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Growthpoint sharpens its edge

Tsholofelo Maretela - Associate Analyst

Growthpoint Properties is South Africa’s largest listed
Real Estate Investment Trust (REIT), having grown

its portfolio from 17 properties in 1987 to over 500
today. This trajectory includes the acquisition and
development of prime properties such as the V&A
Waterfront. The pursuit of scale and diversification
has, however, resulted in sub-optimal capital
allocation and a weak share price over the past decade.
We explore Growthpoint’s evolving strategy and
highlight the key elements of its property portfolio.
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Growthpoint’s portfolio growth

Through acquisitions, developments and strategic partnerships,
Growthpoint has built a diversified global property portfolio
(charted below). While the core portfolio remains anchored in
South Africa, recent performance here has been underwhelming,
trailing that of competitors. Despite this, the domestic properties
produce consistent cash flows from steady rental income, and
along with conservative property valuations, support the case
for a potential share price re-rating.

Reshaping retail in South Africa

South Africa’s retail landscape has shifted meaningfully since
the pandemic. While larger malls (>70 000 m?) and smaller
convenience centres have led the recovery, small regional
centres (25 000 - 70 000 m?) have lagged. These centres, a core
component of Growthpoint’s portfolio, located in urban areas
and targeting middle- to upper-income shoppers, have
experienced weak trading density. Performance is however
normalising higher, though still lags the high-end and
value-focused retail segments.

In addition, Growthpoint is shifting its approach from
preservation to growth. It is streamlining the retail portfolio by
reducing exposure to lower-income areas, refining the retail
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mix in response to tenant trends, and investing in centres that
offer shoppers the right blend of convenience, affordability and
accessibility. To this end, they are also shifting focus to the
faster-growing Western Cape region. This responsiveness to
shifting market dynamics signals a more thoughtful and
adaptive retail strategy for the business.

The redevelopment of the Bayside Mall in the Cape, for example,
has yielded positive results from a measure aimed at
broadening the mall’s appeal by creating a more compelling
mix of convenience, affordability and variety. Growthpoint
repositioned Checkers and introduced Shoprite as a second
anchor tenant. The improved tenant mix in the centre has
translated into above-average rental growth, longer leases and
increased foot traffic.

Rethinking the office playbook

Growthpoint holds one of the largest office portfolios in
South Africa - a scale that provides breadth but not definitive
pricing power. As demand dropped in response to evolving
work-from-home dynamics, earnings from this portfolio
contracted. With the office market now shaped by structural
oversupply and demand concentrated in high-quality,
well-connected locations, Growthpoint has been steadily
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shrinking their office portfolio:

o selling off underperforming office properties, mostly to
owner-occupiers or developers; and

o converting certain properties for alternative uses, such as
the current redevelopment of a Cape Town building into a
Hilton Hotel.

Combined with tenant incentives and more supportive market
conditions, these efforts have resulted in decreased vacancies
in KZN and the Western Cape. Gauteng, however, still struggles
with vacancy levels in the high teens, posing a substantial
challenge to turn this around and realise value.

Refining the industrial focus

Growthpoint’s logistics and industrial portfolio predominantly
comprises modern logistics and warehousing facilities,
particularly spaces ranging from 5 000 to 20 000 m? - in key
growth areas. The industrial property sector has been a relative
outperformer in the market, delivering better cash generation
and maintaining low vacancies. Growthpoint is committed to
actively refining this portfolio by reducing its 55% exposure to
Gauteng and the manufacturing sector. This aims to mitigate
concentration risk and focus on logistics hubs with stronger
tenant demand.

V&A: diverse land use maximises value

Tapping into tourism in Cape Town

The V&A Waterfront, originally a harbour that was redeveloped
by Transnet in 1988, has become one of Africa’s leading
mixed-use destinations. Jointly owned by Growthpoint and the
Public Investment Corporation (PIC), it spans nine precincts and
is a significant contributor to Growthpoint’s earnings. The
illustration below highlights the many precincts and their
diverse uses, which together attract high foot trafficand
support strong trading densities. Diversifying asset types
shows the strategic benefit of mixed-use developments in
building resilience and sustaining long-term value through
engaging, well-used spaces.

Not only has the V&A Waterfront exhibited exceptional rental
growth and been fully occupied, but in December 2024 alone it
attracted three million visitors and achieved record tenant
sales of R1.4 billion. Boosted by a considerable rebound in
tourism, this performance reaffirms the V&A as the standout
property in Growthpoint’s portfolio.

Furthermore, Growthpoint’s commitment of more than
R7 billion in planned investments for the V&A highlights its
conviction in the long-term value of this mixed-use property.
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Projects such as a luxury retail expansion, hotel upgrades and
other precinct extensions are focused on enhancing the V&A's
appeal and thus its earning capacity. A broader 15-year
development pipeline in the adjacent Granger Bay area further
supports the case for sustained value creation.

Mixed global success

Growthpoint’s international footprint now accounts for 38%
of total group assets, with Growthpoint Properties Australia
(GOZ) at the centre of the offshore strategy. Since entering
the Australian market in 2009, capitalising on opportunities
emerging from the post-global financial crisis environment,
GOZ has grown into a high-quality platform managing
AUSS5.4 billion in office and industrial property assets. This
comprises AUS$4.1 billion in directly-owned properties and
AUSS$1.3 billion managed on behalf of other investors, with
plans to expand this fund management business.

The industrial segment benefits from strong demand for
modern, well-located logistics space. Despite broader sector
headwinds, income remains stable in office, supported by
leases to government entities and listed corporates. The
growing fund management proposition allows GOZ to
capitalise on generating incremental earnings from its
operational expertise without a commensurate increase in
capital commitments.

GOZ continues to be rated in line with other office-focused
REITs, despite industrial properties (normally higher rated)
comprising more than a third of its portfolio. This highlights
a potential disconnect between market pricing and
fundamentals. Although recent weak economic conditions
and rising interest rates have led to a drop in the reported
value of GOZ'’s properties, intrinsic value remains well above
Growthpoint’s initial investment, reinforcing this as a sound,
well-timed offshore allocation.

In contrast, Growthpoint’s stakes in Globalworth (a Central
and Eastern European office-focused investor) and

Capital & Regional (a UK retail property group), have
underperformed. Both faced challenging markets and
structural shifts resulting in valuations significantly below
original cost. By selling Capital & Regional, Growthpoint is
refocusing, though it retains some indirect exposure.

Healthcare and student properties

Established in 2014, Growthpoint Investment Partners (GIP)
was created to co-invest in alternative, high-demand real
estate sectors through a capital-light model. Today, it manages
R18.1 billion in property assets, earning both management
fees and dividends without bearing the full capital burden.

Current strategic investments span healthcare (GHPH?) and
student accommodation (GSAH?), enabling Growthpoint to
diversify income while limiting balance sheet strain. GHPH
focuses on acquiring and developing acute, day and specialist
hospitals along with laboratories, biotechnology manufacturing
facilities and warehouses. These healthcare properties typically
have long leases, providing stable income streams.

GSAH focuses on student housing, whereby a significant
portion of its tenants are supported by the NSFAS?. Despite
rental caps imposed by NSFAS, that are growth constraining, it
benefits from robust demand.

Growth achieved, focus required

Growthpoint is a major local and international property owner,
with recent actions demonstrating a clearer focus on its
strengths. While historical performance has been mixed, we
believe Growthpoint is entering a phase of value realisation,
with the current share price undervaluing the portfolio’s
intrinsic cash-generating potential. [l

1 GHPH: Growthpoint Healthcare Property Holdings

2 GSAH: Growthpoint Student Accommodation Holdings
3 NSFAS: National Student Financial Aid Scheme
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Camissa Asset Management (Pty) Limited

Fifth Floor MontClare Place
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Claremont 7708

PO Box 1016 Cape Town 8000
Tel +27 21 673 6300 Fax +27 86 675 8501
Email: info@camissa-am.com

Website: www.camissa-am.com

Camissa Asset Management (Pty) Limited is a licensed financial services provider (FSP No. 784)
Reg No.1998/015218/07

Footnote: 1Annualised (ie the average annual return over the given time period); 2TER (total expense ratio) = % of average NAV of portfolio incurred as charges, levies and fees in
the management of the portfolio for rolling one and three-year periods to 31 March 2025. 3Transaction costs (TC) are unavoidable costs incurred in administering the financial products
offered by Camissa Collective Investments and impact financial product returns. It should not be considered in isolation as returns may be impacted by many other factors over
time including market returns, the type of financial product, the investment decisions of the investment manager and the TER. This is also calculated on rolling one and three-year
periods to 31 March 2025.4Source: Morningstar; net of all costs incurred within the fund and measured using NAV prices with income distributions reinvested; >Source: Camissa Asset
Management; gross of management fees; ©Median return of Alexander Forbes SA Manager Watch: BIV Survey; 7Median return of Alexander Forbes Global Large Manager Watch.

Disclaimer: The Camissa unit trust fund range is offered by Camissa Collective Investments (RF) Limited (Camissa), registration number 2010/009289/06. Camissa is a member of the
Association for Savings and Investment SA (ASISA) and is a registered management company in terms of the Collective Investment Schemes Control Act, No 45 of 2002. Camissa is a
subsidiary of Camissa Asset Management (Pty) Limited [a licensed financial services provider (FSP No. 784)], the investment manager of the unit trust funds.

Unit trusts are generally medium to long-term investments. The value of units will fluctuate and past performance should not be used as a guide for future performance. Camissa does not
provide any guarantee either with respect to the capital or the return of the portfolio(s). Foreign securities may be included in the portfolio(s) and may result in potential constraints on
liquidity and the repatriation of funds. In addition, macroeconomic, political, foreign exchange, tax and settlement risks may apply. However, our robust investment process takes these
factors into account. Unit trusts are traded at ruling prices and can engage in scrip lending and borrowing. Exchange rate movements, where applicable, may affect the value of underlying
investments. Different classes of units may apply and are subject to different fees and charges. A schedule of the maximum fees, charges and commissions is available upon request.
Commission and incentives may be paid, and if so, would be included in the overall costs. All funds are valued and priced at 15:00 each business day and at 17:00 on the last business day
of the month. Forward pricing is used. The deadline for receiving instructions is 14:00 each business day in order to ensure same day value. Prices are published daily on our website.

Performance is based on a lump sum investment into the relevant portfolio(s) and is measured using Net Asset Value (NAV) prices with income distributions reinvested. NAV refers to the
value of the fund’s assets less the value of its liabilities, divided by the number of units in issue. Figures are quoted after the deduction of all costs incurred within the fund. Individual
investor performance may differ as a result of initial fees, the actual investment date, the date of reinvestment and dividend withholding tax. Camissa may close a portfolio to new investors
in order to manage it more effectively in accordance with its mandate. Please refer to the relevant fund fact sheets for more information on the funds by visiting www.camissa-am.com.

Camissa takes no responsibility for any information contained herein or attached hereto unless such information is issued under the signature of an FSCA-approved representative or key
individual (as these terms are defined in FAIS) and is strictly related to the business of Camissa. Such information is not intended to nor does it constitute financial, tax, legal, investment or
other advice, including but not limited to ‘advice’ as that term is defined in FAIS. Camissa does not guarantee the suitability or potential value of any information found in this communication.
The user of this communication should consult with a qualified financial advisor before relying on any information found herein and before making any decision or taking any action in
reliance thereon. This communication contains proprietary and confidential information, some or all of which may be legally privileged. It is for the intended recipient only. If an error of any
kind has misdirected this communication, please notify the author by replying to this communication and then deleting the same. If you are not the intended recipient you must not use,
disclose, distribute, copy, print or rely on this communication. Camissa is not liable for any variation effected to this communication or any attachment hereto unless such variation has been
approved in writing by an FSCA-approved representative or key individual of Camissa.



