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Equity Research 

SA Real Estate - site visit notes 

 
Focus on Emira's office portfolio and Wonderpark shopping centre 

 

■ Last month we visited Emira's (EMI) office portfolio in Menlyn and 

Centurion which we think is a vital part of the investment case. We 

also visited Wonderpark shopping centre where EMI is busy with a 

major extension costing R513m, based on management guidance.  

■ According to management, the demand in Centurion (including Highveld 

Technopark) is quite strong, particularly around the Gautrain station on 

West Ave. EMI has increased its exposure to this area over the past 2 

years, and there are opportunities for development on West Ave. We think 

that a catalyst for the node would be the possible development of a 

highway off-ramp from the N14 to West Ave. In our view, EMI is well 

placed to benefit from continued demand for offices near the Gautrain and 

any tenant driven development would be a catalyst for the stock to re-rate. 

Most of the demand in Centurion is from small and mid-sized professional 

firms - EMI is experiencing good demand and enquiries for its space. 

While vacancy in Centurion as a whole is quite high, vacancy rates on 

West Ave are falling and in line with national A-grade vacancy rates, 

similarly for Highveld Technopark (where EMI has another two offices). 

■ In our view, Menlyn is developing into the prime decentralised office node 

in Pretoria - akin to Sandton in Johannesburg. EMI's key assets in the 

node are Podium at Menlyn and Corobay Corner. Podium in particular is a 

very impressive building, and is potentially the best office space in the 

area. Based on our channel checks, property managers in the area 

mention that they are seeing good enquiries for space, and vacancy rates 

have been dropping across the Menlyn/Faerie Glen portfolio. 

■ We believe Wonderpark Shopping centre is poised to become a real gem 

in the portfolio. As it stands it is EMI's largest asset by some margin. The 

centre is being extended to 90 000m
2
 and is still trading well - trading 

densities are growing above inflation despite the construction. We show 

that there is little competition in the area, and that the centre will dominate 

Pretoria North. We also show that the suburbs surrounding the mall are 

quite wealthy and the area has a high income to retail GLA ratio. 

Management have guided for an initial yield of around 8% - we think this 

should this be achieved and presents EMI with a very good chance of a 

re-rating. A key indicator of this progress is the pre-letting progress, 

currently 88% of the extension is pre-let and there is 18months to go. 

■ Catalysts: We believe that EMI has done enough to significantly de-risk 

its office portfolio - mainly due to the increased exposure to Menlyn and 

Centurion. We see key driver's of a re-rating as being continued vacancy 

reduction, as well as exposure to tenant driven development in Centurion 

and Menlyn. This would further increase EMI's exposure to A-grade office 

space which is fairly defensive; in addition we think the prospects for 

Centurion and Menlyn are bright. 

■ Valuation: We estimate EMI’s forward yield at 9%, which is 200bps above 

the sector. We retain our BUY recommendation and R15.50 price target. 
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Another brick in the wall #2 

This month we visited the properties owned by EMI shown in the table below 

Figure 1: Properties visited 21 June 2013 

Name Sector Valuation (Rm) 

Wonderpark Shopping Centre Retail 662 

Corobay corner Office 320 

Podium at Menlyn Office 165 

267 West Office 120 

Corporate Park 66 Office 238 

Discovery Health Pretoria Office 52 

Highgrove Office Park Office 81 

Tuinhof Office 81 

Total  1719 

% of EMI total portfolio  21% 

Source: SBG Securities analysis 

 

A summary of our observations: 

■ Emira has significantly increased its weighting of office properties in the 

Centurion and Menlyn nodes (part of the Pretoria/Tshwane metro) over 

the past two years - see Figure 2. We find that the buildings are generally 

of a very high grade (A-grade or better) and these two areas are likely to 

experience good demand. Vacancy rates in general are improving in these 

nodes. According to our discussions with the brokers and property 

managers in the area, demand is quite good and they continue to see 

good enquiries for these areas. A catalyst for the Centurion node would be 

the development of an off-ramp from the N14 on West Ave, where most of 

EMI's Centurion offices are located (or in close proximity). According to 

management this is a strong possibility. 

■ Menlyn is becoming the prime de-centralised office node in Pretoria. EMI 

has opportunities to develop more high quality space here. For example, 

there is bulk on the Podium at Menlyn site to add another 9 000m
2
.  

■ The R513m extension to Wonderpark is progressing well with close to 

90% pre-let, with 18-months to go before completion. This was a tenant 

driven development, management has guided for an initial yield of close to 

8%. We believe the major positive is that the centre's retail mix is shifting 

to cater to the more affluent customers in addition to the extension, the 

existing mall will be revamped. Checkers and Dischem are also taking 

space and will add to the footfall, in our view. We show that Wonderpark 

has little competition and in our opinion the expansion will ensure the 

dominance of the centre in Pretoria North, which could result in more of 

the affluent customer base spending more time and money at the centre. 

■ We believe that EMI has significantly de-risked the office portfolio and the 

capex programme is timely and enhances the defensiveness of its 

earnings. In our opinion a re-rating relative to the sector is warranted. We 

leave our price target of R15.50 unchanged, as well as our earnings 

forecasts (see Rising tide lifts all yields, 2 July 2013 for details). Based on 

our estimates, EMI is currently on a forward yield of 9% - 200bps above 

the sector. This is too punitive a valuation in our view. 
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Offices - quality has improved, long-term 

prospects attractive 

The key debate we encounter with investors centres primarily around the 

quality of the office portfolio as EMI has historically been hurt by the high 

exposure to B-grade offices, in secondary locations. Our site visit confirms that 

EMI has significantly improved the office portfolio and this has not been 

reflected in the market valuation in our opinion. 

The key change to EMI's investment case over the past three years has been 

the increased exposure to the Centurion and Menlyn office nodes. EMI's total 

exposure to decentralised Pretoria nodes (including Hatfield, Brooklyn, Faerie 

Glen, Lynwood Glen and Niew Muckleneuk) is 36%. In our view, this gives EMI 

an advantage in the area from a tenant retention point of view because the 

company's exposure is quite dominant and they can offer prospective tenants 

a variety of options. 

Figure 2: Increased weight to Centurion(including Highveld Tech Park) and Menlyn Office over the past 3 years 

 

Source: SBG Securities analysis, Company reports 

 

EMI's Centurion offices - long-term prospects are positive due to 
Gautrain proximity 

We find the exposure in Centurion particularly attractive because the majority 

of the buildings are in walking distance from the Gautrain stations (a few of 

these are in fact across the street). This has become quite a key selling point 

and vacancy in the vicinity of the Gautrain station (West Avenue) is falling 

according to brokers and property managers we have spoken to. Recently 

Growthpoint has also started renovating and redeveloping its office properties 

on West Ave, and is experience good demand. Lakeside 3 which was 
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completed a few months ago is fully let.  On our site visit we saw 6 properties 

in Centurion namely:  

■ 267 West which has been recently renovated 

■ Corporate Park 66 (recently purchased) 

■ Tuinhof Office Park  

■ Discovery Health Centurion (Oak road, Centurion) 

■ Highgrove Office Park (Emira owns units 11 & 13) 

 

We found 267 West and Corporate Park 66 to be in good condition and A-

grade in our view. Tuinhof looks dated and is definitely in need of a 

refurbishment - the location is excellent (right across the road from the 

Gautrain station). The other two offices are about 3.5km away from the station 

(in the Highveld-Technopark node), in fairly good condition - the Discovery 

building is certainly A-grade in our view. 

According to the SAPOA office vacancy report Centurion vacancy rates in 

general are increasing and are currently at around 18% (all grades). We would 

point out though that this includes 18 000m
2
 of vacancy office space at 

Centurion Mall - in our view, this space is in poor condition, and probably 

should not be considered lettable until refurbished. There have also been 

significant renovations to buildings in the area (e.g. Growthpoints Lakeside re-

developments) which were partially vacant during the refurbishment. According 

to brokers in the area most of the vacant space in Centurion is on the 

Centurion Mall immediate vicinity. We are therefore not concerned because 

almost all of Emira's offices are in fairly short walking distance from the 

station along West Ave. The Discovery building and Highgrove Office 

park are actually in a node that is part of greater Centurion called 

Highveld Technopark, where vacancy rates are 6% and falling (all 

grades). The only EMI office property in Centurion that is in a risky area is the 

old SIAS building, which is on Gordon Hood Rd. 
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Figure 3: A-grade vacancy rates for Centurion, Highveld and Menlyn 

 
Source: SBG Securities analysis, SAPOA 

The company has also mentioned that there are some development 

opportunities on West Ave which they are considering (tenant driven, will not 

be speculaitve). Another catalyst for the area is the development of an off-

ramp linking the N14 highway to West Ave. According to EMI management this 

is a strong possibility in the next two years. 

 

Menlyn - the future "Sandton" of Pretoria 

One of the major trends in the Pretoria region over the past 20 years has been 

a substantial expansion of residential property in the Pretoria East area. This 

has also been followed by an emergence of a decentralised office node that in 

recent years has centred around Menlyn. In many ways this is similar to the 

manner in which Sandton has been the epicentre of the Johannesburg 

decentralised prime office expansion. The main reason for this is that the 

Pretoria CBD's office infrastructure is quite dated, parking ratios are quite low - 

therefore properties are B-grade in general. Therefore we have seen many 

private companies move further east of Pretoria, where the offices are newer, 

more energy efficient, with better parking facilities and quiet importantly - close 

to the affluent residential areas. In the chart over the page we see that in 2006 

the CBD was still the anchor for office property in Pretoria, currently Menlyn 

and the surrounding nodes of Lynwood and the other Eastern suburbs have 

close to 1 000 000m
2
 of GLA. These nodes combined have doubled in the last 

seven years, whereas the CBD has added only 100 000 m
2
 during the same 

period. Menlyn has almost tripled in size. 
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Figure 4: Office stock in the major PTA nodes over time, CAGR (RHS) 

 
Source: SBG Securities analysis, SAPOA 

In the Menlyn node major financial services firms (e.g. Deloitte, PWC, 

Investec, Nedbank, Santam, Sage, FSB and PIC) have large offices. On our 

site visit we saw: 

■ Podium at Menlyn which is a recent development and is above A-grade in 

our view. 

■ Corobay Corner which is also an A-grade (or better) office block. This was 

developed in FY11, and the main tenant (c70% of GLA) is on a 10-year 

lease. 

 

These two assets are valued (30 June 2012) at R500m, which is around 11% 

of EMI's total office assets by value. Podium has around 1200 m
2
 of space that 

is vacant, and Corobay also has around 1200 m
2
 vacancies. We believe that it 

should be fairly easy to fill this space in the next year because the offering is 

very high quality and the asking rental (R135/ m
2
) is not too demanding. 

Podium in particular is a very impressive building, and there is bulk land 

available on the premises to double the GLA. In our opinion, the long-term 

prospects for Menlyn are bright as it is emerging as the prime office node in 

the Pretoria region. According to Engineering News (June 2010, May 2013), 

the Gautrain is also considering expanding the station network and a link 

between Menlyn and Hatfield is on the table. We believe EMI is well placed 

with five large office blocks and potential to develop more high quality 

product (at Podium). In fact EMI owns 15% of all office GLA in the 

Menlyn/Faerie Glen node.  

 

Aside - EMI's disposals in the last two years 

We mentioned in our initiation of coverage note ("Picks and mortar", 10 May 

2013) that EMI has disposed of close to R500m in properties over the past two 

years. This is about 6% of the existing asset base (by value).  20 properties 

were sold at an average yield of around 10%. The proceeds have mainly been 

used to for refurbishments and developments of close to R550m in FY12 

alone. The yield on these was around 7% on average - implying a negative 

spread of -3%, which based on our calculations, would have impacted 
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earnings negatively by R15m. Therefore at least 2.6% of distributable earnings 

have been lost - most of this impact would have been felt in FY13. While the 

market has treated this as a significant negative - we believe this dilution 

of earnings has been for the right reasons.  

 

Another important fact is that 20 small buildings (R23m on average) have been 

disposed of, to be replaced mainly by two new buildings (Podium and 

Corporate Park 66). Given that EMI has a fairly small asset management 

team, fewer assets are easier to manage. This has also helped to concentrate 

exposure away from non-core nodes to Centurion and Menlyn. 

Figure 5: Properties sold (FY11 and FY12) and yields based on sales price 

 
Source: SBG Securities analysis, Company data 

 

Wonderpark Shopping Centre 

EMI's largest asset by value is a Wonderpark Shopping Centre which is 

currently undergoing a major extension that is budgeted to cost around 

R500m. The company has guided for an initial yield of 8.6% on completion of 

the final phase in May 2015. We visited the centre to follow up on the progress 

with the construction, letting of the new space and current trading conditions 

during the refurbishment. 

Our key takeaways are as follows: 

■ The footcount has only dropped by 2% since commencement of the work 

■ Year-to-date, tenant turnover is up 5.6%, and spend per head is up more 

than 6%. This is because the wealthier patrons live in the immediate 

vicinity and therefore support for the mall is still strong from the local 

community. 35% of the patrons are actually from townships like Ga-

Rankuwa and Soshanguve - however spend per head from these 

customers is quite low. 

■ Trading density this year is R2100 per m
2
 per month. This is slightly 

behind the national average for a large regional mall. However rent-to-

turnover is in line with IPD benchmark. 
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■ The progress with the pre-leasing of the extension is going very well, with 

88% pre-let. The manager of the centre stressed that this was really a 

tenant driven development and therefore it has been relatively easy to let 

the space. They still have 18months to let the remaining space. 

■ New anchor tenants to the centre will include Checkers and Dischem. This 

will be in addition to the existing Pick n Pay.  

■ Foschini is bringing 9 more formats to the centres that are not already 

there. This will be part of a drive to bring more up-market brands to 

the centre. Cotton-On will also be coming into the centre with three 

separate formats.  

■ The food-court will be extended and another three restaurants have 

signed on. This will improve entertainment offering of the mall. 

■ In addition to the extension, management is also using the opportunity to 

refurbish the older parts of the mall which look quite dated. New tiles, high 

bulkheads and new ceilings that correspond to the theme of the extension 

have been budgeted for. 

■ The surrounding suburbs in the area are starting to experience increased 

residential development. Activity had been low for the past two years. 

■ Once the extension is complete Wonderpark will be in the top 15 largest 

malls in the country at more than 90 000m2, and the nearest super-

regional competition will be Menlyn Park which is around 30km away. 

 

We also show in Figure 6 and Figure 7 below that the Pretoria metropolitan 

area is not as oversupplied as commonly believed. The key measure of 

income relative to GLA reveals that Pretoria metro is in line with the national 

average.  

Figure 6: Retail GLA per capita 

 

Source: SBG Securities analysis, SACSC 2011, Stats SA 

 

0

0.1

0.2

0.3

0.4

0.5

0.6

0.7

0.8

0.9

1

National JHB Metro PTA Metro (Tshwane)

Retail GLA per capita

Retail GLA per capita



 

 

 
Equity Research 9 

11 July 2013 

Figure 7: Annual income per sqm Retail GLA  

Figure 7:  

 
Source: SBG Securities analysis, SACSC 2011, Stats SA 

 

In the following charts we use our proprietary database on demographics and 

retail GLA to show that Wonderpark is in a relatively undersupplied node, with 

little competition. In Figure 8 and Figure 9 we see that the population as well 

wealth in the area is quite high relative to national statistics. The areas to the 

immediate south and east (suburbs of Chantelle, Amandasig and 

Theresapark) actually have income to GLA greater than 190k. Therefore we 

are not surprised that the centre is trading well. We would expect that an 

improved entertainment offering and more upmarket clothing brands would 

help keep the high LSM (high income) customers from travelling to areas like 

Menlyn.  
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Figure 8: Wonderpark is well positioned - surrounding areas are relatively undersupplied (0 - 0.9 m
2
 per person) 

 
Source: SBG Securities analysis, SACSC 2011, Stats SA 

 

Another vital feature of Wonderparks positioning is that the townships of Ga-

Rankuwa and Soshanguve (around 20km away) have not much formal retail or 

entertainment offerings. Therefore the expansion of Wonderpark to a super-

regional centre will be key in attracting customers from these areas. 

Figure 9: Wonderpark is well positioned relative to wealth in the surrounding areas 

 
Source: SBG Securities analysis, SACSC 2011, Stats SA 
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Figure 10: Wonderpark hardly has any competition - c25% of the Tshwane (Pretoria) metro population lives in the catchment area 

 
Source: SBG Securities analysis, SACSC 2011, Stats SA 

Note Note: Yellow dots are retail centres 
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Valuation methodology and risks 

We use the regression model described in our initiation of coverage note (10 

May 2013, Picks and Mortar). We set our 12-month price target based on a 

target yield, which is an output from the regression model, and assume this 

target yield is achieved over the next two years. The key drivers of the 

regression are our expectations of bond yields, vacancy rates and distribution 

growth. 

Figure 11: EMI target price based on yield regression  

 12mths 24mths Notes 

DPS 123.49  132.90  Rolling 

Last close (28 June 2013) 1435 1435  

Yield 8.62% 9.28% Dirty 

    

Exit yield 8.3%  From target yield model, 24-mth target yield 

Implied capital return 5.9%  Annualised, over next 24-months 

    

Total return 14.5%  12-mth expectation 

Target price (12 mth, cents) 1,549.6   We round up to nearest 10cps 

    

Model    

Intercept -1.0%   

Vacancy  0.17    

Distribution growth  0.04)   

    

Inputs    

Vacancy rate 6.4%  Based on next three years average (forecast) 

Distribution growth 7.6%  12-mth forward growth (i.e. Growth in year 2) 

Spread -0.2%  Target spread over bond yield 

 24 mth   

Bond yield forecast 8.50%  24-mth expectation 

Source: SBG Securities analysis 

 

The key risks to our EMI target price include: 

 Bond yields rising faster than expected. 

 Vacancy rates rising higher than expected and weaker than expected 

distribution growth, which could result in a higher spread relative to 

bonds than expected. 

 EMI has high exposure to B-grade office properties, the vacancy rates 

in this segment could rise higher than we anticipate. This would 

negatively impact both the rating and distribution growth of the stock.  

 The Wonderpark extension may not achieve the targeted yield, for 

example, if it opens with a higher vacancy rate than planned. This 

may negatively impact distribution growth, vacancy rates and the 

rating.  
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Appendix - photographs 

Figure 12: Podium at Menlyn 

 
Source: Company marketing pack 

 

Figure 13: Corobay corner in Menlyn 

 
Source: Company marketing pack 
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Figure 14: Tuinhof in Centurion (opposite Gautrain station)- looking tired 

 
Source: SBG Securities analysis 

 

Figure 15: 267 West - recently refurbished  

 
Source: SBG Securities analysis 
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Companies Mentioned  (Price as of 10 Jul 2013) 

Emira Property Fund (EMIJ.J, R14.33, BUY, TP R15.50) 

Growthpoint Properties Ltd (GRTJ.J, R25.45, SELL, TP R25.30) 

Investec Ltd (INLJ.J, R63.85, BUY, TP R75.00) 

Nedbank Group Limited (NEDJ.J, R169.80, BUY, TP R215.00) 

Pick N Pay Holdings (PWKJ.J, R16.86, Not Covered) 

Santam (SNTJ.J, R197.10, Not Covered) 

 

Disclosure Appendix 

Important Global Disclosures 

SBG Securities (Pty) Limited is the name provided to the Institutional Stock broking entity of The Standard Bank of South Afr ica Limited. The following analyst/s: Vincent Anthonyrajah certify, with 
respect to the companies or securities under analysis, that (1) the views expressed in this report accurately reflect their personal views about all of the subject companies and securities and (2) no part 
of their compensation was, is or will be directly or indirectly related to the specific recommendations or views expressed in this report. 
SBG Securities (Pty) Limited Research Analyst receive compensation that is based, in part, on the overall firm revenues, which include investment banking revenues. 

 

See the Companies Mentioned section for full company names. 
 

 

 

 

 
 

 

Analysts’ stock ratings are defined as follows*: 

Buy (B): The stock’s total return* is expected to be more than 20% (or more, depending on perceived risk) over the next 12 months. 

Hold (H): The stock’s total return is expected to be in the range of 10-20% over the next 12 months. 

Sell (S): The stock’s total return is expected to be less than 10% over the next 12 months. 

Restricted (R): In certain circumstances, SBGS policy and/or applicable law and regulations preclude certain types of communications, including an investment 
recommendation, during the course of SBGS’ and/or Standard Banks Group’s engagement in an investment banking transaction and in certain other circumstances. 

Speculative Buy: SBG Securities may issue a “Speculative Buy” when the Research Analyst covering the Company is of the view that the risk/reward tradeoff is 
somewhat less compelling than that of a BUY rating. These companies tend to have very high upside potential, but also a great degree of risk or uncertainty with 
regard to future financial results. 

Relative Three Month Ratings: SBG Securities may also assign a three-month relative call (or rating) to a stock to highlight expected out-performance (most 
preferred) or under-performance (least preferred) versus the geographic and industry sector over a three (3) month period. The relative call may highlight a specific 
near-term catalyst or event impacting the Company or the market that is anticipated to have a short term price impact on the equity securities of the Company. 
Absent any specific catalyst the analyst(s) will indicate the most and least preferred stocks in the universe of stocks under coverage, explaining the basis for this 
short term view. This three month view may be different from and does not affect a stocks` fundamental equity rating, which reflects a longer-term total absolute 
return expectation. 

As of 15 June 2011, SBG Securities (Pty) Limited ratings are based on (1) a stock’s absolute/total return potential to its current share price and (2) the relative 
attractiveness of a stock’s total return potential within an analyst’s coverage universe**, with Buys representing the most attractive, Holds the less attractive, and Sells 
the least attractive investment opportunities. In frontier markets like Kenya and Nigeria ratings may fall outside the absolute total return ranges defined above, 
depending on market conditions and industry factors, for these countries a 25% and 15% threshold replace the 20 and 10% level in the Buy and Sell stock rating 
definitions, respectively, subject to analysts’ perceived risk. The 25% and 15% thresholds replace the +10-20% and -10-20% levels in the Hold stock rating definition, 
respectively, subject to analysts’ perceived risk. 

Volatility Indicator [V]: A stock is defined as volatile if the stock price has moved up or down by 20% or more in a month in at least 8 of the past 24 months or the 

3-Year Price, Target Price and Rating Change History Chart for EMIJ.J

EMIJ.J Closing Target Initiation/

Date Price Price Rating Assumption

10/05/2013 15.73 17.6 BUY X

02/07/2013 14.5 15.5 BUY

17.6

15.5

10/05/13

B

0

2

4

6

8

10

12

14

16

18

20

1
2

/0
7

/1
0

1
2

/1
0

/1
0

1
2

/0
1

/1
1

1
2

/0
4

/1
1

1
2

/0
7

/1
1

1
2

/1
0

/1
1

1
2

/0
1

/1
2

1
2

/0
4

/1
2

1
2

/0
7

/1
2

1
2

/1
0

/1
2

1
2

/0
1

/1
3

1
2

/0
4

/1
3

Closing Price Target Price Initiation / Assumption Rating

B=Buy,    H=Hold,    S=Sell

 



 

 

 
Equity Research 16 

11 July 2013 

analyst expects significant volatility going forward. 
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Market Weight: Industry expected to perform in-line with the relevant broad market benchmark over the next 12 months . 

Underweight: Industry expected to underperform the relevant broad market benchmark over the next 12 months. 

Not Covered:   SBG Securities (Pty) Ltd Equities Research does not cover the issuer or offer an investment view on the issuer or any securities related to it. Any 
communication from Research on securities or companies that SBG Securities (Pty) Ltd does not cover is factual or a reasonable, non-material deduction based on 
an analysis of publicly available information or consensus forecasts 

 

*Total return is calculated as the sum of the stock’s expected Capital Appreciation and expected Dividend Yield. 

*SBG Securities Small and Mid-Cap Advisor stocks: Stock ratings are relative to the JSE All-Share (ALSI) index, and SBG Securities. Small, Mid-Cap  Advisor 
investment universe. 

**An analyst's coverage universe consists of all companies covered by the analyst within the relevant sector. 

 

 

SBG Securities’ distribution of stock ratings is: 

Global Ratings Distribution as of 11 July 2013 BUY Hold Sell RESTRICTED 

All Recommendations 38 32 29 1 

Recommendations with investment Banking Relationships (%) 86 80 80 100 

 

*For purposes of the NYSE and NASD ratings distribution disclosure requirements, our stock ratings of BUY, HOLD, and SELL most closely correspond to Buy, Hold, and 
Sell, respectively; however, the meanings are not the same, as our stock ratings are determined on a relative basis. (Please refer to definitions above.) An investor's 
decision to buy or sell a security should be based on investment objectives, current holdings, and other individual factors. 

SBG Securities’ policy is to update research reports as it deems appropriate, based on developments with the subject company, the sector or the market that may have a 
material impact on the research views or opinions stated herein. 

 

SBG Securities’ policy is only to publish investment research that is impartial, independent, clear, fair and not misleading.  For more detail please contact the Legal and 
Compliance Division of SBG Securities’ and request their Policies for Managing Conflicts of Interest in connection with Investment Research. 

 

SBG Securities does not provide any tax advice. Any statement herein regarding any US federal tax is not intended or written to be used, and cannot be used, by any 
taxpayer for the purposes of avoiding any penalties. 

 

See the Companies Mentioned section for full company names. 

Price Target: (12 months) for (EMIJ.J) 

Methods: Yield spread regression model which applies a target spread to bond yield forecast 

Risks: Bond yield movements, vacancy, and operating costs. EMI has significant exposure to B-grade Office which excacerbates the vacancy risk. 

 

See the Companies Mentioned section for full company names. 
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This report covers Real Estate Investment Trusts (REITs). All other companies were used for illustrative purposes only. We are not commenting on the investment 
merit of the securities of these companies 

Singapore recipients should contact a Singapore financial adviser for any matters arising from this research report. 

The analyst(s) involved in the preparation of this report have not visited the material operations of the subject company () within the past 12 months. 

Restrictions on certain Canadian securities are indicated by the following abbreviations: NVS--Non-Voting shares; RVS--Restricted Voting Shares; 

SVS--Subordinate Voting Shares. 

Individuals receiving this report from a Canadian investment dealer that is n ot affiliated with SBG Securities (Proprietary) Limited ( “ SBG Securities”) should be 
advised that this report may not contain regulatory disclosures the non-affiliated Canadian investment dealer would be required to make if this were its own report. 
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As of the date of this report, SBG Securities does not act as a market maker or liquidity provider in the equities securities that are the subject of this report. 

Principal is not guaranteed in the case of equities because equity prices are variable. 

Commission is the commission rate or the amount agreed with a customer when setting up an account or at any time after that. 

Taiwanese Disclosures: This research report is for reference only. Investors should carefully consider their own investment risk. 

Investment results are the responsibility of the individual investor. Reports may not be reprinted without permission of SBG Securities. Reports 

written by Taiwan-based analysts on non-Taiwan listed companies are not considered recommendations to buy or sell securities under 

Taiwan Stock Exchange Operational Regulations Governing Securities Firms Recommending Trades in Securities to Customers. 

 

To the extent this is a report  authored in whole or in part by a non-U.S. analyst and is made available in the U.S., the following are important disclosures regarding 
any non-U.S. analyst contributors: 

The non-U.S. research analysts listed below (if any) are not registered/qualified as research analysts with FINRA. The non-U.S. research analysts listed below may 
not be associated persons of SNYS and therefore may not be subject to the NASD Rule 2711 and NYSE Rule 472 restrictions on communications with a subject 
company, public appearances and trading securities held by a research analyst account. 

Vincent Anthonyrajah, Non-U.S. Analyst(s) is a (are) research analyst(s) employed by SBG Securities.(Proprietary) Limited (“SBG Securities”). 
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Company Disclosure 
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A: The analyst, a team member, a member of the analyst's household or a team member's household serves as an officer, director or advisory board member of 
the subject company 

B: The company beneficially owns 5% or more of the equity shares of Standard Bank Group as at Jul 2013 

C: Standard Bank Group beneficially owns 1% or more of the equity shares of the company 

D: The Company is a client of Standard Bank Group 

E: Standard Bank Group has lead managed or co-lead managed a public offering of securities in the Company or any related derivatives in the last 12 months 

F: Standard Bank Group has received compensation for investment banking services from the company within the last 12 months 

G: Standard Bank Group expects to receive, or intends to seek, compensation for investment banking services from the company during the next 3 months 

H: SBG Securities (Pty) Ltd has sent extracts of this research report to the subject company prior to publication for the purpose of verifying factual accuracy.  Based 
on information provided by the subject company, factual changes have been made as a result. 

I: Analyst or a member of their household holds long or short personal positions in a class of common equity securities of this company 

J: Standard Bank Group is a market maker or liquidity provider in the financial instruments of the relevant issuer or any related derivatives 

K: SBG Securities provided non-investment banking services, which may include Sales and Trading services, to the subject company within the past 12 months 

L: SBG securities has received compensation for products and services other then investment banking services from the subject company within the past 12 
months 

M: Standard Bank Group beneficially owns 5% or more of the equity shares of the Company 

  

* Disclosures are correct as of 11 July 2013. 

 
This report may include references to Standard Bank Group Limited’s research recommendations.  For further information and for published Standard Bank reports in their 
entirety, please visit the website at https://research.standardbank.com/  

 

For SBG Securities’ disclosure information on other companies mentioned in this report, please visit the website at www.SBGSecurities.com/researchdisclosures . 

 

Disclaimers continue on next page.
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Disclaimer and Confidentiality Note 

SBG Securities (Proprietary) Limited (“SBG Sec”) is the name of the Equities Trading Division of the Standard Bank Group (“SB”) operating under its Corporate and 
Investment banking Division (“CIB”). 

This report is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any locality, state, country or other 
jurisdiction where such distribution, publication, availability or use would be contrary to law or regulation or which would subject SBG Sec to any registration or licensing 
requirement within such jurisdiction. All material presented in this report, unless specifically indicated otherwise, is under copyright to SBG Sec. None of the material, nor its 
content, nor any copy of it, may be altered in any way, transmitted to, copied or distributed to any other party, without the prior express written permission of SBG Sec. All 
trademarks, service marks and logos used in this report are trademarks or service marks or registered trademarks or service marks of SBG Sec or its affiliates. 

The information, tools and material presented in this report are provided to you for information purposes only and are not to be used or considered as an offer or the 
solicitation of an offer to sell or to buy or subscribe for securities or other financial instruments. SBG Sec may not have taken any steps to ensure that the securities 
referred to in this report are suitable for any particular investor. SBG Sec will not treat recipients as its customers by virtue of their receiving the report. The investments or 
services contained or referred to in this report may not be suitable for you and it is recommended that you consult an independent investment advisor if you are in doubt 
about such investments or investment services. Nothing in this report constitutes investment, legal, accounting or tax advice or a representation that any investment or 
strategy is suitable or appropriate to your individual circumstances or otherwise constitutes a personal recommendation to you. SBG Sec does not offer advice on the tax 
consequences of investment and you are advised to contact an independent tax adviser. Please note in particular that the bases and levels of taxation may change. 

SBG Sec believes the information and opinions in the Disclosure Appendix of this report are accurate and complete. Information and opinions presented in the other 
sections of the report were obtained or derived from sources SBG Sec believes are reliable, but SBG Sec makes no representations as to their accuracy or completeness. 
Additional information is available upon request. SBG Sec accepts no liability for loss arising from the use of the material presented in this report, except that this exclusion 
of liability does not apply to the extent that liability arises under specific statutes or regulations applicable to SBG Sec. This report is not to be relied upon in substitution for 
the exercise of independent judgment. SBG Sec may have issued, and may in the future issue, a trading call regarding this security. In addition, SBG Sec may have 
issued, and may in the future issue, other reports that are inconsistent with, and reach different conclusions from, the information presented in this report. Those reports 
reflect the different assumptions, views and analytical methods of the analysts who prepared them and SBG Sec is under no obligation to ensure that such other reports 
are brought to the attention of any recipient of this report. SBG Sec is involved in many businesses that relate to companies mentioned in this report. 

Past performance should not be taken as an indication or guarantee of future performance, and no representation or warranty, express or implied, is made regarding future 
performance. Information, opinions and estimates contained in this report reflect a judgement at its original date of publication by SBG Sec and are subject to change 
without notice. The price, value of and income from any of the securities or financial instruments mentioned in this report can fall as well as rise. The value of securities and 
financial instruments is subject to exchange rate fluctuation that may have a positive or adverse effect on the price or income of such securities or financial instruments. 
Investors in securities such as ADRs, the values of which are influenced by currency volatility, effectively assume this risk.  

Structured securities are complex instruments, typically involve a high degree of risk and are intended for sale only to sophisticated investors who are capable of 
understanding and assuming the risks involved. The market value of any structured security may be affected by changes in economic, financial and political factors 
(including, but not limited to, spot and forward interest and exchange rates), time to maturity, market conditions and volatility, and the credit quality of any issuer or 
reference issuer. Any investor interested in purchasing a structured product should conduct their own investigation and analysis of the product and consult with their own 
professional advisers as to the risks involved in making such a purchase. 

Some investments discussed in this report have a high level of volatility. High volatility investments may experience sudden and large falls in their value causing losses 
when that investment is realised. Those losses may equal your original investment. Indeed, in the case of some investments the potential losses may exceed the amount 
of initial investment, in such circumstances you may be required to pay more money to support those losses. Income yields from investments may fluctuate and, in 
consequence, initial capital paid to make the investment may be used as part of that income yield. Some investments may not be readily realisable and it may be difficult to 
sell or realise those investments, similarly it may prove difficult for you to obtain reliable information about the value, or risks, to which such an investment is exposed.  

SBG Sec maintains information barriers between its Research Analysts and the rest of its and its shareholders business divisions, more specifically the Investment 
Banking business. SBG Sec’ analysts’, strategists’ and economists’ compensation is not linked to Investment Banking or Capital Markets transactions performed by SBG 
Sec or its shareholders. Facts and views presented in SBG Sec’ research have not been reviewed by, and may not reflect information known to, professionals in other 
SBG Sec or Standard Bank business areas, including investment banking personnel. 

This report may provide the addresses of, or contain hyperlinks to, websites. Except to the extent to which the report refers to website material of SBG Sec and SB, SBG 
Sec has not reviewed the linked site and takes no responsibility for the content contained therein. Such address or hyperlink (including addresses or hyperlinks to SBG Sec 
or SB’s own website material) is provided solely for your convenience and information and the content of the linked site does not in any way form part of this document. 
Accessing such website or following such link through this report shall be at your own risk.  

This report is issued and distributed in Europe Standard Bank PLC. 20 Gresham Street, London EC2V 7JE which is regulated in the United Kingdom by Prudential 
Regulation Authority (“PRA”). This report is being distributed in the United States by Standard New York Securities (USA) LLC; in Kenya by CfC Stanbic Financial Services 
Ltd; in Nigeria by Stanbic IBTC; in Angola by Standard Bank de Angola S.A.; in Brazil by Banco Standard de Investimentos S.A.;  in China by Standard Resources (China) 
Limited; in Australia by Standard Bank Plc – Sydney branch; in Botswana by Stanbic Bank Botswana Limited; in Democratic Republic of Congo by Stanbic Bank Congo 
s.a.r.l.; in Ghana by Stanbic Bank Ghana Limited; in Iran by Standard Bank Plc – representative office; in Isle of Man by Standard Bank Isle of Man Limited; in Jersey by 
Standard Bank Jersey Limited; in Mexico by Standard Bank Plc – representative office; in Madagascar by Union Commercial Bank S.A.; in Mozambique by Standard Bank 
s.a.r.l.; in Malawi by Standard Bank Limited; in Namibia by Standard Bank Namibia Limited; in Mauritius by Standard Bank (Mauritius) Limited; in Peru by Standard Bank 
Plc – representative Office; in Taiwan by The Standard Bank of South Africa; in Tanzania by Stanbic Bank Tanzania Limited; in Singapore by Standard Merchant Bank 
(Asia) Limited; in Swaziland by Standard Bank Swaziland Limited; in Zambia by Stanbic Bank Zambia Limited; in Zimbabwe by Stanbic Bank Zimbabwe Limited; in UAE 
by Standard Bank Plc – Dubai branch  

In jurisdictions where SBG Sec is not already registered or licensed to trade in securities, transactions will only be effected in accordance with applicable securities 
legislation, which will vary from jurisdiction to jurisdiction and may require that the trade be made in accordance with applicable exemptions from registration or licensing 
requirements.  

Please note that this report was originally prepared by SBG Sec for distribution to SBG Sec and SB market professionals and institutional investor customers. Recipients 
who are not market professionals or institutional investor customers of these firms should seek the advice of their independent financial advisor prior to taking any 
investment decision based on this report or for any necessary explanation of its contents. This research may relate to investments or services of a person outside of the 
UK or to other matters which are not regulated by the PRA or in respect of which the protections of the PRA for private customers and/or the UK compensation scheme 
may not be available, and further details as to where this may be the case are available upon request in respect of this report.  
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