shortlisted to firms that relocated in Johannesburg between 2010 and 2015. Real estate firms that deal with relocation strategies and tenant representation were contacted to request their participation in the survey and to refer the researcher to their clientele. The shortfall of this technique was that the participants of the study are decision-makers who normally work at senior level and could often not spare time to participate in the survey. 
18 professionals representing 23 firms took part in the survey. In previous similar studies, Rothe and Sarasoja (2012) conducted 15 semi-structured interviews with people from five different firms that had recently relocated. In Vivek’s (2011) study, the survey was taken by 20 professionals involved in the decision-making process representing 17 firms. Furthermore, Gallimore et al. (2000) had semi-structured interviews and only 13 firms agreed to take part in the survey out of 80 firms that were identified from several literatures. The respondents were responsible in the property decision-making at a high level within the firms. In all these studies, the sample gathered appeared significant for the researchers to obtain the intended results. A survey from 23 firms is therefore sufficient to answer the research questions.

[bookmark: _Toc489881851]Conclusion

The aim of this section was to discuss the research philosophy and approach, the research design, the research method, the sampling technique and the data collection process.
This study is subjective and thus the interpretivist philosophy was adopted. A cross-sectional survey is applied together with the use of multiple methods, which include both qualitative and quantitative methods. Only firms that relocated in the last five years were selected for this study. A questionnaire survey was distributed via email and Survey Monkey to these firms. The next chapter presents the results and analyses.



















[bookmark: _Toc489881852]CHAPTER 4
[bookmark: _Toc489881853]Results and analyses

The overall aim of this study is to establish whether there is any correlation between the firms’ profile/business strategy and their nodal destination in migrating in Johannesburg. This chapter thus presents the results of the respondents’ information obtained from the survey and an analysis of these results. The analysis is outlined as follows: the profiles of the firms that relocated in Johannesburg, the decision-making processes of the firms that relocated, the pulling forces of the selected nodes and the relocation exigencies. The last part of this chapter presents a conclusion of the analysis. 
[bookmark: _Toc489881854]4.1	Profiles of firms that relocated

The respondents were required to specify the firm’s age, size and the sector in which the firms operate. Most of the firms have been in operation for more than 10 years and most of the firms have more than 100 employees. This implies that the firms are relatively large and well established. 
Table 2 represents the firms’ main lines of operation. The firms are spread across various sectors, where four firms fall under the government sector followed by the manufacturing, retail and ‘other’ sectors with three firms in each sector, then the real estate and transportation sectors with two firms in each sector and lastly the construction, finance, mining and insurance sectors with one firm in each sector. This indicates that well established and larger firms are more likely to relocate because when a firm serves a larger market part of its activities can be relocated. This is in line with Brouwer et al.’s (2004) findings. 
Furthermore, it was previously stated in the literature review that the purpose of CRE is to meet the financial and functional needs of the firm, thus a need is created for CRE strategies to be incorporated into the firm’s core business strategy (Roulac et al. 2008). It is very important to bear in mind that the needs and requirements of each firm differ per sector and size. Therefore, since our respondents are spread across the various sectors, it will enable us to explore all the CRE decisions.

	Sector
	Responses

	Construction
	1

	Mining
	1

	Manufacturing
	3

	Retail
	3

	Finance
	1

	Insurance
	1

	Real Estate
	2

	Government
	4

	Telecommunication
	1

	Transportation
	2

	Hospitality
	0

	Other
	3


[bookmark: _Toc489881775]Table 2: Firm sectors

[bookmark: _Toc489881855]4.2	The decision-making process of the firms that relocated

Following Hu et al.’s (2008) approach, the respondents were asked to rank factors that are important in deciding where to relocate the firms. The factors included location factors, property quality factors, lease term factors, environmental factors and financial factors. These factors are analysed to determine whether there is a relationship between the factor and the decision to relocate. In table 3 the respondents had to rank the factors by importance, one being very unimportant and five being very important. The results are displayed in table 3 below. The rating average was determined by multiplying the number of respondents with the rating score and dividing this amount by the total number of respondents. 
	 Relocation factors
	

	
	1
	2
	3
	4
	5
	Rating average

	Location
	2
	0
	0
	4
	17
	4.48

	Property qualities
	2
	1
	0
	5
	15
	4.30

	Lease terms
	5
	0
	0
	5
	13
	3.91

	Environmental factors
	2
	0
	2
	8
	11
	4.13

	Financial factors
	2
	0
	1
	2
	19
	4.70


[bookmark: _Toc489881776]Table 3: Relocation factors

Figure 2 indicates the criteria used in selecting the relocation destination. Financial factors were ranked the most important on the list (22%), followed by location factors (21%), property qualities (20%), environmental factors (19%) and lease terms (18%). This figure shows that although financial factors are considered the most important, the level of importance when compared to the other factors is not greatly significant. This implies that all the factors are considered very important by the respondents.

[bookmark: _Toc476550789]Figure 2: Criteria used in selecting the relocation destination

4.2.1	Respondent preferences regarding financial factors when selecting new office space
In chapter two, the financial factors were categorised as the running costs of the building, costs of office furniture, insurance costs, municipal rates and taxes, administration costs and relocation costs. In table 4 the respondents ranked the running costs of the building (4.63) as the most important factor and administration costs (3.75) as the least important factor. These financial costs depend on whether the office space is multi-tenanted or occupied by one entity. In the case of multi-tenanted buildings, a pro rata cost applies. When it comes to relocation costs, the tenant will be liable for the costs if relocation was voluntary, where the landlord forces the relocation, the landlord will be liable to pay for the reasonable or actual costs for the relocation. Businesses prefer efficiency, while still making profits and reducing costs.




	Financial factors
	1
	2
	3
	4
	5
	Rating average

	Running costs of the building
	0
	0
	0
	3
	5
	4.63

	Costs of office furniture
	0
	0
	0
	7
	1
	4.13

	Insurance costs
	0
	0
	1
	5
	2
	4.13

	Municipal rates and taxes
	0
	0
	1
	5
	2
	4.13

	Administration costs
	0
	1
	1
	5
	1
	3.75

	Relocation costs
	0
	0
	1
	4
	3
	4.25


[bookmark: _Toc489881777]Table 4: Financial factors

4.2.2	Respondent preferences regarding the location factors in selecting the relocation destination
In table 5 it is shown that access to the market (with a rating average of 4.27), close-by access to basic business support activities (4.22) and prestige and visibility (4.05) are considered to be the most important factors in selecting the relocation destination. This was also identified in Remøy and van der Voordt’s (2014) study. In Johannesburg firms are usually attracted to prime locations with high rentals. Premium grade office space is in strong demand. Firms prefer office space that is accessible in terms of public transportation and the employee commuting distance. In addition, other factors such as the presence of competitors (3.55) and access to white-collar labour (3.55) are viewed to be the least important factors. The relocation factor importance will also vary according to the type of business. For example, a manufacturing business will rate access to suppliers and contractors as important but a retail business will view access to customers as important. This follows Rymarzak and Sieminska’s (2012) findings.

	Location factors
	1
	2
	3
	4
	15
	Rating average

	Close-by access to basic business support activities
	1
	1
	3
	6
	12
	4.22 

	Access to white-collar labour
	1
	1
	8
	10
	3
	3.55 

	Airport and freeway access
	1
	1
	5
	9
	7
	3.91

	Property rates and taxes
	1
	1
	5
	12
	4
	3.77 

	Prestige and visibility
	2
	1
	1
	8
	11
	 4.05 

	Presence of competitors
	3
	1
	6
	6
	7
	 3.55 

	Access to suppliers and contractors
	2
	2
	4
	9
	6
	 3.68 

	Access to market / customers
	2
	1
	2
	3
	15
	4.27 


[bookmark: _Toc489881778]Table 5: Location factors

4.2.3	Respondent preferences regarding the property’s qualities in selecting the relocation destination
In table 6 it can be seen that the size of the improvements (with a rating average of 4.52) and access to the building (4.48) are the most important factors for which firms are looking. This is followed by the design of the improvements (4.35), the quality of the improvements (4.35) and parking availability (4.30). Firms prefer newer and high quality buildings, as they offer great efficiency resulting in long-term saving and reduced operational costs. These findings are similar to those of Balsic (2013) and Brouwer et al. (2004). The age of the building (3.80) was viewed as the least important quality. This is mainly due to the fact that old well located buildings are currently being refurbished in Johannesburg’s prime areas to meet the current demand for quality office space. 
	Property qualities
	1
	2
	3
	4
	5
	Rating average

	Parking availability
	1
	1
	0
	9
	12
	4.30

	Access to building
	1
	0
	2
	4
	16
	4.48

	Quality of improvements
	1
	0
	1
	9
	12
	4.35

	Age of building
	0
	2
	7
	9
	5
	3.80

	Design of improvements
	1
	0
	1
	9
	12
	4.35

	Size of improvements
	1
	0
	1
	8
	13
	4.52


[bookmark: _Toc489881779]Table 6: Property qualities

4.2.4	Respondent preferences regarding environmental factors in selecting the relocation destination
As shown in table 7, energy efficiency (with a rating average of 4.35), indoor environmental enhancement (4.32) and water efficiency (4.09) are considered in selecting the relocation destination. Waste reduction, with a rating average of 3.96, was the least important factor. Firms focus on providing their employees with an environment that will support their productivity. For this reason most firms prefer ‘green buildings’. Green buildings are defined as buildings that are energy efficient, resource efficient and environmentally responsible (Green Building Council SA n.d). Occupational health and safety is a compulsory compliance enforced by the Department of Labour. Depending on the type of operation, the firm is required to adhere to the environmental compliance as described by the government. This is to ensure a safe and healthy working environment.

	Environmental factors
	1
	2
	3
	4
	5
	Rating average

	Energy efficiency
	1
	0
	2
	7
	13
	4.35 


	Water efficiency
	1
	0
	4
	9
	9
	4.09 


	Waste reduction
	1
	1
	4
	9
	8
	3.96 


	Indoor environmental enhancement
	1
	0
	2
	7
	12
	4.32 



[bookmark: _Toc489881780]Table 7: Environmental factors

4.2.5	Respondent preferences regarding the lease terms in selecting the relocation destination
Table 8 shows that the length of the commitment (with a rating average of 4.26), rental rates (4.44), the rent escalation clause (4.30) and the lease flexibility (4.30) are all important factors firms consider in selecting the relocation destination. Surprisingly, ‘lease terms’ was viewed as the least important factor in selecting the relocation destination. This may be due to the fact that most firms own the buildings to which they relocated. Moreover, with some firms the relocation strategy was to step out of leases in favour of utilising and optimising the firm’s freehold properties.
On the other hand, other firms prefer multi-tenanted buildings so they can share their expenses and have their landlord liable for office management. Lease flexibility is also considered a high priority.






	Lease terms
	1
	2
	3
	4
	5
	Rating average

	Length of commitment
	2
	0
	2
	5
	14
	4.26 


	Rental rates
	2
	0
	1
	3
	17
	4.44


	Rent escalation clause
	2
	0
	2
	4
	15
	4.30 


	Lease obligations / flexibility
	2
	0
	1
	6
	14
	4.30 



[bookmark: _Toc489881781]Table 8: Lease terms

[bookmark: _Toc489881856]4.3	The pulling forces of the relocation destination

The respondents were asked to rate on a scale from one (very unimportant) to five (very important), the level of importance of each of the following pulling forces of the relocation destination:
· Competitive advantage
· Quality of building
· Opportunities for extension
· Accessibility
· Branding advantages (location)
· Branding advantages (building)
· Flexible rental opportunities
· Optimistic future expectations
· Adequate parking facilities
· Growth in market potential
· Health and safety
· Availability of support services
· Political considerations
· Tax considerations

Table 9 provides the rating averages of the 14 pulling forces. Accessibility (4.41), branding advantages (location) (4.27), branding advantages (building) (4.41), quality of the building (4.23), adequate parking facilities (4.30) and health and safety (4.30) received the top ranking. These results are in line with Pellenbarg et al.’s (2002) findings. All the other pulling forces were viewed as slightly less important.

	Pulling forces

	Rating average

	Competitive advantage
	4.10


	Quality of building
	4.23


	Opportunities for extension
	3.78


	Accessibility
	4.41


	Branding advantages (location)
	4.27


	Branding advantages (building)
	4.14


	Flexible rental opportunities
	3.68


	Optimistic future expectations
	3.81


	Adequate parking facilities
	4.30


	Growth in market potential
	4.14


	Health and safety
	4.30


	Availability of support services
	4.04


	Political considerations
	3.55

	Tax considerations
	3.45



[bookmark: _Toc489881782]Table 9: Pulling forces

As previously stated in Pellenbarg et al. (2002), locational factors push the organisation from the current location and pull the organisation to a new relocation destination. These push and pull factors normally mirror each other. For instance, if a lack of parking is the reason why the firm would decide to move then the firm would relocate to a node where there is adequate parking. 
The findings of this study indicate that accessibility by public transport and private cars is highly prioritised. Firms are looking for buildings that will incorporate a high number of parking spaces. The building has to be located close to well serviced public transport infrastructure, which may also promote the use of public transportation amongst employees. Branding advantages (location) are also considered very important. Firms are relocating to prime nodes that are preferred for their locational advantage. The travelling time to and from the office is also considered. Furthermore, the availability of support services is also rated as important. Firms prefer close and easy access to other complimentary firms and clients. Firms also prefer to be close to shopping centres and banks, as this allows the employees to spend less time commuting between the office and these places. Less time spent on commuting may result in more productivity.
In terms of the quality of the building, firms are prepared to pay high rentals for premium quality at prime locations indicating that the quality of the office space is of a high priority. On the other hand, these high rentals are expected to reduce the operational costs of the building.
Health and safety is considered to be compulsory for every business. Firms are required to comply with the environmental compliance as defined by the government. 
Security also plays an important role in the selection of relocation destinations in terms of the image and longevity of the area. This suggests that firms chose new locations with minimal criminal activities.
Political considerations are the least important pulling forces of the relocation destination, especially for state-owned entities. This may be a result of the issues of land ownership in South Africa. The profile of land owners and doing business with investors who may be politically exposed persons are increasingly hot button topics. Investment and disinvestment decisions by a state-owned entity are subject to rigorous government, political, public and union scrutiny, amongst many other stakeholders. For an example, the disposal of a property for an amount in excess of R50 million is subject to approval by the Minister under which the entity falls. Furthermore, it is possible that a business case to support a recommendation to buy, sell, and lease or exit a lease of a property can be unpalatable from a union perspective and may therefore not be approved. In short, a compelling real estate recommendation is only one of a number of factors that an organisation can consider in making its final decision.
Firms are pulled towards locations that offer a combination of the pulling forces. Firms in Johannesburg prefer new developments in prime nodes such as Sandton, Rosebank and Waterfall-Midrand.

[bookmark: _Toc489881857]4.4	The relocation exigencies

The respondents were asked to rate on a scale from one (very unimportant) to five (very important) the level of importance of each of the relocation exigencies. Table 10 provides the rating averages of the relocation exigencies. General exposure was ranked the most important on the list (4.28), followed by the clientele volume (3.95) and revenue (3.95). This reveals that the firms that relocated appear to have been successful in their branding both in locational terms and building terms. It was observed that their clientele increased together with their revenue.


	
–
	1
	2
	3
	4
	5
	Rating average

	Clientele volume
	2
	1
	0
	10
	7
	3.95 


	Revenue
	1
	1
	2
	10
	6
	3.95 


	General exposure
	2
	0
	0
	7
	12
	4.28 



[bookmark: _Toc489881783]Table 10: Relocation exigencies


[bookmark: _Toc489881858]Conclusion

The aim of this chapter was to present the results of the respondents’ information obtained from the survey and to provide an analysis of these results. The results and analysis included the profiles of the firms that relocated in Johannesburg, the decision-making processes of the firms that relocated, the pulling forces of the selected nodes and the relocation exigencies.
It was discovered that well established and larger firms are more likely to relocate. One of the main reason for this could be that, when a firm serves a larger market part of its activities can be relocated. In the questionaire, the respondents were asked to rank factors that are important in deciding where to relocate their firms. Financial factors were ranked the most important. One of the reasons could be that businesses prefer efficiency, while still making profits and reducing costs. 
Furthermore, the respondents were asked to rate each of the relocation exigencies by the level of importance. General exposure was ranked the most important. This reveals that the firms that relocated appear to have been successful in their branding both in locational terms and building terms.








[bookmark: _Toc489881859]CHAPTER 5
[bookmark: _Toc489881860]Conclusion and recommendations 

As previously stated, the aim of this study was to establish whether there is any correlation between the firms’ profile/business strategy and their nodal destination in migrating in Johannesburg. This research was motivated by the lack of research regarding the decision-making process of corporate relocations, especially in Johannesburg. This research therefore seeks to identify and explore the decision processes and reasoning behind the selection of the destination nodes.
In conducting the research, a questionnaire survey was employed in order to examine the decision processes behind office relocations in Johannesburg. The survey was distributed via email and the Survey Monkey platform. The main challenge that was experienced during the process of obtaining data is that the participants of the study are decision-makers and they normally work at a senior level and often could not spare time to participate in the study. 
Before stating the conclusions of the research, it is important to return to the objectives of the research:
1. Analyse the profile of firms that migrated in Johannesburg
2. Assess the decision-making processes of the firms that relocated
3. Identify the pulling forces of the selected nodes
4. Interrogate relocation exigencies
Firstly, property investors encourage relocations in Johannesburg. They set the terms of where and how firms can be relocated. Property investors can manipulate the property market in such a way as to encourage property demand. This property demand will purely be based on the government’s supply of land both in terms of quantity and price. Therefore, before a firm can relocate there must be available office supply, whether in the pipeline or already completed.
Most of the firms that have been relocating in Johannesburg in the past five years are large-scale and well established firms. These firms fall under various employment sectors. The reason behind the relocations of large and well established firms could be that they expanded as they serve larger markets. Other firms relocated because they wanted to get out of leases, some firms wanted to rebrand themselves in terms of relocating to prime locations and rebranding the whole building and some firms wanted to consolidate their employees from different small buildings to one main building. 
Financial factors, location factors, property qualities, environmental factors and lease terms are considered very important factors in deciding where to relocate the firm. Access to the market, close-by access to basic business support activities, close proximity to public transport infrastructure and prestige and visibility remain the most important location factors. Firms are relocating to prime nodes that are preferred for their locational advantage. Firms prefer high quality buildings that will reduce their operation costs in return. In Johannesburg, firms do not mind the high rentals as most of the firms go for premium rentals. These factors are important in the early screening process of the relocation analysis.
After the relocation analysis, the firms relocated to prime nodes in Johannesburg such as Sandton, Rosebank and Waterfall-Midrand. The following were the critical pulling forces:
· Accessibility by public and private transport
· The quality of the building
· Locational and building branding advantages
· Health and safety
· Availability of support services
· Adequate parking 
The relocation resulted in branding advantages both in locational terms and building terms. The clientele of the firms increased together with their revenue. In conclusion, the objectives of this research were therefore met. 
Knowing the decision-making process of corporate relocations is important because it will establish common understanding and minimise practice failures among various real estate players. This study included the profiles of firms that relocated, factors that were considered in decision-making regarding relocation, and the pull factors and advantages of the relocations. This data can be used by city managers and policy makers in promoting certain areas, encouraging firm investments and stimulating developments in cities. 
It is also of business importance to companies to have knowledge as to why their competitors are behaving in a certain way. For instance, why certain firms would relocate in certain areas and why certain competitors prefer to locate their offices next to each other or in the same street. This research has been successful in contributing to knowledge about decision-making and the key factors that appear to be common among decision makers and property managers.

[bookmark: _Toc489881861]Policy recommendations

During the data collection process, it was discovered that most of the sources that the researcher thought the data could be obtained from did not actually have the data. It is thus recommended that the key institutions, such as the City of Johannesburg and other municipalities in key cities, track the movements of prominent real estate players to identify any patterns in the movement. This data is very important for researchers, policy makers and the property industry as a whole. 
Availability and accessibility of data is important for researchers as their research may contribute significantly in providing an extensive knowledge to the local municipalities/policy makers who make vital economic decisions concerning the city. Moreover, this knowledge is also important for the investors who make decisions based on the available research on the movement of key businesses in the city. Investors are key players in any economy, and thus the availability of knowledge about the city is crucially important for decision-making. 

[bookmark: _Toc489881862]Further recommended studies

It is recommended that the sample of the study be expanded in this type of research for additional data. The research can be extended:
1. To explore whether firms that were located in close proximity follow each other to new locations.
2. To explore if certain types of firms, by nature and industry, prefer a certain location. 
This will allow the researcher to get more insight into office relocations in Johannesburg or other cities.
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Corporate Real Estate: An investigation of the decision making process for corporate relocations in Johannesburg 
Consent Form
You are invited to take part in a research survey about the decision making process for corporate relocations in Johannesburg.  Your participation will require approximately 15 minutes and is completed online at your computer.  There are no known risks or discomforts associated with this survey. Taking part in this study is completely voluntary. If you choose to be in the study you can withdraw at any time without adversely affecting your relationship with anyone at the University of Witwatersrand.  

Your responses will be kept strictly confidential, and digital data will be stored in secure computer files.  Any report of this research that is made available to the public will not include your name or any other individual information by which you could be identified.  If you have questions or want a copy or summary of this study’s results, you can contact the researcher at the email address above. Please feel free to print a copy of this consent page to keep for your records.

Clicking the link below indicates that you are 18 years of age or older, and indicates your consent to participate in this survey. 





























FIRM RELOCATION QUESTIONNARE 

QUESTION 1 A
Did your firm relocate or have you assisted a firm in relocating?
(Please tick the appropriate box)
	YES
	

	NO
	



QUESTION 1 B
If yes, what was the original firm location?


QUESTION 1 C
Will your firm relocate in the next five years?
(Please tick the appropriate box)
	YES
	

	NO
	




QUESTION 2 A
Does the firm own the building/s you occupy or will occupy after the relocation?
(Please tick the appropriate box)
	YES
	

	NO
	




QUESTION 2 B
Are you or will you be the sole tenant in the building?
(Please tick the appropriate box)
	YES
	

	NO
	




QUESTION 3
How long has your firm been in existence?
(Please tick the appropriate box)
Less than 5 years				
5 to less than 10 years			
10 to less than 15 years			
15 years or over				


QUESTION 4
What was your relocation destination?
Suburb or Township___________________________________________________________

What will be your be your relocation destination/s?
Suburb or Township___________________________________________________________

QUESTION 5
When did you relocate?
(Please tick the appropriate box)
Less than 5 years ago				
5 to less than 10 years ago			
10 to less than 15 years ago			
More than 15 years ago				



QUESTION 6
What is the firm’s main line of operation? (Please tick where appropriate)
	CONSTRUCTION
	

	MINING
	

	MANUFACTURING
	

	RETAIL
	

	FINANCE
	

	INSURANCE
	

	REAL ESTATE
	

	GOVERNMENT
	

	TELE-COMMUNICATION
	

	TRANSPORTATION
	

	HOSPITALITY
	

	OTHER
	



If other, please specify
____________________________________________________________________________________________________________________________________________________________________

QUESTION 7
What is the number of employees in your firm? (Please tick the appropriate box)
Less than 10					
10 to less than 50				
50 to less than 100				
100 and more				


QUESTION 8
How much floor space did you occupy in M² (Square Meters) before the relocation?
Less than 100				
100 to less than 200			
200 to less than 500			
500 and more				

How much floor space do you or will you occupy in M² (Square Meters) after the relocation?
Less than 100				
100 to less than 200			
200 to less than 500			
500 and more				

QUESTION 9
Please indicate by importance, the criteria used in selecting your relocation destination.
	
	Very unimportant
	Unimportant
	Neutral
	Important
	Very important

	Location
	1
	2
	3
	4
	5

	Property qualities
	1
	2
	3
	4
	5

	Lease terms
	1
	2
	3
	4
	5

	Environmental factors
	1
	2
	3
	4
	5

	Financial factors
	1
	2
	3
	4
	5




QUESTION 10
How important are the following location factors in selecting your relocation destination?
	
	Very unimportant
	Unimportant
	Neutral
	Important
	Very important

	Close-by access to basic business support activities
	1
	2
	3
	4
	5

	Access to white-collar labour
	1
	2
	3
	4
	5

	Airport and freeway access
	1
	2
	3
	4
	5

	Property rates and taxes
	1
	2
	3
	4
	5

	Prestige and visibility
	1
	2
	3
	4
	5

	Presence of competitors
	1
	2
	3
	4
	5

	Access to suppliers and contractors
	1
	2
	3
	4
	5

	Access to market/customers
	1
	2
	3
	4
	5





QUESTION 11
How important are the following property qualities in selecting your relocation destination?
	
	Very unimportant
	Unimportant
	Neutral
	Important
	Very important

	Parking availability
	1
	2
	3
	4
	5

	Access to building
	1
	2
	3
	4
	5

	Quality of improvements
	1
	2
	3
	4
	5

	Age of building
	1
	2
	3
	4
	5

	Design of improvements
	1
	2
	3
	4
	5

	Size of improvements
	1
	2
	3
	4
	5




QUESTION 12 A
How important are the following lease terms in selecting your relocation destination?
	
	Very unimportant
	Unimportant
	Neutral
	Important
	Very important

	Length of commitment
	1
	2
	3
	4
	5

	Rental rates 
	1
	2
	3
	4
	5

	Rent escalation clause
	1
	2
	3
	4
	5

	Lease obligations / flexibility
	1
	2
	3
	4
	5




QUESTION 12 B
Which costs are you responsible for in terms of your lease agreement? (Please tick where appropriate)
	Running costs of the building
	

	Costs of office furniture
	

	Insurance costs
	

	Municipal rates and taxes
	

	Administration costs
	

	Relocation costs
	




QUESTION 14
How important are the following environmental factors when selecting new office space?
	
	Very unimportant
	Unimportant
	Neutral
	Important
	Very important

	Energy efficiency
	1
	2
	3
	4
	5

	Water efficiency
	1
	2
	3
	4
	5

	Waste reduction
	1
	2
	3
	4
	5

	Indoor environmental enhancement
	1
	2
	3
	4
	5







QUESTION 15
How important are the following financial factors when selecting new office space?
	
	Very unimportant
	Unimportant
	Neutral
	Important
	Very important

	Running costs of the building
	1
	2
	3
	4
	5

	Costs of office furniture
	1
	2
	3
	4
	5

	Insurance costs
	1
	2
	3
	4
	5

	Municipal rates and taxes
	1
	2
	3
	4
	5

	Administration costs
	1
	2
	3
	4
	5

	Relocation costs
	1
	2
	3
	4
	5



QUESTION 16
How important were the pulling forces to the relocation destination?
	
	Very unimportant
	Unimportant
	Neutral
	Important
	Very important

	Competitive advantage
	1
	2
	3
	4
	5

	Quality of the building
	1
	2
	3
	4
	5

	Opportunities for extension 
	1
	2
	3
	4
	5

	Accessibility 
	1
	2
	3
	4
	5

	Branding advantages (location)
	1
	2
	3
	4
	5

	Branding advantages (building)
	1
	2
	3
	4
	5

	Flexible rental opportunities 
	1
	2
	3
	4
	5

	Optimistic future expectations 
	1
	2
	3
	4
	5

	Adequate parking facilities 
	1
	2
	3
	4
	5

	Growth in market potential
	1
	2
	3
	4
	5

	Health and safety
	1
	2
	3
	4
	5

	Availability of support services
	1
	2
	3
	4
	5

	Political considerations
	1
	2
	3
	4
	5

	Tax considerations
	1
	2
	3
	4
	5

	Other(miscellaneous)
	1
	2
	3
	4
	5





If political, please specify;
__________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

If other, please specify;
__________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

QUESTION 17
How important are the following branding and identity factors when selecting new office space?
	
	Very unimportant
	Unimportant
	Neutral
	Important
	Very important

	Proximity of competition 
	1
	2
	3
	4
	5

	Office customization
	1
	2
	3
	4
	5

	Brand image
	1
	2
	3
	4
	5



QUESTION 18
If you have moved, how much have you improved your business operations in terms of clientele, revenue and general exposure? 
	
	Neither
	Slightly
	Moderately
	Very much
	Extremely well

	Clientele Volume
	1
	2
	3
	4
	5

	Revenue
	1
	2
	3
	4
	5

	General Exposure
	1
	2
	3
	4
	5



QUESTION 19
If you have moved, are you satisfied with the decision to relocate? 
	
	Neither
	Slightly satisfied
	Moderately satisfied
	Very satisfied
	Extremely satisfied

	Clientele Volume
	1
	2
	3
	4
	5

	Revenue
	1
	2
	3
	4
	5

	General Exposure
	1
	2
	3
	4
	5



Thank you for your participation!
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