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Emira Property Fund 

FY22 results and valuation update 
 

Key message: although FY22 results were stronger than we had expected, we 

think that Emira generally faces constrained growth conditions, particularly in its 

office portfolio. Current valuation is undemanding, but there are better prospects 

for re-rating amongst sector peers.   

 

◼ FY22 results ahead of expectations: DEPS was ZAR128.9c (+3.8% y/y) 

and a full year dividend of 119.8c per share (+1.0% y/y) was declared. 

COVID-related rental relief greatly decreased over the period, from 

ZAR33.6mn for FY21 to ZAR1.9mn for FY22, which contributed to positive 

growth in distributable earnings. The more stable performance of the SA 

industrial and retail sectors has countered the strained local office market but 

negative reversions prevail across all sectors. Emira’s exposure to the USA 

grew with the acquisition of Summit Woods Crossing and overall the portfolio 

has provided a counter to the low growth South African environment; the 

portfolio reported a pleasing improvement in occupancy (4.5% at FY22 from 

7.1% at FY21) on flat reversions. Truman’s Marketplace and Enyuka are set 

for disposal, with the proceeds to be ultimately used to fund the Transcend 

offer and the excess to settle debt. We highlight Emira’s high see-through 

LTV at 53.5% as an area of concern that we would prefer to see addressed. 

◼ Update to earnings forecasts: we revise our FY23E DEPS forecast to 

ZAR130.0c (+0.8% y/y); no guidance has been provided but management’s 

KPI target is ZAR129.5c. We assume a 95% payout ratio for a dividend of 

123.5c per share (+3.1% y/y). We expect growth to again be roughly flat in 

FY24, with expected DEPS of 130.4c (+0.3% y/y) and DPS of 123.9c (+0.3% 

y/y). This reflects capital recycling out of Enyuka and into debt and 

Transcend, which is lower yielding. 

◼ Our revised target price is ZAR10.30, which implies a one-year forecast 

total return of +18.1% (12.6% income yield and +5.5% capital return). Trading 

at a 38% discount to forward NAV and 12.6% clean forward yield, there 

appears to be value in Emira at the current share price; we consider its 

valuation to fairly reflect its growth prospects, but generally find the asset 

quality of the portfolio and underlying growth potential to be relatively 

underwhelming. In the absence of a clear route to a positive re-rating, we 

downgrade the counter to an UNDERWEIGHT rating. 

◼ Key catalysts and factors to watch: completion of Transcend takeover, 

potential synergies and financial implications; Enyuka disposal and 

reinvestment of proceeds; initiatives to reduce see-through LTV; potential 

recovery of SA office market. 
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Rating: UNDERWEIGHT  

Price (12/08/2022): R10.40 

52 week high / low: 11.70 / 8.21 

Shares outstanding (mn): 522.7 

Market cap (ZARmn): 5 436 

Enterprise value (ZARmn): 10 869 

Spot P/NAV: 0.68x 

Forward P/NAV: 0.62x 

Trailing FFO yield: 12.4% 

Forward FFO yield: 13.3% 

Trailing dividend yield: 11.6% 

Forward dividend yield: 12.6% 

Target price (ZAR): 10.30 

Forecast total return: +18.1% 

 
 
 
 
 

 
 
 

 

 FY20A FY21A FY22E FY23E FY24E

FAD per share (ZARc) 128.4           128.9           130.0           130.4           134.4           

% change -18.1% 3.8% 0.8% 0.3% 3.1%

Dividend per share 104.4           119.8           123.5           123.9           127.7           

% change -31.0% 1.0% 3.1% 0.3% 3.1%

NAV per share 1 530           1 629           1 653           1 734           1 813           

% change -14.6% 7.3% 1.4% 5.0% 4.5%
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Valuation and rating 

◼ We derive our target price for Emira using a weighted average of a dividend discount model (DDM), exit yield 

(income capitalisation) and exit P/NAV valuation. We revise our clean target price to ZAR10.30, which implies 

a one-year forecast total shareholder return (TSR) of +18.1% (comprised of 12.6% dividend yield and +5.5% 

capital return). We downgrade the counter to an UNDERWEIGHT rating based on this forecast total return 

profile in the bottom quartile of our ranking table. 

 

 

 

 

 

 

 

   

EMI valuation and TSR forecast summary

Valuation date 02-Sep-22

Financial year end June

Reporting currency ZAR

Spot price (ZARc) 1 040                

 FY22A FY23E FY24E FY25E FY26E FY27E

Distribution per share 128.9                130.0                130.4                134.4                139.5                147.4                

% change 3.8% 0.8% 0.3% 3.1% 3.8% 5.6%

Intrinsic NAV per share 1 629                1 653                1 734                1 813                1 904                1 996                

% change 7.3% 1.4% 5.0% 4.5% 5.0% 4.8%

Y0 Y1 Y2 Y3 Y4 Y5

Rolled FAD per share 129.1                130.1                131.1                135.3                140.9                148.5                

% change 0.7% 0.8% 3.2% 4.1% 5.3%

Rolled DPS 120.4                123.6                124.6                128.6                133.9                141.0                

% change 2.6% 0.8% 3.2% 4.1% 5.3%

Discount factor 0.86x                0.73x                0.63x                0.54x                0.46x                

Risk-free rate (ZAR 10yr yield) 10.3%

Equity risk premium 6.0%

Risk beta 1.10x                

Cost of equity (discount rate) 16.9%

Exit yield 12.0%

Exit P/NAV 0.65x                

Intrinsic value per share (Y0) (ZARc) 988                   

Blended target price (Y1) (ZARc) 1 030                

Projected capital return 5.5%

Forward income yield 12.6%

Projected total shareholder return (TSR) 18.1%

Spot premium (discount) to intrinsic value 5.3%                 

5yr projected internal rate of return (IRR) 14.7%

EMI valuation summary

Target price 

(ZARc) Weight

1. Discounted dividend valuation 969              0.33             

2. Exit yield valuation 1 038           0.33             

3. Exit P/NAV valuation 1 084           0.33             

Weighted average target price 1 030           

Current price 1 040           

Projected capital return 5.5%

Forward income yield 12.6%

Projected total shareholder return (TSR) 18.1%
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1. EMI discounted dividend model (DDM) valuation

CAPM beta 0.97x            

Risk beta 1.10x            

Risk-free rate (ZAR 10yr spot yield) 10.3%

Equity risk premium 6.0%

Cost of equity (discount rate) 16.9%

Terminal growth from Y6 4.0%

PV of distribution per share (Y1-5) 414              

PV of terminal value 521              

Divi yield on intrinsic value 13.2%

Intrinsic value per share (Y0) (ZARc) 934              

Discount rate - intrinsic yield 3.7%

Target price (Y1) (ZARc) 969              

Projected capital return -0.8%

Income yield 12.6%

Projected total shareholder return (TSR) 11.8%

2. EMI yield relative valuation

Historic (trailing) dividend yield 11.6%

Clean forward yield 12.6%

Spot ZAR 10yr yield 10.3%

Forecast exit spot yield 11.0%

Current yield spread 2.3%

Exit yield spread 1.0%

Implied exit yield 12.0%

Intrinsic value per share (Y0) (ZARc) 1 030           

Target price (Y1) (ZARc) 1 038           

Projected capital return 6.3%

Income yield 12.6%

Projected total shareholder return (TSR) 18.9%

3. EMI intrinsic NAV valuation

Spot NAV (ZARc) 1 629           

Trailing P/NAV 0.68x            

Forward P/NAV 0.62x            

 Jun-21 Jun-22 Jun-23 Jun-24 Jun-25 Jun-26

Intrinsic NAV 1 518           1 629           1 653           1 734           1 813           1 904           

% growth -0.7% 7.3% 1.4% 5.0% 4.5% 5.0%

Y0 Y1 Y2 Y3 Y4 Y5

Rolled NAV 1 538           1 667           1 667           1 748           1 829           1 921           

% growth 8.4% 0.0% 4.9% 4.6% 5.0%

Exit P/NAV 0.65x            

Intrinsic value per share (Y0) (ZARc) 999              

Target price (Y1) (ZARc) 1 084           

Projected capital return 10.9%

Income yield 12.6%

Projected total shareholder return (TSR) 23.6%
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Figure 1  EMI P/NAV history 

 

Source: Iress, Chronux Research 

Figure 2 EMI and SAPY (J253) trailing dividend yield - trailing 5 years 

 

Source: Iress, Chronux Research 

Figure 3  Trailing dividend yield spread (EMI – SAPY) 

 

Source: Iress, Chronux Research 
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Ranking table 

   

 

  

 

  

JSE Listed Property - rated coverage ranking table (priced at 02-Sep-22)

Ticker 

(JSE) Company

Closing price 

(ZARc)

Market cap 

(ZARmn) LTV ICR

P/NAV 

(forward)

FFO yield 

(forward)

Intrinsic 

value (Y0) 

(ZARc)

Target price 

(Y1) (ZARc)

Spot prem. 

(disc.) to 

intrinsic value

Fwd. dividend 

yield (clean)

Capital 

return

Forecast TSR 

to target price Rating

SRE Sirius Real Estate 1 595              18 696           41.6% 8.6x              0.82x              9.3%              1 866            2 060            (15.5%)               6.1%                 30.7%         36.7%                ● OVERWEIGHT

RDF Redefine Properties 369                 26 402           41.9% 2.7x              0.53x              15.4%            416               428               (14.2%)               13.8%               19.9%         33.7%                ● OVERWEIGHT

GRT Growthpoint Properties 1 268              43 502           39.2% 3.0x              0.65x              14.0%            1 358            1 469            (6.6%)                 11.5%               21.0%         32.5%                ● OVERWEIGHT

ATT Attacq 581                 4 367             38.0% 1.5x              0.36x              11.0%            608               659               (4.4%)                 10.0%               21.8%         31.9%                ● OVERWEIGHT

IPF Investec Property Fund 1 005              8 089             38.2% 2.7x              0.58x              11.4%            1 140            1 172            (14.2%)               10.8%               19.8%         30.6%                ● NEUTRAL

SAC SA Corporate Real Estate 218                 5 482             37.4% 2.4x              0.51x              13.7%            232               243               (10.7%)               13.7%               16.9%         30.6%                ● NEUTRAL

NRP NEPI Rockcastle 8 918              54 310           31.3% 6.4x              0.71x              10.0%            9 345            10 047          (8.8%)                 10.0%               17.8%         27.8%                ● NEUTRAL

FFA Fortress REIT A 998                 11 892           40.0% 3.3x              1.00x              17.7%            1 051            1 238            (5.1%)                 -                    24.1%         24.1%                ● NEUTRAL

FFB Fortress REIT B 409                 4 471             40.0% 3.3x              0.20x              0.4%              446               502               (8.2%)                 -                    22.8%         22.8%                ● NEUTRAL

VKE Vukile Property Fund 1 334              13 076           43.0% 3.4x              0.74x              11.3%            1 393            1 482            (4.2%)                 9.3%                 13.2%         22.5%                ● NEUTRAL

HYP Hyprop Investments 3 558              12 220           41.5% 3.2x              0.71x              11.2%            3 520            3 624            (6.7%)                 10.6%               10.3%         20.9%                ● NEUTRAL

SEA Spear REIT 769                 1 883             39.1% 2.2x              0.68x              10.9%            787               806               (2.3%)                 10.7%               8.2%           18.9%                ● NEUTRAL

EMI Emira Property Fund 1 040              5 436             40.5% 2.8x              0.62x              13.3%            988               1 030            5.3%                  12.6%               5.5%           18.1%                ● UNDERWEIGHT

EQU Equites Property Fund 1 783              13 846           31.5% 12.0x            0.87x              10.1%            1 733            1 819            2.9%                  10.1%               5.4%           15.4%                ● UNDERWEIGHT

RES Resilient REIT 5 441              20 523           32.1% 3.9x              0.92x              9.1%              5 159            5 430            0.9%                  9.1%                 4.3%           13.4%                ● UNDERWEIGHT

L2D Liberty Two Degrees 428                 3 888             24.6% 3.2x              0.56x              9.2%              379               388               8.1%                  9.2%                 (5.4%)          3.8%                  ● UNDERWEIGHT

Source: Company data, Iress, Chronux Research estimates

JSE Listed Property - unrated coverage ranked by market cap (priced at 02-Sep-22)

Ticker 

(JSE) Company name

Closing price 

(ZARc)

Market cap 

(ZARmn)

Latest NAV 

(ZARc)*

P/NAV 

(trailing)

Trailing 

dividend yield LTV ICR

CCO Capital & Counties Properties 2 350               20 005             4 128               0.57x                1.5% 25.0% 1.3x              

HMN Hammerson 422                  18 650             1 224               0.34x                1.9% 45.0% 2.9x              

MSP MAS Real Estate 2 015               14 196             2 377               0.85x                5.6% 21.5% 3.7x              

LTE Lighthouse Capital 662                  10 757             791                  0.84x                4.0% 13.6% 4.5x              

MLI Industrials REIT 3 410               10 188             3 496               0.98x                4.1% 25.6% 5.0x              

SSS Stor-age Property Fund 1 320               5 734               1 400               0.94x                8.5% 27.9% 6.6x              

FTB Fairvest B 312                  4 662               491                  0.64x                14.8% 39.2% 2.4x              

EXP Exemplar REIT 1 200               3 987               1 229               0.98x                9.8% 35.2% 3.9x              

DIB Dipula Income Fund B 405                  3 645               1 039               0.39x                30.6% 36.7% 3.2x              

SCD Schroder European REIT 2 054               2 747               2 527               0.81x                6.6% 18.0% 15.4x            

OCT Octodec Investments 929                  2 473               2 310               0.40x                10.8% 41.0% 2.3x              

CRP Capital & Regional 1 190               1 968               2 330               0.51x                4.2% 50.9% 2.2x              

SAR Safari Investments 527                  1 638               855                  0.62x                10.8% 37.0% 2.5x              

TEX Texton Property Fund 355                  1 298               603                  0.59x                13.4% 31.2% 2.4x              

APF Accelerate Property Fund 103                  1 032               621                  0.17x                21.3% 42.8% 2.1x              

TPF Transcend Property Fund 608                  997                  808                  0.75x                9.6% 38.2% 1.7x              

ILU Indluplace Properties 259                  872                  699                  0.37x                15.6% 38.0% 2.0x              

FTA Fairvest A 1 351               847                  1 490               0.91x                9.1% 39.2% 2.4x              

DLT Delta Property Fund 42                    300                  476                  0.09x                0.0% 57.0% 1.9x              

REB Rebosis Property Fund B 16                    112                  423                  0.04x                0.0% 72.8% 1.2x              

REA Rebosis Property Fund A 96                    61                    270                  0.36x                0.0% 72.8% 1.2x              

* Translated to ZAR at spot  

Source: Company data, Iress, Chronux Research estimates
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1H FY22 results – key insights 

◼ Emira’s FY22 DEPS was ZAR128.9c (+3.8% y/y) and it declared a dividend of ZAR119.8c per share (+1.0% 

y/y) on an effective payout ratio of 93%, which compares favourably with our forecast for DPS of 117.8c (-0.7% 

y/y). The more stable performance of the SA industrial and retail sectors has countered the strained local office 

market, while Emira’s exposure to the USA has provided a buffer to the low growth South African environment. 

COVID-related rental relief also greatly decreased, from ZAR33.6mn for FY21 to ZAR1.9mn for FY22, which 

contributed to positive growth in distributable earnings. 
◼ NAV per share grew +7.3% y/y to ZAR16.29, which surpassed our expectations. This primarily reflects a 

strong positive ZAR-based valuation adjustment on the USA retail investment (with positive fair value 

adjustments on the underlying properties as well as a translation effect from the weaker USD/ZAR exchange 

rate over the period). Fair value adjustments on the retail (ZAR48mn, +1.0%) and industrial (ZAR28mn, +1.6%) 

portfolios were positive and partially offset by a write-down of the office portfolio (-ZAR50mn, -1.7%). 
◼ SA retail (292 527sqm GLA, ZAR4.9bn carrying value) 

o Trading activity has improved across the portfolio with trading densities mostly in line with or ahead of 

pre-COVID levels. For the overall portfolio, turnover was +6.3% ahead of the comparable period in 

FY19; although footfall is still down -6.7% versus the FY19 level, spend per head is +30.3% ahead.  
o Despite the recovery in trade, rentals remain under pressure, particularly from national tenants. 

Reversions averaged -13.0% for the year (FY21: -12.7%), with the biggest contributor being Makro 

Crown Mines which reverted -32.4% on renewal for a 13 year lease on 18 956sqm GLA.  
o Excluding the Makro lease, reversions were -9.6% on average. Reversions on renewals averaged            

-12.9% and on new leases averaged -16.3%. Tenant retention was 91% by GLA. 
o Portfolio occupancy improved over the period, with vacancies of 2.8% at FY22 versus 3.6% at FY21.  
o Portfolio NPI was ZAR383mn for the period, -3% y/y (reflecting disposals of Epsom Downs and The 

Colony). 
◼ SA office (160 421sqm GLA, ZAR2.9bn carrying value) 

o Office vacancies showed a surprising decline over the period (15.0% at FY22 versus 17.0% at FY21) 

reflecting improved tenant retention (68% by GLA) and leasing of vacant space at Podium, East Coast 

Radio and Albury.  
o Reversions were -12.0% on average (FY21: -19.7%), broken down into -11.7% on renewals and -

14.5% on new leases.  
o There is evidence of businesses returning to the office, but the sector remains oversupplied and 

constrained by economic conditions.  
o Portfolio NPI was ZAR200mn for the period, -11.5% y/y. 

◼ SA industrial (322 547sqm GLA, ZAR1.8bn carrying value) 
o Occupancy has been resilient and improved over the period, with a vacancy of 2.7% at FY22 down 

from 3.5% at FY21. 
o Tenant retention was 84% by GLA. New leases signed at Steelpark Industrial Park (1 717sqm), 

Wadeville Industrial Village (1 690sqm) and The Studios Atlas Gardens (1 593sqm) contributed to the 

vacancy improvement. 
o While tenant demand has been relatively stable, negative reversions still persist and averaged -20.1% 

over the period (FY21: -14.2%). This reflects -21.2% on renewals and -10.7% on new leases. 
o Excluding the worst reversions at Kalideck (-54%) and Tenova Takraf (-23%), reversions for the rest of 

the fund were -8.6% on average. 
o Portfolio NPI was ZAR185mn for the period, +1.8% y/y. 
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◼ USA retail (360 730sqm GLA, ZAR2.4bn carrying value) 
o Vacancies materially improved over the period, from 7.1% at FY21 to 4.5% at FY22. This is mostly 

attributable to new leases signed at 32 East with Sportsman’s Warehouse and Rally House, while Stony 

Creek, Newport Pavilion and Dawson Marketplace are now 100% let.  
o The notable outstanding vacancies are at Belden Park Crossing (20.9% vacant), where a prospective 

tenant (Urban Air) is being considered for the 6 050sqm ex Dick’s Sporting Goods box.  
o 60 new lets and renewals were concluded during the period at a flat reversion on average.  
o Emira acquired a 49.5% interest in Summit Woods Crossing for USD18.5mn in May-22. The property 

is 97.7% occupied (>90% by national tenants) and anchored by Super Target, Lowes, Kohl’s, BestBuy 

and TJ Maxx with a WALE of 5.3 years, and was acquired at a 6.8% yield. An initiative is underway to 

introduce a second grocer to the centre. 
o Post year-end, Emira and Rainier agreed to sell Truman’s Marketplace for USD30.6mn. Emira’s share 

of the proceeds will be c. USD5.5m and unless other USA investment opportunities can be found, the 

funds will be repatriated to South Africa and used to reduce debt. 
o Net distributable income to Emira from the USA portfolio was ZAR155mn for the period (FY21: 

ZAR96mn). 

 

◼ Transcend (EMI 40.7%, ZAR585mn carrying value) 
o Transcend’s 1H FY22 DPS was ZAR27.4c (+8.8% y/y) with NAV per share of ZAR8.35 (+3.3% y/y). 
o Portfolio of 4 227 units valued at ZAR2.4bn with LTV of 39.3% and ICR of 2.1x. 
o In Jul-22 Emira made a general cash offer to acquire the balance of Transcend’s shares that it does 

not own. This should amount to a maximum offer of c. ZAR538mn (97.3mn shares at a clean price of 

ZAR5.38). Circular to be posted in Sep-22.  
o Emira received total dividends of ZAR33mn from Transcend during the period (FY21: ZAR31mn). 

 

◼ Enyuka (ZAR639mn carrying value) 
o Emira announced in May-22 that it has agreed to dispose of its interest in Enyuka to its JV partner One 

Property Holdings. Transaction is expected to close by Dec-22. 
o The transaction should realise net proceeds of ZAR539mn to Emira, after factoring in a vendor loan of 

ZAR100mn repayable within 3 years.   
o Proceeds are to be used to fund the Transcend offer and the excess to reduce debt. Enyuka shareholder 

loan (ZAR574mn) is currently yielding c. 15%; reinvestment into Transcend at c. 10% yield and debt will thus 

be dilutionary in the short-term. 
o Emira’s share of distributable income from Enyuka was ZAR90mn in FY22 (FY21: ZAR84mn). 

 

◼ Capital structure  
o Emira’s LTV was 40.5% at FY22 (FY21: 40.6%), or 53.5% (FY21: 52.5%) on a see-through basis that 

proportionally consolidates its share of debt in the USA investments (LTV 56%) and Enyuka (52%). 
o ICR was 2.8x for FY22 (FY21: 2.9x). Weighted average debt term is still relatively short at 2.0 years. 

All-in cost of ZAR debt is 8.6%. 
o An unutilized dedicated ZAR500mn facility is in place to fund the Transcend offer. 
o Emira’s equity investment in the USA is funded through a CCIRS at a 49% LTV.  
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Forecast financial statements 

◼ We revise our FY23E DEPS estimate to ZAR130.0 (+0.8% y/y) and assume a 95% payout ratio for a dividend 

of ZAR123.5c per share (+0.3% y/y). Management has not provided explicit earnings guidance but the DEPS 

KPI benchmark for executive directors’ performance incentives is ZAR129.5c. 

◼ For FY24E we forecast DEPS of 130.4c (+0.3% y/y) and DPS of 123.9c (+0.3% y/y).  

◼ We expect distributable earnings to be materially flat over FY23 and FY24, as core growth from the direct SA 

portfolio of 2-3% plus growth from the USA retail investments will be offset by the disposal of Emira’s interest in 

Enyuka, which is a particularly high-yielding investment and will thus be dilutive to DEPS.  

◼ We do not factor the impact of the proposed takeover of Transcend at this stage, pending publication of the 

circular and finalisation of the transaction. In our model we assume that the Enyuka proceeds will pay down 

ZAR debt, but we note that ultimately it will be used to fund the Transcend acquisition and the outcome may be 

that DEPS growth will be better than forecast depending on the timing and upside from the acquisition.   

 

 

 

 

 

 

 

EMI income statement

ZAR mn FY20A FY21A FY22A FY23E FY24E FY25E FY26E FY27E

Rental income 1 502                          1 481                1 474                1 534                1 574                1 630                1 696                1 762                

Property expenses (652)                           (663)                  (690)                  (726)                  (753)                  (787)                  (828)                  (868)                  

Forecast COVID relief -                             -                    -                    -                    -                    -                    -                    -                    

Net property income (NPI) 850                             818                   784                   808                   822                   842                   868                   893                   

% change -19.6% -3.7% -4.2% 3.1% 1.7% 2.5% 3.0% 2.9%

NPI margin 56.6% 55.3% 53.2% 52.7% 52.2% 51.7% 51.2% 50.7%

Corporate and administration expenses (120)                           (93)                    (94)                    (97)                    (95)                    (99)                    (102)                  (107)                  

Income from investments and associates 260                             247                   299                   266                   239                   254                   264                   291                   

Other operating income (expenses) 15                               (6)                      9                       3                       -                    -                    -                    -                    

Net operating income (NOI) 1 005                          967                   999                   980                   965                   997                   1 030                1 078                

Net finance costs (348)                           (358)                  (354)                  (353)                  (335)                  (348)                  (356)                  (364)                  

Current normal taxation (9)                               7                       (2)                      -                    -                    -                    -                    -                    

Adjustments 24                               33                     31                     -                    -                    -                    -                    -                    

Distributable earnings 671                             649                   674                   628                   630                   649                   674                   714                   

Total distribution declared 545                            620                  -                   596                  598                  617                  640                  678                  

Retained funds 125                            29                    -                   31                    31                    32                    34                    36                    

Payout ratio 81% 96% 93% 95% 95% 95% 95% 95%

FAD per share (ZARc) 128.4                          124.2                128.9                130.0                130.4                134.4                139.5                147.4                

% change -18.1% -3.2% 3.8% 0.8% 0.3% 3.1% 3.8% 5.6%

DPS (ZARc) 104.4                          118.7                119.8                123.5                123.9                127.7                132.6                140.0                

% change -31.0% 13.7% 1.0% 3.1% 0.3% 3.1% 3.8% 5.6%

EMI balance sheet

ZAR mn FY20A FY21A FY22A FY23E FY24E FY25E FY26E FY27E

Assets

Investment properties 10 250                        9 560                9 812                9 785                10 006              10 255              10 554              10 867              

Equity and associate investments 2 686                          2 204                3 009                3 255                3 496                3 695                3 906                4 129                

Loans receivable 519                             949                   359                   359                   359                   359                   359                   359                   

Intangible assets -                             -                    -                    -                    -                    -                    -                    -                    

Other non-current assets 114                             87                     45                     45                     45                     45                     45                     45                     

Cash and cash equivalents 95                               97                     67                     93                     120                   148                   176                   207                   

Other current assets 199                             160                   118                   118                   118                   118                   118                   118                   

Assets held for sale -                             224                   662                   -                    -                    -                    -                    -                    

Total assets 13 864                        13 281              14 072              13 656              14 143              14 620              15 159              15 725              

Equity and liabilities

Equity attributable to shareholders 7 441                          7 352                7 866                7 982                8 378                8 758                9 199                9 663                

Non-controlling interests -                             -                    -                    -                    -                    -                    -                    -                    

Interest-bearing debt 5 179                          5 172                5 500                4 919                4 960                5 002                5 045                5 090                

Taxation 17                               4                       2                       2                       2                       2                       2                       2                       

Other liabilities 1 227                          755                   703                   752                   803                   857                   912                   970                   

Total equity and liabilities 13 864                        13 281              14 072              13 656              14 143              14 620              15 159              15 725              

Net asset value per share (ZARc) 1 530                          1 518                1 629                1 653                1 734                1 813                1 904                1 996                

% change -14.6% -0.7% 7.3% 1.4% 5.0% 4.5% 5.0% 4.8%

Adjusted (tangible) NAV per share 1 533                          1 519                1 629                1 653                1 735                1 814                1 905                1 997                

% change -14.4% -0.9% 7.2% 1.5% 5.0% 4.5% 5.0% 4.8%
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Emira SA retail portfolio - operating model and forecasts

FY20A FY21A FY22A FY23E FY24E FY25E FY26E FY27E

SA retail

Valuation (ZARmn) 4 987                          4 815                4 869                4 914                5 009                5 169                5 335                5 516                

GLA (sqm) 313 317                      306 736            292 527            292 527            292 527            292 527            292 527            292 527            

Vacancy (% of GLA) 3.8% 4.1% 2.8% 3.3% 3.5% 3.8% 4.0% 4.0%

Occupied space (sqm) 301 411                      294 160            284 336            282 874            282 289            281 411            280 826            280 826            

Escalation in force 7.0% 6.7% 6.3% 6.2% 6.1% 6.0% 6.0% 6.0%

Ave. reversion -7.0% -12.6% -13.0% -10.0% -5.0% -5.0% -3.0% -2.0%

Lease expiry (% of GLA)

Weighted ave. rental growth

Gross rental income (ZARmn) 713                             710                   721                   751                   772                   802                   833                   870                   

Property expenses (312)                           (316)                  (338)                  (356)                  (370)                  (388)                  (408)                  (430)                  

Net property income 401                             395                   383                   395                   402                   413                   426                   440                   

% change -14.2% -1.7% -3.1% 3.2% 1.7% 2.9% 3.0% 3.4%

NPI margin 56.3% 55.6% 53.1% 52.6% 52.1% 51.6% 51.1% 50.6%

Net tenant relief due to COVID

Total fair value adjustments in investment property (421)                           (166)                  48                     45                     95                     161                   165                   181                   

As % of valuation -8.0% -3.3% 1.0% 0.9% 1.9% 3.2% 3.2% 3.4%

Emira SA office portfolio - operating model and forecasts

FY20A FY21A FY22A FY23E FY24E FY25E FY26E FY27E

SA office

Valuation (ZARmn) 3 215                          2 980                2 925                2 834                2 888                2 893                2 922                2 948                

GLA (sqm) 160 237                      160 486            160 421            160 421            160 421            160 421            160 421            160 421            

Vacancy (% of GLA) 6.9% 17.0% 15.0% 16.0% 17.0% 16.0% 15.0% 15.0%

Occupied space (sqm) 149 181                      133 203            136 358            134 754            133 149            134 754            136 358            136 358            

Escalation in force 7.7% 7.5% 6.8% 6.7% 6.6% 6.4% 6.3% 6.1%

Ave. reversion -2.1% -19.8% -12.0% -18.0% -10.0% -10.0% -10.0% -10.0%

Lease expiry (% of GLA)

Weighted ave. rental growth

Gross rental income (ZARmn) 465                             426                   402                   412                   423                   437                   456                   469                   

Property expenses (202)                           (200)                  (202)                  (209)                  (216)                  (226)                  (238)                  (247)                  

Net property income 263                             226                   200                   203                   206                   211                   218                   222                   

% change -35.1% -14.0% -11.5% 1.5% 1.6% 2.3% 3.1% 1.8%

NPI margin 56.5% 53.1% 49.8% 49.3% 48.8% 48.3% 47.8% 47.3%

Net tenant relief due to COVID

Total fair value adjustments in investment property (265)                           (291)                  (50)                    (91)                    54                     5                       29                     26                     

As % of valuation -7.6% -9.1% -1.7% -3.1% 1.9% 0.2% 1.0% 0.9%

Emira SA industrial & logistics portfolio - operating model and forecasts

FY20A FY21A FY22A FY23E FY24E FY25E FY26E FY27E

SA industrial & logistics

Valuation (ZARmn) 1 834                          1 786                1 810                1 783                1 809                1 845                1 901                1 957                

GLA (sqm) 342 508                      342 507            322 547            322 547            322 547            322 547            322 547            322 547            

Vacancy (% of GLA) 3.2% 3.5% 2.7% 3.0% 3.2% 3.5% 3.7% 3.7%

Occupied space (sqm) 331 548                      330 519            313 838            312 871            312 225            311 258            310 613            310 613            

Escalation in force 7.3% 7.0% 6.9% 6.8% 6.6% 6.5% 6.3% 6.2%

Ave. reversion -4.4% -14.2% -20.1% -15.0% -10.0% -7.5% -5.0% -5.0%

Lease expiry (% of GLA)

Weighted ave. rental growth

Gross rental income (ZARmn) 295                             317                   322                   340                   348                   357                   371                   385                   

Property expenses (130)                           (135)                  (137)                  (146)                  (151)                  (157)                  (165)                  (173)                  

Net property income 165                             182                   185                   194                   196                   200                   206                   212                   

% change -10.7% 10.6% 1.8% 4.5% 1.3% 1.8% 2.9% 3.0%

NPI margin 55.9% 57.4% 57.5% 57.0% 56.5% 56.0% 55.5% 55.0%

Net tenant relief due to COVID -                             -                    -                    -                    -                    -                    -                    -                    

Total fair value adjustments in investment property (118)                           (71)                    28                     (27)                    26                     36                     56                     56                     

As % of valuation -6.1% -3.9% 1.6% -1.5% 1.4% 2.0% 3.0% 2.9%
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Figure 4 SA retail rental escalations and reversions  Figure 5 SA retail valuation growth 

 

  

 
Source: Chronux Research  Source: Chronux Research 

 

Figure 6 SA office rental escalations and reversions  Figure 7 SA office valuation growth 

 

 

 
Source: Chronux Research  Source: Chronux Research 
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Figure 8 SA industrial rental escalations and 
reversions 

 Figure 9 SA industrial valuation growth 

 

 

 
Source: Chronux Research  Source: Chronux Research 

 

Figure 10 Segmental contribution to investment 
portfolio valuation  

 Figure 11 Segmental contribution to NPI 

 

 

 
Source: Chronux Research  Source: Chronux Research 
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Figure 12 EMI LTV and ICR  Figure 13 Income yield, capital growth and ROE 

 

 

 
Source: Chronux Research  Source: Chronux Research 
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Disclaimer 
 

This report is not investment, financial, accounting or tax advice and is provided for information purposes only. In preparing this report we 

did not take your specific needs and investment objectives into account. Any prices or quotations provided are indicative only and may 

not be used or relied on for any purposes, including valuation purposes. Opinions expressed in this communication may change without 

any notice. This communication is not a solicitation to buy or sell any product. To the extent permitted by the law, Chronux Research Pty. 

Ltd. and/or the author(s) accept no responsibility or liability (in negligence or otherwise) for loss or damage resulting from the use of or 

relating to any error in the information provided. This information has been prepared in good faith and is based on information obtained 

from third party sources. Any modelling, scenario analysis past or simulated past performance (including back-testing) contained in this 

information is no indication of future performance. Analysts at Chronux Research might own direct exposure to companies they cover. 

This product may not be eligible for distribution in all jurisdictions and is directed at Institutional and Professional investors who have the 

experience as defined by the applicable law and/or regulation in the relevant jurisdiction. It is not deemed suitable for Retail or non-

qualified investors and may not be distributed into any jurisdiction where the information is not permitted. This communication is for the 

intended recipient only and if you have received this communication in error or in an unlawful manner the report must be destroyed, and 

the author notified immediately. These disclaimers and exclusions shall be governed and construed in accordance with South African law. 

If any provisions of these disclaimers and exclusions shall be unlawful, void or for any reason unenforceable, then that provision shall be 

deemed severable and shall not affect the validity and enforceability of the remaining provisions. © Chronux Research Pty. Ltd. All rights 

of Chronux Research Pty. Ltd are reserved. 
 


