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A look back at 2025
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Forward dividend yield SA 10y bond YTM

- Adoption of a 3% inflation target 

- Improved fiscal metrics and tax collection

- Removal from FATF’s grey list 

- Sovereign foreign-currency rating upgrade S&P

- Higher weightings in the J.P. Morgan EM Bond Index
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R669 billion Sector Market Cap 23 counters in the ALPI

Diversified exposure by sector and geography (look-though)

SA 49% UK 7%

CEE 27% AU 4%

WE 13%

63%
15%
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3%

Retail Industrial Office Self Storage Residential Healthcare
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GLOBAL EXPOSURE Local has been lekker
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Gross rent-to-sales ratio

• Retail sales growth of 4.5% : Lower interest rates and food inflation.

• Vacancies of 3.6%: strong demand from national retailers and mid-market retailers.

• Rental reversions trending upwards. Rent-to-sales ratios imply healthy rental growth prospects.

• New supply of 0.9% p.a. over the past 3 years; store expansion plans are 1-3%.

• Key themes: e-commerce growth, gambling spend. Sommerset Mall 

SA PROPERTY FUNDAMENTALS Strong performance in retail

Source: Company data, SAPOA
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• Demand driven by supply chain optimisation, e-commerce and on-shoring.

• Port-congestion is leading to larger inventory requirements.

• Higher building costs are leading to market rental growth

• Asking rentals of R85 – R95/sqm vs. R65 – R75/sqm previously

• E-commerce accounts for 10% of retail sales 

• Expected to reach 12% by 2027
Fortress Fund
Pick ‘n Pay
Eastport Logistics Park

SA PROPERTY FUNDAMENTALS Industrial demand driven by supply chain modernisation

Source: Company data, Investec Securities, Rode Report
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Highest  nominal market-rental rate achieved 
vs Prime rentals
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Office developments completed
• Return-to-office, ESG, and the BPO sector have been key drivers of a recovery.

• Vacancies are down 410bps since its peak to 12.6%

• P-grade vacancies are at below pre-Covid levels.

• Rental growth is steadily recovering- P-grade close to showing growth.

• Demand is strong in the Western Cape, Rosebank, Waterfall and Umhlanga. 

• Limited new supply (+0.6% with 66% pre-let) is supportive of a recovery.

• *Market rental 6.7%

Source: Sesfikile analysis, SAPOA

SA PROPERTY FUNDAMENTALS Office under pressure, but vacancies continue to compress
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SA PROPERTY FUNDAMENTALS Solar rollout is accretive to earnings
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SA PROPERTY FUNDAMENTALS Net income growth turning upward

Gross cost to income ratio %Net income growth %Base rental growth %Vacancy %
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GLOBAL EXPOSURE: CEE Growth in CEE disposable income fuelling a retail recovery

Real disposable income growth and savings Real wages
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GLOBAL EXPOSURE: OTHER Growth in disposable income fuelling a retail recovery

Retail market rental tones by streetSignificant opportunity to grow rents
Retail market rental tones by street
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Lower rates not fully absorbed yet; rates expected to trend lower 
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POTENTIAL IMPACT OF HIGHER INFLATION REITs are defensively positioned to cope with higher inflation

Source: Sesfikile analysis

• The SARB’s most recent forecasts from the March MPC meeting show 

headline CPI inflation peaking at 4.0% y/y in Q2 26 and returning to 

the 3% target by Q4 27. 

• Higher food and transport costs will impact discretionary consumer 

spending. Wage inflation responds after 12 to 18 months. 

• But rent to sales ratio’s are near record low levels. 

• Office and industrial (30%) are less impacted by higher inflation.

• Defensive top-line: average fixed escalation rates of 6-7% and lease 

term of c.3 years. 

• REIT’s recover c.65% of property related expenses on average.

• Interest rates still offer upside potential, albeit less than before. 

• Cap rates did not compress as bond yields fell, minimal impact of 

higher bond yields on valuations expected. 

• Higher building costs will put pressure on already low levels of new 

supply.
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UNCERTAINTY IN BOND MARKETS Heightened volatility in SAGB

Source: Sesfikile analysis, Bloomberg
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16Source: Bloomberg, Sesfikile analysis, Data as of 15 April 2026

SECTOR VALUATION Value in both absolute and relative terms
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Waterfall City
8% discount to BV

Equites
R5bn at BV

Fortress
R3.5bn at 4% premium to BV

Burstone
R18bn at 2.5% discount to BV

Source: Bloomberg, Sesfikile analysis, Data as of 15 April 2026

SECTOR VALUATION Value in both absolute and relative terms

0.91x
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Attractive investment case

ANNUALISED INTERNAL RATE OF RETURN (IRR)

1 year 2 years 3 years 5 years 10 years

Income return/yield 7.3% 7.3% 7.3% 7.3% 7.3%

Capital return 2.0% 4.4% 4.5% 4.5% 4.6%

DPS growth (Y2) 6.1% 6.5% 5.9% 5.4% 5.0%

Re-rating -3.9% -2.0% -1.3% -0.8% -0.4%

IRR 9.2% 11.7% 11.7% 11.8% 11.8%

Assumptions: ALPI distributable earnings yield of 8.30% and dividend yield of 7.3% | Long-term growth of 5.0% |  Spot SA 10y of 8.51% | Sector exit yield of 8.45%.

BEAR BASE BULL

SA10y (spot) 8.5% 8.5% 8.5%

SA10y (forecast) 9.3% 8.8% 8.3%

Income return 7.3% 7.3% 7.3%

Capital return -3.7% 2.0% 8.4%

DIPS growth 6.1% 6.1% 6.1%

Re-rating -9.3% -3.9% 2.2%

IRR 3.5% 9.2% 15.6%



COMPANY DETAILS

2nd Floor, 18 The High Street
Melrose Arch, Johannesburg,

South Africa, 2076

E: sescap@sescap.co.za
T: +27 11 684 1200

w: sesfikilecapital.com

COMPANY DISCLAIMER

Sesfikile Capital (Pty) Ltd
is an Authorised Financial

Services Provider (FSP 39946)
Registration No: 2008/022541/07SPECIALIST APPROACH. SUPERIOR EXPERTISE.



The information contained in this presentation is confidential and may be subject to legal privilege. Access to this information by anyone other than the intended recipient is unauthorised. If you are not the intended 
recipient, you may not use, copy, disseminate, distribute and/or disclose the report or any part of its contents or take any action in reliance on it. If you have received this presentation in error, please notify us immediately 
by e-mail or telephone on (+27-11) 684 1200 and thereafter immediately destroy and/or delete the presentation. Sesfikile Capital (“Sesfikile”) makes no representations and gives no warranties of whatever nature in 
respect of the presentation and its contents including but not limited to the accuracy or completeness of any information, facts and/or opinions contained therein. The presentation is provided by Sesfikile solely for the 
recipient's information, and all rights in and to the presentation including copyright and other intellectual property rights therein are proprietary to Sesfikile. Accordingly, the presentation may not be reproduced, 
distributed in any form and/or disseminated without the prior written consent of Sesfikile.

Investors should take cognisance of the fact that there are risks involved when buying, selling, or investing in any financial product. The value of financial products can increase as well as decrease over time, depending 
on the value of the underlying securities and market conditions. Past returns may not be indicative of future returns and an investor should always seek independent professional financial, legal and tax advice relevant to 
individual circumstances before making any investment decision. The information contained in this report should not be construed as “Advice” as defined in the Financial Advisory and Intermediary Services Act, 37 of 
2002. 

Sesfikile Capital (Pty) Ltd is an Authorised Financial Services Provider (FSP 39946) Registration No: 2008/022541/07 

DISCLAIMER
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The information contained in this presentation is confidential and may be subject to legal privilege. Access to this information by anyone other than the intended recipient is unauthorised. This presentation is in its 
entirety specifically intended for use by institutional clients, and is not intended for use and should accordingly not be relied upon by private individuals whether clients or otherwise. If you are not the intended 
recipient, you may not use, copy, disseminate, distribute and/or disclose the report or any part of its contents or take any action in reliance on it. If you have received this presentation in error, please notify us 
immediately by e-mail or telephone on (+27-11) 684 2679 and thereafter immediately destroy and/or delete the presentation. Sesfikile Capital (“Sesfikile”) makes no representations and gives no warranties of 
whatever nature in respect of the presentation and its contents including but not limited to the accuracy or completeness of any information, facts and/or opinions contained therein. The presentation is provided by 
Sesfikile solely for the recipient's information, and all rights in and to the presentation including copyright and other intellectual property rights therein are proprietary to Sesfikile. Accordingly, the presentation may not 
be reproduced, distributed in any form and/or disseminated without the prior written consent of Sesfikile.
Boutique Collective Investments (RF) (Pty) Ltd (“BCI”) is a registered Manager of the Boutique Collective Investments Scheme, approved in terms of the Collective Investments  Schemes Control Act, No 45 of 2002 and 
is a full member of the Association for Savings and Investment SA. Collective Investment Schemes in securities are generally medium to long  term investments. The value of participatory interests may go up or down 
and past performance is not necessarily an indication of future performance. The Manager does not  guarantee the capital or the return of a portfolio. Collective Investments are traded at ruling prices and can 
engage in borrowing and scrip lending. A schedule of fees, charges and  maximum commissions is available on request. BCI reserves the right to close portfolio to new investors and reopen certain portfolios from 
time to time in order to manage them  more efficiently. Additional information, including application forms, annual or quarterly reports can be obtained from BCI, free of charge. Income distributions are declared on 
the ex-dividend date. Actual investment performance will differ based on the initial fees charge applicable, the actual  investment date, the date of reinvestment and dividend withholding tax. Investments in foreign 
securities may include additional risks such as potential constraints on liquidity and  repatriation of funds, macroeconomic risk, political risk, foreign exchange risk, tax risk, settlement risk as well as potential limitations 
on the availability of market information. Certain  investments - including those involving futures, options, equity swaps, and other derivatives may give rise to substantial risk and might not be suitable for all investors. 
Boutique  Collective Investments (RF) Pty Ltd retains full legal responsibility for the third party named portfolio. Although reasonable steps have been taken to ensure the validity and accuracy  of the information in this 
document, BCI does not accept any responsibility for any claim, damages, loss or expense, however it arises, out of or in connection with the information in  this document, whether by a client, investor or intermediary. 
This document should not be seen as an offer to purchase any specific product and is not to be construed as advice or  guidance in any form whatsoever. Investors are encouraged to obtain independent 
professional investment and taxation advice before investing with or in any of BCI/the Manager’s  products.
A manager must ensure that-publishing of performance of a portfolio is based on performance calculations which are done on a NAV to NAV basis over all reporting periods; provided that where a NAV is not 
available, the value used to calculate the performance and which was agreed with the trustee must be clearly stated and a description of how the figures were calculated must be provided; reinvestment of income is 
calculated on the actual amount distributed per participatory interest, using the ex-dividend date NAV price of the applicable class of the portfolio, irrespective of the actual reinvestment date; all publication of 
performance is accompanied by a disclosure indicating that the performance is calculated for the portfolio, as well as that the individual investor performance may differ as a result of initial fees, the actual 
investment date, the date of reinvestment and dividend withholding tax.
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