*Peer Reviewed

The effect of space flexibility and building orientation on grade-B office
building occupancy rate in Kampala City
Lynet Susan Namayanja; Moses Batanda Mubiru

Abstract

This paper focused on linking the influence of the specifics of building services orientation and space flexibility on the
occupancy dynamics of Grade-B office buildings.

The paper employed a cross-sectional design, backed with qualitative and quantitative research approaches, on a
sample size of 115 respondents including tenants (70), property managers/owners (40), and real estate experts (05).
Data collection was through questionnaires and interview guides. Quantitative analysis was done through univariate
and bivariate methods buttressed by the use of MS Excel, MS. Word and STATA version 15. The qualitative
component employed thematic analysis.

The findings indicate a significant relationship between occupancy length and the sufficiency of rentable space to meet
business needs. Buildings with bigger rentable spaces had higher occupancy. Lastly, the majority (82.9%) of the tenants
could not customize their rentable spaces according to their needs due to restrictions from landlords and property
managers, leading to their high mobility. We recommend attention to the design and layout of parking spaces
commensurate to the building's capacity and local regulations and ensuring flexibility of floor plans during building
designs. A well-designed building with convenient road accessibility, ample parking, attractive amenities, and tenant-
focused design can better retain tenants, leading to better building performance.
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Introduction

Globally, building orientations and service provision of the buildings are fundamental aspects to
consider in sustaining occupancies. Orientation and building views are often considered as an
“iconic edifice” that always beautify the skyline of cities and play a significant role in the economic
growth of urban centres (Akhimien et al., 2017). Such aspects of the building view, directly impact
on the business transacted by the occupants as they determine the convenience of both the tenants
and business clients. Eventually, they will have a direct influence on the return on investment.

Over the recent past , the Kampala CBD has faced a reduction in the number of inquiries and
interest in office space for letting particularly for grade-B office spaces (Knightfrank, 2021, Mubiru
and Naturinda, 2023a). This led to a 3% drop in occupancy of Grade-B office buildings from 84%
in H1 2020 to 81% in H1 2021. Grade-B office buildings often face challenges in maintaining high
occupancy rates due to the competition from newer, more modern and better located buildings
(Block, 2011). One factor that may contribute to lower occupancy rates is the building orientation,
which can affect the indoor environment, energy efficiency, accessibility, manoeuvring, and
overall appeal of the building. However, there is limited research on the specific effects of building
orientation on occupancy rates of Grade-B office buildings.

Current studies have focused on the impact of building orientation on energy efficiency, thermal
comfort, lighting, performance and ventilation (Aini and Nadia, 2019, Gongalves et al., 2021,
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Kaminska, 2020). Additionally, Choi and Storr (2019) identified a relationship between rent
increase and tenant retention in commercial real estate. The authors, however, did not cover an in-
depth analysis and correlation of particular building orientation variables on building occupancy,
especially in the context of Kampala city. Therefore, this study aims to investigate the effect of
building orientation on occupancy performance of Grade-B office buildings. This is with a view to
providing insights into how building design can impact the market performance of these buildings.
Such performance can likely be achieved through sustained occupancy arising from the fit for
purpose spaces and flexible occupancies.

In addition to the paper aim, several lines of assumption were adopted. These include there is no
significant association between the length of stay and the flexibility of rentable space; There is no
significant association between occupancy length and access systems to the building; There is no
significant association between occupancy length and whether it is difficult or not to access the
building from the main road; and, there is no significant association between occupancy length and
availability of parking space.

Building orientation and flexibility occupation of Grade-B Office Space -a theoretical perspective

The understanding of the concept of building orientation is multi-faceted. Building Orientation
means the way a building is positioned or sited in respect to its surroundings (Gehl, 2011), and may
be referred to as front-to- front, where the primary facade faces the primary fagade of an adjacent
building, or side-to-side or back-to-back (Shepperson, 2009, Al-Temeemi, 1995). In this way, it
comprises the arrangement of different parts of a building in a specific direction so as to maximize
certain aspects of its surroundings. Such aspects may include street appeal (Carmona et al., 2018),
capturing scenic views (Sullivan and Meyer, 2016), or for drainage considerations(Schmitt et al.,
2004) among others. Building orientation may further incorporate the layout/size of the rentable
space (Kendall and Teicher, 2010), accessibility from the road (Martinez and Viegas, 2009),
flexibility of the rentable spaces(Khamkanya and Sloan, 2009, Vimpari et al., 2014), accessibility
within the different parts of the building (Mubiru and Naturinda, 2023a), and size/capacity of
parking spaces to offer tenants for increased satisfaction and productivity.

Segmenting into building orientation of office buildings is important for this paper that emphasizes
the occupancy performance of buildings. This is because orientation components of buildings have
links in influencing occupant satisfaction, willingness to pay and tenancy renewals. The designs
and orientations of office buildings can be determined by a number of speculative and corporate
factors by individuals and firms predicted to be future tenants (Duarte et al., 2013). The orientations
are thus determined by user type, such as investment banks, professional firms, or high-tech
companies who normally dictate the floor size, concept and marketable location of the building
(Kohn and Katz, 2002).

Occupancy performance, especially for office buildings can manifest in various forms. For
instance, it can be determined by vacancy rates. This signifies the number of dwelling units which
are vacant on a specified date expressed as a percentage of all units standing on that date (Pedersen
and Delgadillo, 2007, Theobald, 2001). Basing on the preceding thus, the length of occupancy will
signify the amount of time that a certain tenant occupies a given office space. Such a period
commences when a unit gets occupied by a tenant and ends when the room becomes vacant (either
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because an occupant moves out of an existing unit or because the unit enters the market). Vacant
rooms are unoccupied units available for rent (Schmitt, 2000).

The quality of Grade-B office buildings is slightly lower than that of Grade-A. Such spaces are
occupied by companies and organizations that seek offices in a quality building but are unable or
unwilling to pay high rental rates charged by Grade-A offices. The common factor contributing to
a building being considered Grade-B is its age (Dermisi and McDonald, 2010). Grade-B office
buildings are thus usually older than their Grade-A counterparts. Oftentimes, a Grade-B office
building was originally Grade-A but has been downgraded due to age and deterioration. These
properties typically have good amenities, management companies and tenants, and can even be
brought up to Grade-A standards with common area renovations and amenity upgrades and rental
rates for Grade-B buildings lower than Grade-A. The buildings themselves are usually considered
average, and the rental rates they draw are average for their markets (BOMA, 2022, Case and
Shiller, 2003).

Generally, Grade-B offices are a grade below Grade-A, and slightly older buildings than Grade-A
with good management, quality tenants, good building finishes, good quality systems (not at Grade-
A level). They are often well maintained with average rental rates and usually targeted by occupants
planning renovations to restore them to Grade-A. The distinguishing factor between a Grade-A and
grade-B building is the quality and variety of amenities and building finishes (Katz and Gupta,
2014). These office spaces compete for a wide range of users that want average rental rates for
their market areas (Peltier, 2001).Tenants who occupy Grade-B buildings don’t need to be in the
middle of the action, nor do they require an outward display of prestige. Instead, they want to
provide employees with a comfortable, modern workspace. Typical tenants include companies that
value function over form, and are in fields like IT, creative services, and call centres.

To fit a Grade-B office definition, amenities would need to include, but aren’t limited to on-site
parking, security, conference rooms, bike storage, cafeteria-style or café dining, and shared outdoor
spaces. Thus, improving the workplace quality, security, flexibility of space and cheap ample
parking space are important for lengthy occupancy periods and more tenancy renewals(King et al.,
2017).

Literature Review

The issue of flexibility of building orientation, energy consumption, sustenance of occupancy
trends and tenant satisfaction have attracted considerable attention from scholars over the last ten
years. A study by Kim. (2021) investigated the impact of building orientation on the energy
consumption and occupancy rates of commercial buildings in Seoul, South Korea. Similar
experiences have been observed in Italy (Bellia et al., 2013), Hongkong (Leng et al., 2020), and
some sub-Saharan African cities (Nematchoua et al., 2020). In this way, commonly the buildings
with adequate orientation to natural ventilation and shading likely claim lower energy consumption
and improved indoor environmental quality. Eventually, if such expectations are met, it leads to
increased tenant satisfaction and higher occupancy rates. Similarly, Geng et al. (2019) and Zuhaib
et al. (2018) indicated that buildings with good orientation to natural ventilation, shading, and
daylight had better indoor environmental quality and occupant satisfaction. Such would impact on
increasing tenant retention and higher occupancy rates and the other way round.
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Whatever its size or type, the office building is a complex building type and is affected by many
forces. Such forces can eventually impact on the quality of its occupancy based on how the
occupants perceive the flexibility of the provided spaces. Akhimien et al. (2017) noted that the
important role of the office is to provide accommodation for tenants, visitors and equipment, at
same time facilitating office activities. As such, the design and orientation of the office has a great
effect on the fulfilment of the building’s primary performance expectation.

The need for office buildings to have more flexible spaces, adaptable office equipment and
materials, built in services etc. is beginning to be a standard practice in the tropics and in developing
countries. This is because the electricity often may not be constant and sufficient to run most office
buildings. Therefore, the need to make office building design environmentally friendly is highly
emphasized with the provision of alternate lighting solutions, proper ventilation system in buildings
in case of power outage, incorporating open-office plans for increased office space flexibility
(Zhang et al., 2013).

A study by Belafi et al. (2021) investigated the impact of building orientation on the sustenance of
occupancy performance of commercial buildings in hot climates. The study found that buildings
with good orientation to natural light and ventilation had higher and sustained occupancy rates and
lower energy consumption, as well as improved indoor environmental quality. The study noted that
building orientation was particularly important in hot climates, where cooling loads can be high.
Similar sentiments were observed in China (Miao et al., 2020).

Baum and Crosby (2019) studied the determinants of lease length in commercial property markets
and found that tenant characteristics, lease terms, and property characteristics are significant
factors. Furthermore, the longer leases are more likely to be signed by tenants with higher credit
ratings and firms with longer operating histories (Giambona et al., 2008). Additionally, shorter
leases are more common in properties with higher vacancy rates and in locations with weaker
economic conditions. This suggests that property managers should consider the factors that
influence lease length in order to maximize occupancy performance.

On the other hand, Gujral et al. (2020) indicated that the length of leases with high-quality tenants
can determine the value of commercial real estate and provide a stable source of rental income.
However, it is important to note that, shorter leases with high-quality tenants can provide flexibility
and allow for rent increases when market conditions stabilize. These views suggest that property
managers should carefully consider lease structure in order to maximize occupancy performance.
Such sentiments are shared also by Devine and Kok (2015) who observes that, tenants are more
likely to renew their leases if they have greater control over the design of their space and if the
lease terms are flexible. These findings suggest that property managers should consider allowing
for flexible lease terms in order to retain tenants and maximize occupancy performance.

Considering tenant turnovers, and satisfaction, several scholars have attributed them to several
factors. James III (2007) has hinged satisfaction to the performance of the building and its
amenities. In this way, building quality, accessibility, and property management are significant
factors in tenant satisfaction and retention. Additionally, Mubiru and Naturinda (2021) hinged
satisfaction to the level of complaint responses by the landlords, whereas Mubiru and Naturinda
(2023b) connect this to the distribution and quality of access systems in the buildings.
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Existing literature on commercial property occupancy in Uganda has correlated the length of
tenancies and possible negotiations. Deininger and Castagnini (2006) indicates that, in Kampala,
the average length of tenancy in commercial properties is approximately 2.5 years. Additionally, it
is possible for tenants who have been in buildings for longer than 3 years to be more likely to
negotiate for lower rent or better lease terms. This suggests that longer lengths of occupancy may
lead to increased bargaining power for tenants. Additionally, tenants prioritize factors such as
location, accessibility, and security when choosing a rental space (Haraldsson and Hakansson,
2023) especially for office properties. However, the authors so far have not analysed deeply how
the occupancy and the choices of the tenants to sustain and renew their tenancies are pushed by the
orientation attributes and layout flexibility of the Grade-B offices.

Therefore, the flexibility of space can have a significant impact on the occupancy rates of office
buildings. Flexibility allows for the efficient use of space and can accommodate changing tenant
needs and preferences, leading to increased tenant satisfaction and improved occupancy rates. The
flexibility of buildings may come in different forms. These include building views regarding the
main access routes, location of access systems, distribution and capacity of parking space,
accessibility and distribution of the working spaces, and the general adjustment in cases of possible
changes in use. The flexibility in design, including the ability to accommodate remote working and
social distancing, could increase tenant satisfaction and lead to higher and sustained occupancy
rates (Hassanain et al., 2018). On the other hand, buildings with inflexible designs could suffer
from decreased demand and lower occupancy rates.

Key lessons have been gathered from the reviewed literature that form a basis for study of this
paper’s aim, issue and variables in the context of Kampala city. The literature reviewed has
emphasised the committing to longer leases as a key ingredient for Grade-B office buildings’
performance. Thus, property managers should carefully consider lease structure to maximise
occupancy performance.

Methods

This paper employed a cross-sectional research design, with aid of a mixture of qualitative and
quantitative approaches of descriptive statistics. A cross-sectional study is a type of observational
study that analyses data from a population, or a representative subset, at a specific point in time
(Lee and Chia, 1994). Thus, cross-sectional designs are used in preliminary and exploratory studies
to allow researchers to gather information, summarize, present and interpret for the purpose of
clarification (Kothari, 2019). The researchers adopted this research design because this study fits
within the provisions of descriptive cross-sectional research designs, and yet, the study seeks to
collect data at a given point in time, summarize it, present and interpret findings to answer a specific
research aim. The study was conducted using primary data obtained from study participants
through objective human observation, experiences shared through interviews and served
questionnaires. Furthermore, and guided by secondary data concerning property occupancy
statistics and price patterns obtained from property management companies’ reports, Uganda
Bureau of Statistics (UBOS) reports, among other reliable sources to make valid inferences.

For purposes of this paper, the main target respondents were the sitting tenants/occupants and
property managers of Grade-B offices, at Luwum street- Kampala city. The focus area of this study
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was, Grade-B office spaces along Luwum Street, Kampala city. The selection of the case study
area was majorly based on the existence of a sufficient number of Grade-B office buildings,
especially those that are professionally managed. Luwum Street is located in the central division
of the Kampala capital city authority. It spots a variety of commercial high-rise buildings, many of
which boasted of the attributes that were relevant for this study. For instance, the linear patterns
along access routes and their orderly sequence helped selection through a systematic sampling.

In addition to observation, the tools used for data collection were questionnaires and structured
interviews for the tenants and property managers/building owners respectively. The in-depth
interviews were used to supplement the data collection from real estate experts who comprised the
key informant respondents. The questionnaires were pre-tested on a sample of 10 respondents
selected from three selected grade B offices in the study area, using convenience sampling. In this,
the validity was measured using the Content Validity Index method to indicate the degree to which
the questionnaire corresponds to the concept it is designed to measure. Content Validity Index was
determined using the formula below:

CVI=K/N.

Where, CVI = Content Validity Index, K = Number of questions considered relevant/ suitable, N
= Total number of questions.

Rejection Criteria

Reject the instrument is CVI £ 0.5. If CVI is greater than or equal to 0.5, the items in the
instrument at acceptable level of significance was accepted (Lawshe, 1975). The Cronbach’s alpha
was used to determine the internal consistence (Cronbach, 1951).

Sampling strategy

A systematic sampling technique was pivotal in aiding the selection of the sample buildings. The
office buildings along Luwum street in Kampala central Division had a consistent distribution
pattern. The buildings’ distribution along the Luwum street and others in defined patterns behind
the main tributaries, yet with no significantly divergent patterns made the selection through
systematic sampling relevant. The selection was made for every third high-rise office building
along the Luwum street stretch. Eventually, seven (07) buildings were selected, and from each ten
(10) tenants purposively selected. Purposive sampling was also used in selecting the key informants
who included seven (07) property managers or landlords managing the sampled buildings. The
choice between property managers and/or landlords depended on who was willing to respond to
the study questions and their ability to elaborate management dynamics of the managed buildings.
Finally, thirty-eight (38) other real estate professionals, including real estate agents and valuers
were also selected for interview. These were purposively selected for possessing important
knowledge of the Kampala property market and sharing their experience regarding how the
buildings’ orientations have influenced the occupancy trends and the property market.
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Table 1: Sample Distribution

Category Sample size Information needed

Tenants 70 Building  design, tenancy renewal
prospects, inclusivity of the lettable space.

Property experts 38 Inclusivity of the orientation design

Property 07 Tenant turnovers

Managers/Landlords Preferences of certain building portions
Complaints on space allocation

Source: Authors’ construct, (2023)

The target population comprised of 115 participants that combined 70 tenants (ten from each of the
seven sampled buildings), 07 landlords /property managers and 38 property experts (Table 1).
Seventy (70) structured questionnaires were administered with tenants, and the responses from
landlords /property managers and the real estate experts were gathered through structured and in-
depth interviews. During selection, we ensured that a respondent was picked on different floors to
limit the monotony of responses and experiences, given the differing means in which occupants
appreciate the services provided by the buildings.

Data analysis

Data from questionnaires was entered using Microsoft Office Excel from where it was cleaned and
coded. The clean data was exported to STATA Version 15 from which analysis was done. The
univariate data analysis provided by descriptive statistics presented using frequency tables, bar
graphs and pie charts. Data was also analysed through bivariate analysis. This is analysis of two
variables at a time to establish any relationships/associations. This was presented using two-way
tables (cross-tabulations) for two categorical variables, correlation analysis for two continuous
variables and Analysis of variance (ANOVA) for cases where one variable is continuous and the
other is categorical. ANOVA tests for equality of means. The testing of the hypothesis further
followed a one-tail test. Confidentiality was maintained to protect the respondents. Furthermore,
the questionnaire didn’t disclose details of rental property for the issue of privacy and secrecy.

Findings

This paper aimed to analyse how space flexibility and building orientation play a key role in sustaining
occupancy of Grade-B office buildings. The analysed data in this section exhibits the various
experiences of the occupants, those in charge of the buildings and from the property experts in
Kampala city regarding the study aim and variables. The findings of this paper are thematically
categorised into four sections. These include accessibility and manoeuvring within the buildings,
Access from the road, Size of rental space, Parking space, Flexibility of space.

Descriptive Statistics for rentable space, parking space and occupancy performance

The study compiled descriptive statistics for the quantitative variables of 07 property managers
interviewed and presented in Table 2 below.
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Table 2: Statistics for rentable space, parking space and occupancy performance

Variable Mean Std. Dev. Min Max
Occupancy rate 27.1 223 4.2 100

Total Size of rentable space 668.6 293.2 159 1169
Number of parking spaces 95.5 53.6 24 199
Number of floors 4.2 1.8 2 8
Number of rooms 153 6.3 6 28
Number of vacant rooms 34 1.8 1 6
Average length of occupancy 5 2.1 1 8
Average rental income 1,420,000 368,856.88 850,000 2,500,000

Source: Author Construct, (2023)

From Table 2, average occupancy rate of the sampled buildings stood at 2.7% with a standard
deviation of 22.3 while the lowest occupancy rate was 4.2, and the highest occupancy rate was
100%. The average rental income is Uganda shillings 1,420,000 (USD. 379), where the most
expensive rental space is Uganda shillings 2,500,000 (USD. 667), while the cheapest room is
Uganda shillings 850,000 (USD. 227). The average rental size is 668.6 square feet with a standard
deviation of 293.2sqft, the smallest office space is 159 square feet while the biggest is 1169 square
feet. Also, the average number of parking spaces is 95 vehicle spaces with the smallest
accommodating 24 vehicles while the biggest accommodating 199 vehicles. The parking spaces
include both underground parking, open space parking and rooftop parking spaces.

On average, every building had 4 floors and 15 rooms with the shortest and biggest buildings
having 2 floors and 28 rooms respectively. Furthermore, the average number of vacant rooms per
building is approximately 2 rooms with the highest number of vacant rooms being 6 rooms. The
average length of occupancy is 5 years. Some tenants have stayed as short a minimum of 1 year
while some other have been tenants for 8 years.

Accessibility and manoeuvring within the buildings.

The type, location and distribution of the different access systems are key ingredients in the
orientation attributes of high-rise office buildings. Such vertical access systems may include stairs,
lifts/elevators and ramps. They are key in determining the tenants’ occupancy of the premises, as
their locational orientations in a way is likely to influence tenant comfort and sustained occupancy
(Mubiru and Naturinda, 2021). For this reason, tenants were asked the type of access systems that
the buildings they occupied had and their responses are as shown in Figure 1 below.
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Figure 1: Type of access system.
Source: Authors’ survey, 2023

In addition to the illustrated statistics in Figure 1, the tenants’ perceptions were driven by the actual
locations of the buildings’ access systems, as such influenced their comfort in their stay. From the
statistics gathered, 70% of the tenants were mindful of the locational distribution of the access
systems and they would be key to their sustained occupancy. Such sentiments were shared by
(Abisuga et al., 2020) who further indicated that such tenant expectations can be sorted by post-
occupancy feedback which may at times necessitate reorientation of such systems to ease
comfortable access.

Length of occupancy and plans to renew tenancies

The current length of building occupancy, and the intention of the tenants to renew their
tenancies/occupancy are fundamental to note in this study. Such components would signal the
tenant satisfaction with the different aspects of the building (Mohd Nor et al., 2020, Mubiru and
Naturinda, 2023a), including the orientation and facility distribution of the office premises.

40
35

percent
N
o

0-2 years 2-5 years 5-10 years More than 10
years

Figure 2: Tenants’ length of occupancy

Upon inquiry from the tenants as per their length of stay, the results established varying tenancies
and intentions for stay. Most of the tenants (34.3%) occupied their spaces between 0-2 years
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followed by those who had occupied their current office spaces for a period of more than 10 years
with 25.7%. When asked how long more the tenants planned to occupy their rentable space in the
building, most of the tenants (32.9%) indicated that they are planning to remain in the current
buildings for a period of between 0-2 years. The least number of tenants (10) representing 14.3%
only planned to spend more than 10 years in their current spaces.

In addition, the findings revealed that the majority of the tenants (60%) were not willing to renew
their tenancy agreements upon expiration of their current terms. However, the tenants noted that if
given incentives like parking fee reductions, free toilet facilities for their clients, freedom to
customize their spaces, enough parking spaces, and extensions in rent arrears, they could get
encouraged to renew their tenancy agreements.

Influence of orientation of access systems on the occupancy ratesThe study analyzed the length
of occupancy against the orientation of access systems and the accessibility of the buildings, to
establish whether there were any relationships. Cross tabulation was conducted where the two
variables under comparison were both categorical and a two-way table with measures of
association was given as the out and interpreted to reject or accept the null hypothesis of no
association. In cases where one of the two variables under investigation was quantitative against
occupancy length, an analysis of variance was conducted to compare means of the different factor
variables and presented in ANOVA tables.

For tenant continued stay in the Grade-B office buildings, continued manoeuvrability had to be
ensured for all types of users. What remained unclear, in the context of Kampala city was whether
the particular orientation of the internal access systems would influence tenant sustained
occupancy. The results are presented in Table 2, and interpreted in the section below.

Table 3: Cross-tabulation of occupancy rates and orientation of access systems to the building.

Occupancy length Orientation of access systems to the building
Ramps Staircases Lifts/Elevat | All Total
ors

0-2 years 3 8 1 9 21

2-5 years 6 2 8 2 18 Prob =0.0183
5-10 years 3 3 3 6 15

More than 10 years 7 1 3 5 16

Total 19 14 15 22 70

Source: Author Construct, (2023)

The probability value of 0.0183 is significant at 5% level of significance. This implies that there is
a significant association between length of occupancy and the distribution/orientation of access
systems to the office buildings. This implies that the nature or type of access system in place such
as ramps, staircases, lifts or elevators may not suffice. For user satisfaction evidenced in
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committing to longer occupancy, the distribution/orientation of the internal vertical access systems
was key. This observation with Adnan and Daud (2010) in Kuala Lumpur city and Appel-
Meulenbroek (2008) in Eindhoven.

However, in addition to the accessibility orientation within the buildings, the orientation and
accessibility in terms of the main road was a key point to consider with potential of influencing
tenant occupancy sustainability of the Grade-B offices. As Table 4 illustrates, its influence deviated
from the earlier influence of in-building access systems.

Table 4: Influence of difficulties accessing the building from the road on the occupancy
length

Occupancy length Difficulties accessing the building
NO YES Total

0-2 years 12 9 21
2-5 years 9 9 18
5-10 years 9 6 15
More than 10 years 7 9 16
Total 37 33 70
Prob =0.7883

Source: Author Construct, (2023)

From the output in Table 4, the probability value of 0.788 led to the acceptance of the null
hypothesis. Therefore, no association was found to exist between length of occupancy and
difficulties in accessing the building from the main road. This observation is a deviation from the
observation for in-building accessibility systems. Implying that whether it was difficult to access
the building, this did not influence the length of occupancy reported by the tenants. Studies which
had found a significant correlation were linked to retail, commercial and residential properties
(Hamer, 2018, Ibem et al., 2015, Nourian et al., 2018).

Occupancy rates and flexibility of rentable space

For office and commercial use of the Grade-B office buildings, many users desire flexible
workspaces. This study thus considered flexibility as a key component of building orientation as
illustrated in Table 5.
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Table 5: whether the flexibility of the lettable space influenced tenant occupancy

Have you been able to customize your space according to
Occupancy length your needs
NO YES Total
0-2 years 21 2 23
2-5 years 12 6 18
5-10 years 3 9 12 Prob =0.0264
More than 10 years 3 14 17
Total 39 31 70

Source: Author Construct, (2023)

The data found a significant association between length of occupancy and flexibility of rentable
space. This is because the p-value of 0.0264 is less than the p-value associated with the 5% level
of significance that led to the rejection of the null hypothesis of no association. Furthermore, it was
apparent from the responses obtained from property managers that flexibility to reorient the spaces
was often embedded in the tenancy agreements and largely depended on the amount of space and
length of tenancy one was negotiating for. Eventually, tenants with bigger spaces enjoyed more
allowance to reorient their space, guaranteeing their comfort and intention to stay longer in the let
premises. This observation is compliant with that of Antunes Batista da Silva et al. (2022) who
linked it with rent sustainability and Halvitigali et al. (2019) who linked it with encouragement of
co-working.

Furthermore, from the interviews held, 62.5% of the managers indicated plans to make rentable
space more flexible while, 52.5% of the property managers have restrictions on how tenants can
use the rentable space available and provide incentives to their tenants in form of allowances for
modification of their rooms for tenants who sign longer leases. On the other hand, 47.5% did not
have any restrictions on how tenants should use their spaces and do not provide any benefits or
incentives. Most of the managers have plans to change length of occupancy terms (55%) while
45% of the managers do not have plans to change the length of occupancy terms in the future. All
in all, the flexibility and planning flexible spaces was more assured where property
managers/landlords were responsive to the needs of the current and prospective tenants.

The Occupancy length vs the size and distribution of parking space

The building accommodation of the parking for all types of users was a fundamental component
which users hinged on the orientation components that eventually impact on tenant occupancy. The
size, distribution and possibility of manoeuvrability are key sources of complaints from building
users, and in a way may influence mobility of tenants (Audu et al., 2018, Adnan and Daud, 2010).
So it was vital for this aspect of building orientation to be correlated and check its influence to
building occupancy trends as illustrated in Table 6:
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Table 6: Influence of orientation of parking spaces on occupancy length

Is there parking space for your business needs, employees and clients
Occupancy length
NO YES Total
0-2 years 13 8 21
2-5 years 10 8 18
5-10 years 4 11 15
More than 10 9 7 16 Prob=0.1811
years
Total 36 34 70

Source: Author Construct, (2023)

The p-value of 0.1811 is not significant at 5% level of significance. Thus, we fail to reject the null
hypothesis of no association. Therefore, there is no significant association between occupancy
length and availability of parking space. Thus, much as there were occasional complaints from
tenants as recorded by the property managers/landlords, they were often no sufficient to singly
influence tenants’ refusal to renew their tenancies.

The preceding notwithstanding, the property managers were asked whether there were any traffic
concerns or challenges that their tenants face while accessing the buildings from the road,
especially concerning manoeuvring through the space, lack of assurance of the available space, and
sometimes total failure to obtain space. The study revealed that majority of the tenants (57.5%)
face challenges while accessing the buildings from the access road. Majority (85%) of these
property managers have parking spaces and the parking fee is part of the rent paid by tenants.
While only 15% of the property managers charge a parking fee as a service charge over and above
the rent paid.

Key Building orientation considerations to tenant sustainability by key informants

In addition to the tenant responses, this paper triangulated from the key informants especially
property managers and real estate expects, weighing the four building orientation variables in their
influence to tenant occupancy and sustainability. The four variables include road accessibility,
parking space, access systems, parking space and flexibility of the working space (Table 8).

Table 8: Key Building orientation considerations to tenant sustainability by key informants

Building orientation indicator Yes No
Road accessibility 46.9% 53.1%
Parking space 53.9% 47.1%
Internal Access systems 100% 0
Flexibility of the working spaces 17.1% 82.9%
Average 55% 46%
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Source: Author Construct, (2023)

From the key informant responses, internal building access systems were considered fundamental
in influencing the tenant occupancies. This was followed by the parking space, road accessibility
and lastly the flexibility of the working space. This implies that, the Grade-B office tenants
prioritised the comfort of their immediate environment (inside the building) more than the external
views and orientation. Furthermore, the flexibility of the working spaces were largely prioritised
by long term tenants who also preferred to negotiate bigger spaces. Such types of tenants comprised
the minority, and it was not an immediate priority for most of the Grade-B tenants. Therefore, much
as sufficient literature advocates for better values from the adoption of flexible office spaces (De
Paoli et al., 2013, Hassanain, 2006, Goger et al., 2018), it remains a preserve for Grade-A blocks
and rather still far-fetched for grade-B office blocks, especially in the context of Kampala city.

Conclusion

This paper has weighed the various building orientation attributes, and how they influence the
occupancy trends of Grade-B office buildings, within the context of Kampala City-Uganda. The
key focus attributes are the distribution of access systems, accessibility from the roads, flexibility
of the lettable space, size, location and availability of parking space. From the findings, the average
space occupied is 429.571 which is common for typical Grade-B office buildings occupants. Most
buildings (31.4%) use staircases, ramps, lifts and elevators. There is a significant relationship
between length of occupancy and access systems to the building implying that, the nature or type
of access system in place such as ramps, staircases, lifts or elevators have an effect on the length
of occupancy by tenants.

However, no association was found to exist between length of occupancy and difficulties in
accessing the building from main road. Implying that the difficulty (if any) experienced in
accessing the buildings, could not directly have an effect on the length of occupancy reported by
the tenants, and their choice to stay or leave the premises.

Therefore, the influence of particular aspects of building orientation to the sustainability of Grade-
B office building tenancies remains a debatable one. The degree to which each aspect/variable
influences the comfort of tenants can be considered on a case-by-case basis. But the common
denominator lies in the internal orientation attributes of the building, especially the access systems
and the space sizes. Probably, it is because that is the space where the tenants spend most of their
working time. For the external orientation attributes, much as they are not significant, their
locations are normally associated with tenant and user complaints which for sustainability of
occupancy rates, should not be ignored by the property managers/landlords. By carefully
considering these factors during the design and planning stages, building owners and developers
can optimize the building's attractiveness, convenience, and financial performance.
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