
Click to edit Master title style
Click to edit Master subtitle style

Quarterly report
March 2022 

Futuregrowth Community 
Property Fund

Rosma Crafters - Heidelberg Mall



Click to edit Master title style
Click to edit Master subtitle style

During the final quarter of 2021 and the first 
quarter of 2022 the team was focused on driving 
down the high vacancy in the portfolio (which was 
a result of the combined impact of COVID-19 and 
the July 2021 riots) by reconfiguring premises, 
relocating tenants and directly targeting quality 
retailers. The renewals and new leases were split 
into two teams so that more focus could be given 
by team members to drive vacancies lower. The 
strategy paid off as vacancies were driven down 
significantly (as can be seen on page 7 of this 
report).

We have noticed that vacancies in the general 
market are improving, as market conditions 
continue to lift off very low bases. We are more 
optimistic after this past quarter that an economic 
recovery is under way; however, the high petrol 
and commodity prices due to the war between 
Russia and Ukraine are likely to impact prices of 
goods for consumers and put a brake on the 
recovery of the trading environment improving for 
retailers.

Solar wheeling
The Fund is also looking to utilise vacant land 
(where further retail expansion is not possible) to 
do solar wheeling projects. Wheeling is 
a financial transaction that allows power to be 

produced in one location and billed to 
an energy user in another region. The project will 
aim to “wheel” power from one property location 
to multiple other locations across the Community 
Property Fund portfolio to further enhance returns 
for investors. We are still at an early stage of 
assessment and viability, and, if successful, this 
could be a ground-breaking initiative in the 
property sector.

Community impact
Later in this report, we provide an update on the 
jobs created at the Fund’s shopping centres. We 
also delve into the support provided to SMMEs, 
local entrepreneurs and informal traders, and 
feature two beneficiaries of this support who 
describe the impact of this on their lives and those 
of the local community they serve.

Smital Rambhai 
Portfolio Manager

The Futuregrowth Community Property Fund – investing in 
self-sustaining solutions
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Motherwell Shopping Centre - Inuka Cosmetics - Caroline Nolingo
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Portfolio manager Smital Rambhai

Asset class
Unlisted shopping centres in townships 
and rural areas (can include listed 
properties)

Return target CPI + 4%

Asset exposure 
limits

Max 50% per province (market value)
Max 25% per single asset (market 
value)

Liquidity

Min 90% of Fund in property or 
property related instruments (market 
value)
Max 10% in cash or units in a money 
market fund

Approval process
Board of Directors and Property 
Committee

There are currently 22 shopping malls in the portfolio (including the new centres), located in eight of the nine provinces 
and varying in size between 1 700m2 and 40 000m2. These malls are typically tenanted by supermarkets, clothing, 
banking and furniture retailers. 

Futuregrowth Asset Management (Pty) Ltd is the Fund Manager. The property and asset management component, such 
as the leasing, marketing, refurbishment and expansion of the properties, is managed by Capital Land Asset Management 
(Pty) Ltd.

The objectives of the Fund are both commercial and social

Properties are selected for their potential for strong income growth. The community surrounding the Fund’s shopping 
malls benefits through increased employment opportunities and access to a wide range of quality shopping facilities and 
commercial services. Each shopping mall is a catalyst for the development of municipal infrastructure in the area and the 
enhancement of transport infrastructure.

Fund facts

Futuregrowth Community Property Fund specialises in the acquisition of new and existing shopping malls that cater to the 
needs of underserviced communities in rural areas and townships throughout South Africa. The Fund forms part of 
Futuregrowth’s suite of developmental investments. Current assets under management in the Fund total over R5.7 billion.

3Futuregrowth Community Property Fund as at 31 March 2022

King Senzangakhona Shopping Centre (Ulundi, KZN) - Magalela Cleaning Products Heidelberg Mall – Ntsako‘s Scent Garden
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As at 31 March 2022
Since inception date (GIPS Performance): January 2000; Fund start date: September 1996
Source: Futuregrowth/ *Annualised/ It is important to note that these are ungeared direct property returns. 
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Fund performance 
The defensive nature of the Fund pays off
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The Fund delivered a total return of 1.97% for 
the quarter, which was derived from the net 
income generated from the properties. The 
total return for the 12 months ending March 
2022 was 10%, which comprised a capital gain 
of 2% for the year and an income return of 
8%.

We are seeing the start of the recovery in the 
property sector after a very difficult three-year 
period with COVID, the July unrest and weak 
economic conditions.

Retailers were optimistic at the beginning of the 
year with the risk of COVID subsiding; however, 
the war between Russia and the Ukraine has 
had a significant impact on oil prices and we 
expect increased local production and import 
costs to be passed onto the end consumer. 
Lower consumer spend results in lower retailer 
turnover, and ultimately impacts the landlord’s 
ability to charge higher rentals.

The Fund is heavily weighted towards 
convenience and neighbourhood shopping 
centres, which is generally more defensive due 
to the Fund’s focus on essential goods and 
services.
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Futuregrowth Community Property Fund

Overview of operations

Alexandra Plaza, Eyethu Orange Farm Mall, Maxwell Centre and Sontonga Mall are trading 
at 100% capacity and have been restored to the state they were in prior to the riots last 
year.

Bridge City Shopping Centre has no tenants trading at present. Sections of the centre will 
open in increments over the next 12 months, due to additional damage identified by the 
professional team. The incremental opening will allow consumers to obtain access to 
several essential goods and services over this period.

Rental collections
Rental collections were strong during the quarter, due to the strong focus on essential 
goods and services together with high exposure to national tenants with strong balance 
sheets. Over the past 12 months, the Fund has managed to collect 100% of its billed 
rentals. On renewal of expired leases (year to date) we have seen a negative reversion of 
2.4% on expired rental amounts which are escalating at an average rate of 6.8%. We 
expect that the current average escalation rate will reduce over time to between 6% and 
6.5%, given lower signed new escalation rates.

South African (SA) property market review
SA REITs fell 1.3% over the quarter and achieved a positive return of 27% over the 12 
months ending March 2022. SA REIT share prices have recovered significantly, but share 
prices are still off the highs achieved in 2019. 

The property market fundamentals have started stabilising and we believe that the 
recovery is under way, albeit it slow. Leasing activity across the market has improved in 
the past three months. Vacancies in the office sector remain high, whilst retail centres in 
urban areas continue to experience large negative reversions as leases expire. 

Key concerns for all property owners in South Africa are 1) the lack of municipal service 
delivery and 2) municipal costs that are rising at a higher rate than rentals. This situation 
erodes net income and limits capital appreciation over the longer term. We have been 
receiving communication from various municipalities (such as the City of Ekurhuleni and 
City of Joburg) wanting to increase utilities as high as 11%. We caution that this may 
derail the property sector recovery. The South African Property Owners Association 
(SAPOA - of which the Fund is currently a member) will be lobbying against these 
exorbitant increases on behalf of the industry. 

Futuregrowth Community Property Fund as at 31 March 2022 5

The Fund’s vacancy rate decreased from 6.4% to 5.1% during the quarter, and, taking 
into account tenants who had signed leases but not taken occupation, this is set to 
reach 3.5%. We believe there will be short-term volatility in the vacancy rate, given the 
current economic conditions, but expect the long-term vacancy rate to remain below 
4%. 
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24%

19%
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 Gauteng
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 KwaZulu-Natal

 Eastern Cape

 North West
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 Free State

 Western Cape

The Fund currently has 22 properties situated in 
8 provinces. Please visit:
www.communitypropertyfund.co.za for further 
information on the properties in the portfolio.

Current properties

6Futuregrowth Community Property Fund as at 31 March 2022

Moutse Mall
13 446m2

Mkhuhlu Plaza
10 787m2

Kanyamazane Centre
13 850m2

Nkomazi Plaza
19 762m2

Kamaqhekeza Plaza
14 419m2

Maxwell Centre
6 611m2

Bridge City
39 167m2

Setsing IV
8 868m2

Kuyasa Centre
10 357m2

Motherwell 
Shopping Centre  

17 269m2

Opera Place
2 274m2

Diepsloot Mall
11 685m2

Sontonga Mall
11 674m2

Kabokweni Plaza
15 236m2

Alexandra Plaza
21 661m2

Eyethu Orange 
Farm Mall
26 804m2

Heidelberg Mall
34 761m2

The Crossing 
Shopping Centre

19 148m2

Gateway Mall
9 062m2

Thulamahashe Plaza
21 456m2

King Senzangakhona 
Centre

22 374 m2

Murchison Mall
18 648m2

Township/rural/urban exposure 

Geographical exposure by GLA*(m2)

17%

55%

28%

1%

 Urban Township

 Rural Township

 Rural

 Urban

*Gross Lettable Area

http://www.communitypropertyfund.co.za/
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The total portfolio vacancy is currently 5.1%. If we factor in tenants that have signed
leases, but that have not yet taken occupation, then the portfolio vacancy reduces to
3.5%. The leasing team was targeting a vacancy rate of 4% by end of the year and has
managed to achieve and better the target by the first quarter of 2022.

Large, listed, national and franchise tenants occupy 87% of the gross lettable area (GLA)
in the Fund’s centres. These are well known tenants such as Shoprite, Pep, Ackermans,
Capitec Bank, Spar, Boxer, Pick n Pay and Cashbuild, which have a large number of stores
and a footprint across South Africa.

The current tenant profile of the Fund ensures that the income stream is of a high quality.

Portfolio statistics
Vacancies and tenant profile

7

67%

20%

13%

Tenant profile by GLA

Large & listed tenants

National tenants & franchises

Independent tenants

Futuregrowth Community Property Fund as at 31 March 2022
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Futuregrowth is dedicated to the development and 
empowerment of South Africa and its people. We are 
constantly looking for opportunities that will yield optimal 
financial returns for investors while making a meaningful 
difference. As such, we have become a reliable channel for 
investor savings and promoting national development.

We define developmental investing as financing that
a) provides investors with commercial returns and 
b) produces a social and developmental impact. In South 
Africa the primary focus is on the provision of basic 
services and improvement of infrastructure development.

In order to achieve sustainable, long-term, benchmark-
beating performance, we apply a responsible investment 
filter when screening and analysing new deals for our 
developmental funds. This is supported by a robust credit 
process that considers both financial risks and 
environmental, social and governance (ESG) risks.

Global contribution
We are also aligned with the UN’s Sustainable 
Development Goals (SDGs), thus contributing to this global 
"blueprint to achieve a better and more sustainable future 
for all". The SDGs are covered in detail later on page 11 of 
this report, where we summarise the six SDGs to which 
investors in the Fund contribute. 

(See: www.un.org/sustainabledevelopment/sustainable-development-
goals/)

Our developmental investment philosophy

Developmental product suite
Futuregrowth has a 25-year-plus track record of 
investing in developmental assets. Our funds 
provide finance to institutions that may not 
typically receive support from the traditional 
banking or lending process. In addition to 
providing finance (credit), we also invest in 
equity and retail property with a developmental 
nature.  

Our developmental funds are part of our broader 
responsible investment strategy and reflect the 
intention of our clients to do good by investing 
consciously to make a positive impact on society 
and the broader environment, and thereby to 
safeguard our collective future.  

Our suite of developmental funds consists of:
- Fixed Income (Infrastructure & 

Development Bond Fund, Power Debt Fund, 
Inflation-Linked Debt Fund);

- Unlisted equity (Development Equity 
Fund, Agri Funds); 

- Unlisted retail property (Community 
Property Fund); and

- Fund of funds incorporating our suite of 
development funds as building blocks 
(Developmental Balanced Fund).

8Futuregrowth Community Property Fund as at 31 March 2022
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Futuregrowth actively measures and manages for impact. Our impact measurement and management approach is aligned with both global and 
local development frameworks.

How we measure and manage impact

9Futuregrowth Community Property Fund as at 31 March 2022

National Development Plan (NDP)
This is a long-term development framework for the elimination of poverty and reducing 
inequality in South Africa by 2030.

UN Sustainable Development Goals (SDGs)
These goals represent the globally agreed 2030 agenda and are a call to action to end poverty, 
protect the planet and ensure that all people enjoy peace and prosperity.

Principles for Responsible Investing (PRI)
Futuregrowth is a signatory to the Principles for Responsible Investment (PRI), which is an 
international network of signatories contributing to developing a more sustainable global 
financial system by incorporating six defined Principles for Responsible Investment into 

investment practice.



Reduce inequality 
within and among 
countries by 
investing in 
businesses that 
promote financial, 
social and 
economic inclusion 
for all in order to 
promote inclusive 
growth and reduce 
inequalities.

Fund IMPACT across SDGs 
Clients in the Fund contribute directly to six SDGs

.End to poverty in all its manifestations by 2030. It also aims to 
ensure social protection for the poor and vulnerable, increase 
access to basic services and support people harmed by climate-
related extreme events and other economic, social and 
environmental shocks and disasters.

Build resilient infrastructure, promote inclusive and sustainable 
industrialisation and foster innovation by partnering and supporting 
government in financing infrastructure projects and providing 
access to finance for businesses that create more inclusive and 
sustainable communities. 

Ensure healthy lives and promote well-being for all 
at all ages by investing in businesses that improve 
the availability of healthcare and medical services 
as well as special medical units.

Make cities and human settlements inclusive, safe, 
resilient and sustainable by investing in businesses 
that increase the availability of affordable housing 
stock near transport options and provide access to 
home ownership for low- and moderate-income 
populations.

Promote 
sustained, 
inclusive and 
sustainable 
economic 
growth, full and 
productive 
employment and 
decent work for 
all by investing in 
underserved 
markets that 
unlock and 
support job 
creation, growth 
and improved 
labour standards 
and practices for 
improved 
livelihoods. 

10
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TOTAL JOBS 

In January 2022 we conducted a review of the 

employment information for the property portfolio, 

which revealed these job creation numbers. 

Positively, 76% of these jobs were from staff living 

in the local community. 89% were held by blacks, 

61% were held by women and 63% by youth -

indicating the strong developmental impact of our 

Fund’s investments. (These numbers include jobs 

created in SMMEs, which are discussed in detail on 

page 16 of this report.)

Social impact 
Job creation across the Fund

Permanent 
jobs created

7 833

from local 
community

76%

Temporary jobs 
created

2 708

Total job numbers 

10 541

Held by blacks

89%

Held by youth

63%

Held by women

61%

Held by people 
with disability

#45

11Futuregrowth Community Property Fund as at 31 March 2022
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Community impact
The importance of supporting SMMEs

SDG contribution

SDG 8: Promote sustained, inclusive and sustainable economic 
growth, full and productive employment and decent work for all..

8.5: “By 2030, achieve full and productive employment and 
decent work for all women and men, including for young people 
and persons with disabilities, and equal pay for work of equal 
value”.

SDG 10: Create an enabling environment for local businesses, both 
big and small to reach consumers easily without limitations..

10.2: “By 2030, empower and promote the social, economic and 
political inclusion of all, irrespective of age, sex, disability, race, 
ethnicity, origin, religion or economic or other status”.

Small, Medium and Micro Enterprises (SMMEs) in South Africa are identified as a key driver for 
employment creation and economic growth. According to Sipho Pityana, president of Business 
Unity South Africa “South Africa’s SMME sector is estimated to employ 47% of the labour force 
and contributes more than 20% to the country’s gross domestic product, paying about 6% of 
corporate taxes“.

However chronic high unemployment and persistent inequality are among some of the reasons 
why the South African entrepreneurial environment is in crisis, and the slower economic growth 
is one of the key reasons for business closure, particularly of small and medium-sized businesses. 

One might think that selling a product or service would be the largest hurdle for small 
businesses, but the lack of available sources of funding, specifically for working capital (i.e. 
buying stock, paying suppliers, rental space and staff, etc.) has resulted in many small 
businesses closing their doors – not to mention the impact of the COVID-related lockdowns in 
recent times.

SMMEs face several constraints that prohibit them from growing into sustainable businesses. 
Creating an enabling environment for entrepreneurs to not only thrive but actively participate in 
economies is therefore essential for inclusive economic growth and creating employment 
opportunities.

The pages that follow provide more detail on the arrangement that the centres have with small 
local entrepreneurs and with informal traders, together with profiles of two of the beneficiaries at 
Eyethu Orange Farm Mall. 

The Community Property Fund’s shopping centres are creating an enabling environment that  
supports small businesses and local entrepreneurs to start, grow and create decent employment 
opportunities. This ranges from SMMEs who lease shops in the centres to entrepreneurs who 
display and sell their wares from tables in the non-GLA spaces, and right down to informal 
traders who typically trade outside of the centres that border taxi ranks. 

SDG 1: End poverty in all its forms everywhere..

1.4: “By 2030, ensure that all men and women, in particular the 
poor and the vulnerable, have equal rights to economic resources, 
as well as access to basic services, ownership and control over land 
and other forms of property, inheritance, natural resources, 
appropriate new technology and financial services, including 
microfinance”.

SDG 9:  Promote financial, social and economic inclusion for all in 
order to promote inclusive growth and reduce inequalities..

9.3: “Increase the access of small-scale industrial and other 
enterprises, in particular in developing countries, to financial 
services, including affordable credit, and their integration into value 
chains and markets”.

Futuregrowth Community Property Fund as at 31 March 2022
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The Fund’s shopping centres support local entrepreneurs by providing them with the 
opportunity to promote and sell their products in non-GLA promotion and exhibition 
space at the shopping centres. The products that the vendors sell include cosmetics, 
traditional attire, accessories, specialised cleaning products, toys, home-made products 
and crafts. The vendors are charged reasonable rates and are able to rent non-GLA 
space on a daily or monthly basis, depending on their requirements. This initiative 
supports local businesses and entrepreneurs who do not have the means or stock 
available to rent a shop and this provides them with the opportunity to make a living 
through selling their products on a small scale. 

Informal traders
In addition to the small business and entrepreneur support within the centres, informal 
traders are presently able to trade at five of the shopping centres in the portfolio 
(Thulamahashe Plaza, Maxwell Centre, Heidelberg Mall, Kamaqhekeza Plaza and 
Motherwell Shopping Centre). They are typically located close to the taxi ranks, where 
they sell products ranging from clothing to food. Their primary customers are 
commuters. The informal traders are not charged a monthly rental, but they are required 
to operate and adhere to the operational policies and protocols of the shopping centres. 

13

Supporting local entrepreneurs with access to trading space

Futuregrowth Community Property Fund as at 31 March 2022

Community impact

Informal traders at Thulamahashe Plaza
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Abdul Menzi Mngomezulu is 28 
years old. He was born in KZN 
Empangeni and relocated to Orange 
Farm 5 years ago. He has been trading 
in herbal/health and wellness products 
at Eyethu Orange Farm Mall (Orange 
Farm, Gauteng) for the past three 
years.

The products he sells were not 
available at Eyethu Orange Farm Mall 
or nearby; he saw a gap in the market 
and decided to fill it. Now his 
customers do not need to travel 
outside of Orange Farm to access 
these items.

Menzi describes what this opportunity 
has meant to him: “Having space at 
the Centre has improved my life in a 
way that I never imagined.  Besides 
having loyal clientele that keeps 
growing I am now employing 3 
permanent staff members. 

I have been able to grow my business 
and I am now exhibiting in other malls 
and permanently employing a total 
number of 10 people! I don’t know 
how to describe success but this for 
me is it!!! Thank you so much to 
Eyethu Orange Farm Mall.”

Community impact 
The local community and entrepreneurs benefit at Eyethu Orange Farm Mall

14Futuregrowth Community Property Fund as at 31 March 2022

Menzi Mngomezulu

Lesego Maphanga was 
born and raised in Orange 
Farm. From a young age he 
had to fend for myself 
because no one was 
employed at home. He 
learned every skill he could to 
help him survive: plumbing, 
fixing computers, graphic 
design, carpentry, amongst 
others. He later developed a 
love for photography. His 
passion grew every day as he 
collected camera accessories 
and gadgets with the hope of 
one day opening a stall or a 
shop.

He has been plying his trade 
at the mall for a year, where 
he offers professional 
photography, framing, and 
printing and editing images. 

He saw a need for a mobile 
studio as many people he 
knew had to travel outside of 
Orange Farm to have 
professional images taken.

Lesego Maphanga

Having a space at the mall has made a 
significant difference:“It has been an 
opportunity for me to have 
employment and to make a difference 
to my community through the services 
that I offer.”
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Social & developmental impact
Centre SMME job creation summary

Social impact

Job creation

Development impact

IMPACT across SDGs 

251 1254

84% 67%

Number of 
SMME Tenants 

Of jobs created are 
permanent Staff 

Direct jobs 
created

Of jobs held by people 
from local community

83%

63%

Of jobs created are held by blacks

Of jobs created are held by youth 

SDG contribution

55% Of jobs created are held by women

Futuregrowth Community Property Fund as at 31 March 2022 15
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Infrastructure and services

- Focused on providing quality retail facilities to previously 
disadvantaged communities

- Catalyst for the development of local municipal and transport 
infrastructure

Impact Outcomes 

- 10 541 local jobs created

- Local economy value-add (SMME support)

- Economic empowerment of PDIs, especially women

- Community involvement initiatives

Over R5.7bn
Total net asset 
value (as at 31 March 
2022)

Commercial 

risk-
adjusted 
returns

Supports six 
Sustainable 
Development 
Goals

Investments
in new and existing 
shopping malls

Active in 

8 provinces 

Over 99% 
township and rural 
exposure 

Key features 
Community Property Fund

16Futuregrowth Community Property Fund as at 31 March 2022
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Fund description

The Futuregrowth Community Property Fund specialises in the 
acquisition of new and existing shopping malls which cater to the 
needs of underserviced communities throughout South Africa and 
forms part of Futuregrowth’s suite of developmental investments. 

Investment objective

The Fund aims to outperform the CPI by 4% per annum before the deduction of
taxes and fees and with income reinvested over a rolling 3-year period. It seeks 
to provide investors with a low cost, high value property investment that 
focuses on emerging market retail property growth in underserviced rural 
communities and high-density urban centres.

Composition

The Composite currently owns 22 shopping centres located in rural 
and township areas in eight of the nine provinces. These centres 
provide retail services and products to a primary target market of 
approximately 10 million people. Overall, the Fund has purchased, 
developed or disposed of 34 shopping centres countrywide since 
inception. The centres deliver retail services to low- to middle-income 
groups. They vary in size between 1 700m² and 40 000m² and are 
typically tenanted by supermarkets, clothing, banking and furniture 
retailers. 

Key benefits

− Specifically focused on providing retail facilities to previously disadvantaged 
communities, especially in areas characterised by a lack of infrastructure and 
services.

− Targets a niche market of low to middle income groups.
− Creates jobs during the construction phase, employing artisans and labourers 

from the local area.
− Creates permanent/long-term jobs during the life cycle of the mall.
− Provides access to retail stores and services for local communities which has 

major health, time and social implications.
− Offers a wider range of choice to consumers with higher quality and lower 

prices than previously available.

Fund manager Futuregrowth Asset Management
Asset & property 
manager

Capital Land Asset Management

Return target CPI + 4% Risk profile Moderate (long term returns, predictable cash flows, illiquid)

Number of 
properties
owned currently

22
Number of properties
funded to date

36

Current geographic 
spread

8 provinces Property type Retail

Structure Pooled and Segregated Market segment Low to middle income bracket (township & rural)

Inception date 1 September 1996 Total net asset value R5.5 billion

Minimum investment Pooled - R25 million (at manager’s discretion) Termination period 1 calendar month up to a maximum of 3 years (size dependent) 

Futuregrowth Community Property Fund as at 31 March 2022 17
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Academic Prize 
Programme

This prize is awarded annually to the top academic student in Grade 6 for junior 
schools and Grade 11 for high schools in the local area. The prize consists of a 
floating merit board which is engraved with the prize winner’s name, a gift 
voucher from a selected shop at the Fund’s shopping mall, and a contribution to 
school fees for the next academic year.

Helping Hand 
Project 

The Helping Hand Project is a community focused initiative which invites 
members of the community surrounding a selected shopping mall to make a 
difference in their community by simply visiting the mall and donating their 
handprint. For every handprint that is received, R5 will be donated towards 
items for a local home or charity.

Annualised 
return

This is a return over a period of greater than one year that has been converted 
into an average annual return. This facilitates an easier comparison between 
returns over different periods.

Lap Desk 
Project 

Lap desks provide a portable solution for children who don’t have desks at their 
schools or homes. The desk sits on the child’s lap, providing a sturdy surface to 
write on, whether sitting on a chair or on the floor – at school or at home. 
They are branded with the Fund’s shopping mall name, and include academic 
information appropriate to the age group of the recipient learners.

Barefoot No 
More 

Barefoot No More has developed a unique school shoe which is the perfect 
solution for children located in rural areas. Most of these children have not had 
the opportunity to own a pair of new shoes, let alone have the resources to 
maintain them. Donations through this programme consist of individually sized 
shoes, book bags branded with the Fund’s shopping mall name, and stationery 
sets for each child.

Liquid holding
Cash in the Fund held in bank accounts, call accounts and money market 
investments.

Cap rate
Capitalisation rate: is a measure of value and risk of a building and is calculated 
by dividing the net returns on rental for one year by the purchase price or 
market value of a building.

LSM
Living Standards Measure: a means of grouping the population according to 
their living standards from 10 (highest) to 1 (lowest).

CPI
Consumer Price Index - used as a measure of inflation: measures the average 
change over time in the price of a basket of consumer goods and services 
purchased by households.

Market rental
Is calculated by taking into account comparable market rentals as well as the 
demand for and availability of space in the mall concerned.

DCF valuation 
methodology

Discounted Cash Flow valuation methodology is carried out by estimating the 
total value of all future cash flows (both inflowing and outflowing), and then 
discounting them by the cost of capital to find a present value of that cash. 

Trading 
densities

This is a measure of performance in retailing. It is the revenue generated for a 
given area of sales space, and is presented as a monetary value per square 
metre. The higher the figure, the more efficiently the floor space is being used.

GLA Gross Leasable Area
Ungeared 
return

This refers to a return that has been generated without the use of debt funding 
on the properties. 

Headline 
inflation

This is a measure of the total inflation within an economy, including 
commodities such as food and energy prices, which tend to be more volatile 
and prone to inflationary spikes.

Weighted
escalations

When tenants enter into a lease, the rate at which their rental increases 
annually is the escalation rate. The weighted escalation rate is an average of all 
lease escalation rates across the portfolio weighted by the rental amount.
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Futuregrowth Asset Management
Smital Rambhai
3rd Floor, Great Westerford, 240 Main Road, 
Rondebosch, 7700
Tel + 27 21 659 5300
Fax + 27 21 659 5337
srambhai@futuregrowth.co.za
www.futuregrowth.co.za/

Capital Land Asset Management
Anton Raubenheimer
Block F, The Terraces, Steenberg Office Park, Tokai, 
Cape Town, 7945 
Tel +27 21 673 3300
Fax +27 21 673 3321
araubenheimer@capland.co.za
www.capland.co.za

Please see www.communitypropertyfund.co.za for 
further information.

Disclaimers

FAIS disclaimer: Futuregrowth Asset Management (Pty) Ltd (“Futuregrowth”) is a licensed discretionary financial services 
provider, FSP 520, approved by the Registrar of the Financial Sector Conduct Authority to provide intermediary services and 
advice in terms of the Financial Advisory and Intermediary Services Act 37 of 2002. The fund values may be market linked or 
policy based. Market fluctuations and changes in exchange rates may have an impact on fund values, prices and income and 
these are therefore not guaranteed. Past performance is not necessarily a guide to future performance. Futuregrowth has 
comprehensive crime and professional indemnity in place. Performance figures are sourced from Futuregrowth and IRESS.

GIPS disclaimer: Futuregrowth a subsidiary of Old Mutual Investment Group Holdings (Pty) Limited is a specialist investment 
company which manages the full range of interest bearing and developmental investments in an ethical and sustainable way. 
Futuregrowth claims compliance with the Global Investment Performance Standards (GIPS®). Contact Futuregrowth at +27 21 
659 5300 to obtain a list of composite descriptions and/or a presentation that complies with the GIPS® standards. The 
investment returns reflected are supplemental information as they are not calendar year returns and are gross-of-fees. 
Currency: ZAR

This document is for information purposes only and is not intended as an offer or recommendation to buy or sell or a solicitation 
of an offer to buy or sell a financial product or security. The recipient is advised to assess the information with the assistance of 
an advisor if necessary, with regard to its compatibility with his/her own circumstances in view of any legal, regulatory, tax and 
other implications.

Personal trading by staff is restricted to ensure that there is no conflict of interest. All employees of Futuregrowth are 
remunerated with salaries and standard short and long-term incentives. No commission or incentives are paid by Futuregrowth 
to any persons. All inter-group transactions are done on an arm’s length basis. Futuregrowth has comprehensive crime and 
professional indemnity insurance.

Futuregrowth prepared this document in good faith. Although the information in this document is based on sources considered to 
be reliable, Futuregrowth makes no representation or warranty, express or implied, as to the accuracy or completeness of this
document, nor does it accept any liability which might arise from making use of this information.
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3rd Floor, Great Westerford
240 Main Road, Rondebosch
7700, South Africa
Private Bag X6, Newlands, 7725, South Africa
Tel: +27 21 659 5300 Fax: +27 21 659 5400
www.futuregrowth.co.za


