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S A  L I S T E D  P R O P E R T Y  P E R F O R M A N C E  S O  F A R  I N  2 0 2 0

I t  h a s  m a s s i v e l y  u n d e r p e r f o r m e d  o t h e r  a s s e t  c l a s s e s

Source: Anchor Stockbrokers October 2020
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S A  L I S T E D  P R O P E R T Y  O V E R  T I M E

I t  h a s  a l s o  u n d e r p e r f o r m e d  o t h e r  a s s e t  c l a s s e s
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C O V I D - 1 9  R E N T A L  R E L I E F  O F F E R E D  B Y  T H E  P R O P E R T Y  I N D U S T R Y  G R O U P

T e n a n t s  o f f e r e d  r e n t a l  d i s c o u n t s  o f  b e t w e e n  5 5 %  t o  1 0 0 %  a n d / o r  d e f e r m e n t s
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A S S I S T A N C E  P R O V I D E D  T O  L I S T E D  P R O P E R T Y  C O M P A N I E S

D i s t r i b u t i o n  p a y m e n t s  e x t e n d e d  b y  t w o  m o n t h s  b y  t h e  J S E  a n d  F S C A

• Deadline for distribution payments has been extended by two months

• Previously, REITs had to pay out distributions within four months of year end. 

• This has been extended by two months i.e. to six months
• e.g. June year ends had up to end of October to pay out their distributions. 

• Now they can go up to end of December.

• REITs still have to pay out at least 75% of their distributable earnings
• Retained income to help reduce debt levels

• The balance not paid out remains taxable

• No tax relief from National Treasury/SARS (yet?)
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E Q U I T Y  R A I S E D  T O  C O N T I N U E  T O  D E C L I N E  D U E  T O  W E A K  O U T L O O K
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M o s t  o f  t h e  e q u i t y  r a i s e d  w e n t  o f f s h o r e
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% Valuation Declines  2020 
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S A C A P I T A L I S A T I O N R A T E S A R E A L R E A D Y  R E F L E C T I N G  A  W E A K E R  E N V I R O N M E N T

Source: Rode Sep 2020

N a t i o n a l  C a p  R a t e s  b y  P r o p e r t y  T y p e

T h e  r e t a i l  s e c t o r  e x p e r i e n c i n g  t h e  m o s t  w e a k n e s s



10

C U R R E N T  D E B T  C O V E N A N T S  W I T H  B A N K S

M o s t  L T V s  a r e  w e l l  b e l o w  t h e s e  l e v e l s  a n d  m o s t  I C R s  a r e  a b o v e  2  t i m e s  

Source: Avior Reseach October 2020
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L E V E L  O F  P H Y S I C A L  P R O P E R T Y  D E V A L U A T I O N S  L E A D I N G  T O C O V E N A N T I S S U E S

S o m e  s c e n a r i o  a n a l y s i s  f o r  s o m e  R E I T s

Source: Absa Capital October 2020

HYP* - Fully consolidating Hystead and assuming a covenant level of 50%

RDF - Based on 50% covenant level

RDF *** - Based on temporary covenant restriction to 55%

HYP**** - Accounting for Hystead on a see-through proportionately consolidated basis 
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L I S T E D  P R O P E R T Y  S E C T O R  L T V S  M A Y  P E A K  I N  2 0 2 2

Source: STANLIB Property
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S A  L I S T E D  P R O P E R T Y  S E C T O R  I S  T R A D I N G  A T  5 0 %  B E L O W  N E T  A S S E T  V A L U E

L o n g  t e r m  a v e r a g e  h a s  b e e n  1 0 %  a b o v e  N A V
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P R O P E R T Y  H A S  D I S C O N N E C T E D  S O M E W H AT  F R O M  B O N D S  T H E  L A S T  5  T O  6  Y E A R S

Source: STANLIB Property, I-Net

-4

1

6

11

16

21

Property Versus Bond Yields

SA property SA 10 Year Bond

D i s c o n n e c t  d u e  t o  R E I T s  h a l t i n g  d i s t r i b u t i o n  p a y m e n t s  a n d  n e g a t i v e  e a r n i n g s  g r o w t h
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S A V A C A N C Y  P R O F I L E

F o r e c a s t i n g  v a c a n c i e s  t o  i n c r e a s e  i n  t h e  r e t a i l  a n d  o f f i c e  m a r k e t s



O F F I C E  M A R K E T  V A C A N C Y  P R O F I L E

V a c a n c i e s  t o  i n c r e a s e  a c r o s s a l l  t h e  o f f i c e  m a r k e t  g r a d e s

Source: SBG Securities, MSCI, SAPOA 2020



C O V I D - 1 9  T O  C H A N G E  O F F I C E  W O R K I N G  H A B I T S

S t r o n g  p r e f e r e n c e  f o r  f l e x i b l e  w o r k i n g

Source: SBG Securities, July 2020
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T R A D I N G  D E N S I T Y  ( S A L E S )  G R O W T H  A N D  R E N T  C O N C E S S I O N S

R e t a i l  c e n t r e s  s u f f e r e d  a  6 5 %  d e c l i n e  i n  s a l e s  d u r i n g  L e v e l  5  l o c k d o w n
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V A C A N C I E S  A R E  R I S I N G  A C R O S S  R E T A I L  C E N T R E S

T r e n d  l i k e l y  t o  c o n t i n u e  f o r  t h e  n e x t  y e a r
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C O V I D - 1 9 H A S A C C E L E R A T E D  S O M E  T R E N D S  I N  R E T A I L

..and drive through

Source: Company Images
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G L O B A L  R E T A I L  T R E N D S  – T H E  R I S E  I N  O N L I N E  T R A D E  M A K I N G  A  S M A L L  I M P A C T  I N  S A

Source: STANLIB Property, Smart Insight
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I N D U S T R I A L  M A R K E T  I N  S A  H O L D I N G  U P  W E L L   D U R I N G  C O V I D - 1 9

W i l l  c o n t i n u e  t o  s e e  r e c y c l i n g  o f  S A  r e t a i l  a n d  o t h e r  a s s e t s  i n t o  o f f s h o r e  l o g i s t i c s

Source: Rode



S L O W D O W N I N N E W D E V E L O P M E N T S E V E N B E F O R E  C O V I D - 1 9

T h e  c h a l l e n g e  w i l l  b e  t o  l e t  n e w l y  c o m p l e t e d  s p e c u l a t i v e  d e v e l o p m e n t s

Total new stock as a % of existing stock
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T H E B R E A K D O W N O F T H E P R O P E R T Y  I N D E X – O F F S H O R E  E X P O S U R E  I N C R E A S I N G
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H O W P R O P E R T Y T R E N D S W I L L P L A Y  O U T

T h e  i n d u s t r i a l  s e c t o r  a s  w e l l  a s  s e l f  s t o r a g e  h a v e  b e t t e r  p r o s p e c t s
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S A  P R O P E R T Y  C O M P A N I E S  F O C U S  I N  T H E  M E D I U M  T E R M  – 3  R s

1. Restoring balance sheet strength
i. Disposal of non-core assets (offshore and local)

ii. Reducing capital expenditure to just maintenance

iii. Suspending developments/projects

iv. Suspending dividends and bringing LTV down

2. Rebasing income levels
i. Maintaining occupancy by offering additional incentives 

ii. Extending leases at the expense of rental value

iii. Reducing service charges (where possible)

iv. Increasing renewable energy supply

3. Repurposing for income growth potential
i. Right-sizing space for tenants in retail centres

ii. Finding new service based tenants for vacated stores

iii. Conversions of redundant office space to alternate use (where possible)
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D I S T R I B U T I O N  G R O W T H  T O  M I R R O R  I N F L A T I O N  A S  A  B A S E  C A S E

Source: STANLIB Property
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L O C A L P R O P E R T Y  S U M M A R Y

C O N S O L I D A T I O N

S A  P R O P E R T Y  

F U N D A M E N T A L S

E M E R G I N G  F R O M  C O V I D - 1 9  

L A N D L O R D S  v s  T E N A N T S

G L O B A L  P R O P E R T Y  R E A D  

T H R O U G H  F O R  S A

P R O P E R T Y  V A L U E R S  

S A  P R O P E R T Y  V A L U A T I O N S  

H i g h  f o r e c a s t  r i s k  b u t  l o o k i n g  v e r y  c h e a p  f r o m  a  v a l u a t i o n  p e r s p e c t i v e



G L O B A L L I S T E D P R O P E R T Y



F T S E  E P R A / N A R E I T  D E V E L O P E D  R E N TA L  I N D E X
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G L O B A L  P R O P E R T Y  P E R F O R M A N C E

S u b s e c t o r s  m o s t  a f f e c t e d  b y  l o c k d o w n s  s u f f e r e d  m o s t ,  Te c h  R E I Ts  r e w a r d e d

S U B S E C T O R  T O TA L  R E T U R N S

Sector is up 40% from March trough and steadily 

gaining ground as fundamentals improve

Modern, niche subsectors faring better than traditional, 

core subsectors

Source: Bloomberg, One-year total returns to 31 August 2020
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P O L A R I S A T I O N  I N  P R O S P E C T S

S u b s e c t o r  p r o s p e c t s  d i v e r g e n c e  a c c e l e r a t e d  b y  C O V I D - 1 9

• The rise of online shopping has been benefitting Industrial 

property at the expense of retail property

P R O P E R T Y  

P R I C E S
G F C C O V I D  C R I S I S

Price falls (avg) -35% -10% 

Duration 24 mths 3 mths
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A T T R A C T I V E  S P R E A D S  O N  O F F E R  G L O B A L L Y

C u r r e n t  y i e l d s  a r e  s i g n i f i c a n t l y  a b o v e  l o n g - t e r m  a v e r a g e s

G L O B A L R E I T  D I V I D E N D  Y I E L D  V S  1 0  Y E A R  

G O V E R N M E N T  B O N D  Y I E L D S

Source:   Bloomberg, NAREIT
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S H O R T  S H A R P  C O R R E C T I O N

P r i c e s  a r e  s t a r t i n g  t o  i n c r e a s e  a g a i n . .

Source: Green Street advisorsSource: Green Street advisors
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K E Y  S U B S E C T O R  O V E R W E I G H T S

D e f e n s i v e  r e n t a l  i n c o m e  t h a t  i s  b e s t  e x p o s e d  t o  l o n g  t e r m  g r o w t h  p r o s p e c t s  

F A V O U R E D  S U B  S E C T O R S

I N D U S T R I A L

( S e c u l a r  g r o w t h  i n  o n l i n e  r e t a i l  

a n d  g e a r e d  t o  s u p p l y  c h a i n  e f f i c i e n c i e s )

T O W E R S ,  D A T A  C E N T R E S ,  M E D I C A L  

O F F I C E ,  B I O - T E C H

( B e n e f i t  f r o m  l o n g  t e r m  i n v e s t m e n t  i n  

d i g i t a l  i n t e r c o n n e c t i v i t y  a s  w e l l  a s  h e a l t h  

c a r e  R & D )

R E S I D E N T I A L ( M A I N L Y  U S  &  G E R M A N Y )

( L o n g  t e r m  t r e n d s  f a v o u r  

i n s t i t u t i o n a l  o w n e r s h i p )

S E L F  S T O R A G E  ( M A I N L Y  U S  &  U K )  

B e n e f i c i a r i e s  o f  o f f i c e  m a r k e t  d i s r u p t i o n  

a n d  r e s i d e n t i a l  t r e n d s  – r e m a i n s  t h e  m o s t  

p r o f i t a b l e  p r o p e r t y  s u b s e c t o r
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S T A N L I B  G L O B A L  P R O P E R T Y  S U M M A R Y  S U B S E C T O R  V I E W S

C y c l i c a l  s u b s e c t o r s  f a c e  t h e  b i g g e s t  c h a l l e n g e s

39

P R O P E R T Y  S U B - S E C T O R
G R O W T H  T R E N D  P R E  

C O V I D - 1 9

G R O W T H  T R E N D  

P O S T  C O V I D - 1 9

2 0 1 5 - 2 0 1 9 2 0 2 0  - 2 0 2 1 >  2 0 2 1  

T O W E R S  A N D  D ATA  C E N T R E S

I N D U S T R I A L

R E S I D E N T I A L  ( * v a r i a n c e s  w i t h i n  

s u b s e c t o r s )

S E L F  S T O R A G E

H E A LT H  C A R E

O F F I C E

R E TA I L

Source: Stanlib Listed Property
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S T A N L I B  G L O B A L  P R O P E R T Y  F U N D

S u b s e c t o r  s n a p s h o t  – 3 1  A u g u s t  2 0 2 0

S U B S E C T O R  W E I G H T I N G S C O U N T R Y  W E I G H T I N G S

Portfolio positioning as at 30 June 2020. Benchmark is the FTSE/EPRA NAREIT Developed Rental TR index

• Overweight subsectors benefit from secular growth

• Underweight more cyclical subsectors

• Portfolio is diversified across 14 countries (c. 50 cities) 

representing 10 different currencies (no FX hedging)

• Overweight countries with relatively strong fiscal outlooks 

and with high proportion of growth companies
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R E T A I L A N D O F F I C E C O S T S

O c c u p a n c y  c o s t s  a r e  m u c h  l o w e r  i n  t h e  O f f i c e  s e c t o r  t h a n  i n  t h e  R e t a i l  s e c t o r

Portfolio positioning as at 30 June 2020. Benchmark is the FTSE/EPRA NAREIT Developed Rental TR index



43

G L O B A L  O F F I C E  S U B S E C T O R
K e y  f a c t o r s  f o r  o f f i c e  o c c u p a t i o n  a n d  i n v e s t m e n t  i n  f u t u r e

Source: Rode, MSCI Real Estate
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O U R G L O B A L  O F F I C E  S E C T O R  P R E F E R R E D  S T O C K S
W F H  i m p a c t  o n  o f f i c e  s p a c e  d e m a n d  s e e m s  o v e r - d i s c o u n t e d  i n  s o m e  c o m p a n i e s

Source: Rode, MSCI Real Estate
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G L O B A L  P R O P E R T Y  I S  A  G R O W I N G  A S S E T  C L A S S  

C o r o n a  m o r e  l i k e  a  b l i p  i n  t h e  s e c t o r ’ s  l o n g - t e r m  g r o w t h  t r a j e c t o r y

Source: Hoisington Economics, Bloomberg and Stanlib Listed Property  

GPR 250 REIT Index 1990-2020

• 40 year ‘bull run’ in interest rates 

• Deflationary forces > inflation from monetary 

policy suggests more rates turning negative 

long term  “yield-curve control”

• Global property index has multiplied 11x over 30 years

• Composition of index changed significantly

• Listed property universe < 5% of global property assets 

G.F.C.

COVID-19



46

G L O B A L  P R O P E R T Y  C O N C L U S I O N

D i s c o u n t e d  v a l u a t i o n  a n d  s o l i d  f u n d a m e n t a l s  p r o v i d e  a t t r a c t i v e  e n t r y  p o i n t

C R I T E R I O N G L O B A L

E C O N O M I C  G R O W T H

I N F L A T I O N

M O N E T A R Y  P O L I C Y

L A N D

• Negative in 2020 – impact of Covid-19 – bounce back in 2021

• Lower for longer

• WWII levels of stimulus is supporting an asset price recovery

• Limited availability and difficult planning create relatively high barriers to entry

T R A N S P A R E N C Y • Simplicity of structures and market (subsector and geographical) focus

M A N A G E M E N T  A N D  

I N S T I T U T I O N A L Q U A L I T Y
• Disciplined management teams operating in long established REIT regimes 

S T R U C T U R A L G R O W T H  

P O T E N T I A L

• REITs’ ownership of institutional grade Commercial Real Estate is less than 5% in most markets

• Harnessing new technologies and lower interest rates to improve profit margins

• Many alternative niche sectors like towers, data centres, manufactured housing, student housing

• Cost of capital low and decreasing

N E A R  T E R M  R E N T A L  

G R O W T H  P R O S P E C T S

• Cyclical subsectors will see a reduction in net rental income in 2020 due to Covid-19

• Industrial, residential, self storage better positioned

Source: STANLIB  



Thank You
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P O R T F O L I O

M A N A G E R

A N A L Y S T S

H E A D  O F  L I S T E D  

P R O P E R T Y  &  

P O R T F O L I O M A N A G E R

48

P E O P L E

A n  e x p e r i e n c e d  a n d  d i v e r s e  L i s t e d  P r o p e r t y  T e a m

Keillen Ndlovu

15 years of experience

BCom (Hons) Finance, 

CAIB(SA), Property Development Programme 

(PDP)

Nesi Chetty

18 years of experience

BCom(Hons) Finance (Cum 

Laude), CFA

Bafedile Makhafola

4 years of experience

BAS (Architecture), PGDIP 

(Property Development and 

Management), GSSAAP-NB, CCPM

Ahmed Motara

15 years of experience

BCom (Hons)

Nicolas Lyle

14 years of experience

CA (Scotland), CFA

MA (Modern European 

Languages)   



I N V E S T M E N T  P H I L O S O P H Y

We believe that through in-depth fundamental, bottom up research we can invest 

with high conviction in property companies that will produce superior long term

risk-adjusted returns
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O B J E C T I V E
H O W

To provide sustainable income and capital 

growth over time

By investing in companies that:

i. Generate quality long-term earnings

ii. Have a portfolio of assets that generate 

sustainable growth in rental streams

iii. Have pro-active credible management

iv. Have appropriate tenant, lease and debt profiles

v. Are trading at attractive values relative to their 

quality and income growth prospects
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D I S C L A I M E R

​Collective Investment Schemes in Securities (CIS) are generally medium to long term investments. The value of participatory interests may go 

down as well as up. Past performance, forecasts and commentary are not necessarily a guide to future performance. CIS are traded at ruling 

prices and can engage in borrowing and scrip lending. A schedule of fees and charges and maximum commissions is available on request from the 

Manager. The Manager does not provide any guarantee either with respect to the capital or the return of a CIS portfolio. The Manager has a right 

to close certain portfolios to new investors in order to manage it more efficiently.​

Portfolio performance figures are calculated for the relevant class of the portfolio, for a lump sum investment, on a NAV-NAV basis, with income 

reinvested on the ex-dividend date. Individual investor performance may differ due to initial fees, actual investment date, date of reinvestment of 

income and dividend withholding tax. Portfolio performance accounts for all costs that contribute to the calculation of the cost ratios quoted so all 

returns quoted are after these costs have been accounted for. Any forecasts or commentary included in this document are not guaranteed to 

occur. Annualised return figures are the compound annualised growth rate (CAGR) calculated from the cumulative return for the period being 

measured. These annualised returns provide an indication of the annual return achieved over the period had an investment been held for the entire 

period.

STANLIB Collective Investments (RF) (PTY) Ltd is authorised Manager in terms of the Collective Investment Schemes Control Act, No. 45 of 2002.​

As neither STANLIB Asset Management (Pty) Limited nor its representatives did a full needs analysis in respect of a particular investor, the 

investor understands that there may be limitations on the appropriateness of any information in this document with regard to the investor’s unique 

objectives, financial situation and particular needs. The information and content of this document are intended to be for information purposes only 

and should not be construed as advice. STANLIB does not guarantee the suitability or potential value of any information contained herein. 

STANLIB Asset Management (Pty) Limited does not expressly or by implication propose that the products or services offered in this document are 

appropriate to the particular investment objectives or needs of any existing or prospective client. Potential investors are advised to seek 

independent advice from an authorized financial adviser in this regard. STANLIB Asset Management (Pty) Limited is an authorised Financial 

Services Provider in terms of the Financial Advisory and Intermediary Services Act 37 of 2002 (Licence No. 26/10/719).


