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The Futuregrowth Community Property Fund (the Fund) specialises in the acquisition of 
new and existing shopping centres which 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. The targeted return is CPI + 4%. 
Current assets under management in the Fund total R4.5bn.

The Fund has purchased and developed 34 shopping centres over the past 20 years, 
providing services to a target market of approximately 10 million people in the low to 
middle income market. There are currently 20 shopping centres in the portfolio which are 
located in eight of the nine provinces and vary in size between 1 700m2 and 40 000m2. 
These 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 
centres benefits through increased employment opportunities and access to a wide range of 
quality shopping facilities and commercial services. Each shopping centre is a catalyst for 
the development of municipal infrastructure in the area and the enhancement of transport 
infrastructure. 

In this quarterly report we showcase The Crossing Shopping Centre, situated in Mahikeng in 
the North West Province. The centre is a single storey U-shaped shopping centre, situated 
on the corner of Nelson Mandela Drive and Sekame Street, within 5km of the Mahikeng 
CBD area on the busiest transport route in Mahikeng. Details on this centre can be found on 
pages 12 to 14 of this report. We also include an update on our remarkable young bursary 
student, Lutho Thomas, on page 11.

30 June 2019 3

Futuregrowth Community Property Fund
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Futuregrowth Community Property Fund
Fund mandate

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

30 June 2019
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Futuregrowth Community Property Fund
Fund performance

5

As at 30 June 2019
Since inception date (GIPS Performance): January 2000 
Fund start date: June 1996
Source: Futuregrowth / *Annualised 
It is important to note that these are ungeared direct property returns. 
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Property is a long-term investment, and since 
inception the Fund has been delivering a 
return of CPI + 8% on an annualised 
ungeared basis, with a low degree of volatility 
and low correlation to financial markets. 

The total return over the quarter was 2.72%. 
This return consists of approximately 0.98% 
capital gain net of deferred taxes on the 
properties and 1.74% from the net income.

The total return over the past 12 months was 
10.43%. This return consists of approximately 
2.10% capital gain net of deferred taxes on 
the properties and 8.33% from the net 
income.

The trading environment has been tough over 
the past 24 months and is evident in the slow 
down of capital growth in the Fund. The 
continued weakness in the economy has 
started impacting the lower LSM market as the 
unemployment rate continues to rise. 
Negotiations with retailers on renewal of the 
expired leases have been tough, as their 
revenues have been either flat or declining. 

The escalations on the leases over the past 
three years have been growing at over 7% per 
annum, which has been well above the 
inflation rate. Retailers have pointed out that 
inflation averaged 4.7% per annum over the 
same period and that they need some relief in 
their rentals.

27% of rental leases are expiring over the 
2019 period. The leasing team has renewed 
9% of these as at 30 June 2019 and expect to 
conclude the remaining 18% in the second 
half of the year, when they expire. We had 
negative reversions of 5.2% on the 9% of the 
leases that were renewed; however, the 
average escalation rate remains well above the 
inflation rate at 7.34%. As an example, if a 
tenant’s lease expired at R100/m2 as at 30 
June 2019, then on renewal the starting rental 
would be R94.8/m2 from 1 July 2019, which 
would then escalate at rate of 7.34% for next 
3 years (assuming a 3-year lease was signed).

Whilst a small portion of the income has 
dropped by 5.2% over the short term, the 
vacancies have been improving, which will 
have a positive contribution to income returns. 
We expect vacancies to decline from 5.7% 
currently to 4.6% by the end of the year.

It is critical in this economic cycle to retain key 
tenants and keep vacancies as low as possible 
as it is a difficult environment in which to 
source new tenants, given that certain tenants 
are cutting down stores and rationalising their 
businesses.

The Fund has been through this economic 
cycle before in its 20-year history and, despite 
these short- to medium-term challenges, has 
been able to deliver a return of CPI + 7.95% 
since inception.

30 June 2019
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Futuregrowth Community Property Fund
Current properties

Moutse Mall
13 621m2

Thulamahashe Plaza
21 821m2

Mkhuhlu Plaza
10 787m2

Kanyamazane Centre
13 842m2

Nkomazi Plaza
19 676m2

Kamaqhekeza Plaza
14 724m2

Maxwell Centre
6 651m2

Bridge City
39 265m2

Setsing IV
8 743m2

Kuyasa Centre
10 015m2

Motherwell Centre
11 126m2

Opera Place
2 246m2

Diepsloot Mall
11 521m2

Sontonga Mall
11 238m2

Kabokweni Plaza
15 236m2

Alexandra Plaza
21 576m2

Eyethu Orange 
Farm Mall
26 818m2

Heidelberg Mall
34 165m2

The Crossing Shopping Centre is the featured 
property in this report.

Please see http://communitypropertyfund.co.za/
for information on the other properties in 
the portfolio.

6

The Crossing 
Shopping Centre

18 621m2

Gateway Mall
9 080m2

30 June 2019

http://compropfund.co.za/
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Futuregrowth Community Property Fund
Portfolio statistics: vacancies and tenant profile

7

The total portfolio vacancy increased from 5.5% to 5.7%. If we factor in tenants 
that have signed leases, but that have not yet taken occupation then the portfolio 
vacancy reduces to 4.6%.

Eyethu Orange Farm Mall – The current vacancy is 5.7% and we expect 
vacancies to decline to 0%, after Boxer and other line shops take occupation of the 
Edgars space. Boxer is expected to start trading before the end of the year.

Large, listed, national and franchise tenants occupy 87.9%. These are well 
known tenants such as Shoprite, Pep, Ackermans, Capitec Bank, Spar, Boxer, 
Pick n Pay and Cashbuild, which have a footprint across South Africa and a 
large number of stores. 

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

30 June 2019
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Futuregrowth Community Property Fund
Community impact: An update on Lutho Thomas 

8
31 March 2019

In 2017, Lutho Thomas was the recipient of the first 
Community Property Fund Lawhill Maritime Centre Bursary. 
Lutho is originally from KwaZakhele, a township located 
12kms outside of Port Elizabeth in the Eastern Cape. Debbie 
Owen, Head of the Centre, says the Fund “could not have 
asked for a better return on their investment”. 

“Lutho was recruited into our programme during his Grade 
9 year at Molly Blackburn High School in Port Elizabeth, on 
the recommendation of his teacher.  When he arrived, he 
was among the quietest and least confident of the new 
intake. He was a loner and seemed to avoid engagements 
with others. It was clear he preferred to be on his own, to 
stay below the radar and seemed to spend most of his time 
in his bedroom. Our initial conversations were awkward, but 
the Lawhill team continued to engage with him, showing 
him how much we cared for and believed in him. Slowly but 
surely his confidence emerged. He joined the rowing club in 
Term 2 of his Grade 10 year and was subsequently voted 
Team Captain at the end of the year. He signed up for the 
cycling team and took to sailing like a duck to water. He 
was nominated by his peers to Captain both these teams. 
In short, he became the go-to guy, the person educators 
could rely on and the first to put up his hand when 
volunteers were called for. When he told me he had 
accepted the nomination to stand for Head Boy in 2019, I 
knew he had come full circle. Lutho has brought enormous 
pride to his school and our maritime programme.” 

In addition to his perceived calibre and potential, Lutho was 
selected by the Fund as the recipient of the bursary as he 
originated from the Eastern Cape where the Fund has two 
shopping centres, including Motherwell Centre just outside 
Port Elizabeth. 

See https://www.futuregrowth.co.za/newsroom/tags/Lawhill%20programme 

In his July 2017 school holidays, Lutho was offered the 
opportunity to gain work experience at Motherwell Centre. 
In a letter to Capital Land, he said “The holiday job did 
more than expected as it was a contributing factor as to 
which field I want to enter. It made me realise that 
everyone linked to the company is important and the roles 
they play are crucial. This opportunity gave me a taste of 
adulthood - waking every morning and earning a salary at 
work, having duties and responsibilities that one has to 
fulfil.”

Lutho has also spent time at Capital Land’s Head Office in 
Cape Town where he has gained exposure to all areas of 
property and asset management. He has also used his visits 
home during school holidays to promote the Lawhill 
programme to scholars in his local community. As the end 
of his Matric year approaches, Lutho has expressed interest 
in tertiary education and has applied to various institutions. 
In another letter to his sponsors, he says “As I am moving 
forward and improving myself and getting ready for the 
world, this bursary has taken me out of an underprivileged 
institute of learning to a better one where resources are 
used in a sensible manner. I wish there were words that 
could express my gratitude and thankfulness.” 

Debbie concludes “This soft spoken young man has found 
his voice. His star is on the rise and we are honoured to 
have played a role in his personal and academic 
development.” 

Click on this link for a recent video interview with Lutho: 
Lutho Thomas - CPF Bursary Recipient

1130 June 2019

https://www.futuregrowth.co.za/newsroom/tags/Lawhill programme
https://protect-za.mimecast.com/s/dEDmCElXrXu1gVBGSNW1xr?domain=youtube.com
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Futuregrowth Community Property Fund
Featured property: The Crossing Shopping Centre 

10

Tenant analysis by GLA (m2) Vacancy rate (retail as % of retail GLA)

Key facts 

Classification Community centre

Region North West 

LSM 3 – 6

Total GLA 18 621m2

Occupancy 99%

Anchor tenants Pick n Pay, Woolworths 

Highlights 

⁻ Dual anchored by Pick n Pay and
Woolworths.

⁻ Highly visible centre located on a busy
transport node through Mahikeng.

⁻ Easily accessible via four main vehicular
entrances and on foot from three pedestrian
access points

Tenant mix

National tenants account for approximately 87% of the occupied gross lettable 

area. The centre is dual anchored by Pick n Pay and Woolworths. Other national 

tenants include Spur, Nandos, Ocean Basket, KFC, Pep, Clicks, Foschini, Tekkie 

Town, Crazy Store, Jam Clothing, Sleepmasters, ABSA Bank, Capitec Bank, Hi-Fi 

Corp, Auto Pedigree, Mc Donalds, Wimpy, Fishaways, Debonairs, Romans Pizza, 

Donna, Sportscene, Musica, Bidvest, PostNet, PnA, American Swiss and The 

South African Post Office.

54%
33%

13%
A - Large & listed tenants

B - National tenants &
franchises

C - Other
99%

Occupied

Vacant

Centre Layout 

1%

30 June 2019
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Futuregrowth Community Property Fund
Community impact: The Crossing Shopping Centre 

11

Capital Land Asset Management took over the property 
and asset management of The Crossing Shopping Centre 
in January 2019. The following community impact 
programmes are in the process of being implemented in 
the Mahikeng Community. 

The Helping Hand Project 
The Helping Hand Project was hosted at The Crossing 
Shopping Centre on 21 June 2019. The Helping Hand 
Project is a community focused initiative which invites 
members of the community surrounding a selected 
shopping centre to make a difference in their community 
by simply visiting the centre, and donating their handprint. 
For every handprint that is received, R5 will be donated 
towards items for a local home or charity, to assist in their 
day-to-day operations. 

Boikagong Children’s Home in Mahikeng has been 
nominated as the beneficiary for the Crossing Shopping 
Centre project, and the handover of blankets will take 
place in August 2019. 

Arrangements for the following projects, focused on 
education in the Mahikeng community, are currently 
underway: 

Barefoot No More Project 
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 shopping centre’s name, and stationery sets for 
each child.

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 shopping centre’s 
name, and include academic information appropriate to 
the age group of the recipient learners.

The Academic Prize Programme
The academic prize is awarded annually to the top 
academic student in Grade 6 for junior schools and Grade 
11 for high schools. The prize consists of a floating merit 
board which is engraved with the prize winner’s name, a 
certificate of achievement, a gift voucher from a selected 
shop at The Crossing Shopping Centre and fully paid 
school fees for the next academic year.

1430 June 2019
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Fund description

The Futuregrowth Community Property Fund specialises in the acquisition of 
new and existing shopping centres 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 Fund has purchased and developed 34 shopping centres located in rural 
and township areas countrywide over the past 20 years. These centres are 
located in 7 of the 9 provinces, providing retail services and products to a 
primary target market of approximately 10 million people. The centres deliver 
retail services to low- to middle-income groups. They vary in size between      
1700m² 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 centre.
 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

20
Number of properties
funded to date

34

Current geographic 
spread

8 provinces Property type Retail

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

Inception date 1 June 1996 Total net asset value R4.5 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
Fund facts

1230 June 2019
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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 fully paid 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 centre to make a difference in their 
community by simply visiting the centre 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 centre 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 centre 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 centre 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.

Futuregrowth Community Property Fund
Glossary

13
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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 https://communitypropertyfund.co.za/ for 
further information.
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Contact details

Futuregrowth Community Property Fund

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.

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.

mailto:srambhai@futuregrowth.co.za
http://www.futuregrowth.co.za/
mailto:rtaylor@capland.co.za
http://www.capland.co.za/
https://communitypropertyfund.co.za/


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

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


