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Introduction

. MSCI June Index,
M S C I - Direct Property weighting by value

. investment
South Africa
Bi-Annual
Universe

—>No Gearing
- Total Value = R394Billion

->Number of properties =
1639

61%
>Number of Funds = 24

->Coverage estimated at
63%

Retail = Office ® Industrial

= Residential = Hotel
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MSCI Real Estate South African universe contributors

Unlevered, directly held real estate
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http://www.hyprop.co.za/index.asp

All Property . .
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CRE Investment

Capital
expenditure

Source: MSCI
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All Property

Valuation
growth
underpinned
by income with
a conservative
slant on the
yield
movement

- Income Impact: The effect that
achieved income growth has
on the valuation growth

- Yield Impact: The effect the
Net Operating Income Yield
has on the valuation growth

Source: MSCI
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Cap rates have shown small movements but have tended

back to the long-term average in 2025.

Gcoc unr
vczoc unr
g€coc unr
¢cocg unr

e e A

Lcoc unr
0coc unr
6L0¢ une
8Loc unr
/ZLog unr
gLoc unr
GlLoc unp
yLoc unp
€Loc unr
clocg unre
LLoc unp
0oLo¢ unr
600¢ unr

Assumed Market Income Growth, %

10 YR Ave

Gcoc unre
¥coc unr
€coc unr
¢coe unre
Lcoc unr
0coc unr
6L0¢ unr
8L0¢ unr
ZLoc unp
9L0c¢ unr
GLoc unre
vLOZ unp
€L0c unr
¢log une
LLoc unp

oLoc unr
o
~N

Valuer Capitalisation Rate

Cap Rates

© o 0 o
(e} (&) [ce} (ee]
o, 91y de

0
N

0

@@ YonY Movement

Information Classification: GENERAL 7

Source: MSCI

MSCI &



Sector

Industrial, followed by the retail sector, have delivered the highest
returns over the last 10 years -

Retail
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Sector Analysis

Retall

To June 2025
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Retail Sector Analysis

Most operating metrics better than the 10-year average and
improving —

i . i . (] i . i i .
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Retail Sector Analysis

Tenant sustainability: sales should grow faster than rents

Retail: Gross Rent and Sales Growth, % Retail: Gross Rent/Sales Ratio
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Retail Sector Analysis

Cost of occupation growing faster than inflation

Retail: Gross Income Receivable Retail: Cost of Occupation
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Sector Analysis

Office

To June 2025
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Office Sector Analysis
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trics but not out the woods yet
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Office Sector Analysis

Cost of occupation growing but very slowly

Office: Gross Income Receivable Office: Cost of Occupation
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Office Sector Analysis

Prime Offices maintained consistent performance gap

% Total Return by Office Grade
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Office Sector Analysis

Gauteng saw negative capital growth in offices since 2018

Office: Capital Growth by Region
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Office Sector Analysis

Wide range of returns on nodal level, most locations improved vs 3yr

Office: Total Return TYR vs 3YR annualises o _
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Office Sector Analysis

Office
transaction
volumes
iIncreased in
Q4 2023 to Q4
2024 and then
againin Q3
2025

Source: MSCI

MSCI &}

South African Transaction Activity, Annual Deal Volume
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Industrial Sector Analysis

Operating metrics all better than the 10YR average in 2025

Industrial: Gross Cost to

Income Ratio, %
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Industrial Sector Analysis

Cost of occupation growth is inline with inflation

Industrial: Gross Income Receivable
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Residential

To June 2025
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Residential Sector Analysis

Operating metrics improving to when compared to the long-term
average

Resi: Base Rental Value Office: Vacancy by Unit, Resi: Net Operating Resi: Gross Cost to Income
Growth, % % Income Growth, % Ratio, %
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Residential Sector Analysis

Cost of occupation growing faster than inflation but higher
proportions going to the landlord

Residential: Gross Income Receivable
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Asset Selection

Asset selection has been main driver of returns across
markets—even more so in South Africa

- Compared to other global
markets, South Africa's
sector levels returns were
less divergent

- While other countries’
industrial sectors
experienced intense yield
compression, SA's industrial
sector lagged.

- As a result, allocation played
a smaller part and 77% of
portfolio relative returns
driven by asset selection
since 2009

- Compared to UK (62%), US
(65%), Europe (66%) since
2009.

Source: MSCI

MSCI &}

SELECTION SHARE OF TRACKING ERROR

Selection Share of Tracking Error
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South Africa: 47% of Offices had positive capital growth in 2025H1

RANGE OF BI-ANNUAL CAPITAL GROWTH, 2025H1
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Asset Selection

Total Return spread by property type

TOTAL RETURN SPREAD BETWEEN 25™ AND 75™ PERCENTILES, 12 MONTHS TO JUNE 2025
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Summary

- South African

direct
property,
ungeared
total returns
continued to
rise in June
2025,
returning
5,6% forthe
6 months to
June 2025
M.8% over
the annual
period.

- Capital

Growth was
up 1,1% for
the 6 months
to June 2025
while income
return
remained
stable at 4,1%
over the
same period.

- Each sector
saw an
improved total
return
underpinned
by stable
income return
and growing
valuations.

- Industrial
rendered the

highest return,

followed by
retail, then

residential and

then offices.

> These returns

were
supported by
solid
improvements
in operating
metrics,
generally
above longer
term
averages.

- Retail

vacancies
edged up as
rentals grew
atthe same
speed as
sales.

> Asset section

remains the
most important
criteria driving
returnsin
South Africa.

- Sector

allocation has a
bigger impact
in global
markets where
property yields
mimic bond
yields more
closely.
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MSCI

Thank you



About MSCI

MSCI is a leading provider of critical decision support tools and services for the
global investment community. With over 50 years of expertise in research, data
and technology, we power better investment decisions by enabling clients to
understand and analyze key drivers of risk and return and confidently build more
effective portfolios. We create industry-leading research-enhanced solutions that
clients use to gain insight into and improve transparency across the investment
process. To learn more, please visit www.msci.com.

MSCI &
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http://www.msci.com/

Notice and Disclaimer

This document and all of the information contained in it, including without limitation all text, data, graphs, charts (collectively, the “Information”) is the property of MSCI Inc. or its subsidiaries (collectively, “MSCI"), or MSCI’s licensors, direct or indirect suppliers or any third
party involved in making or compiling any Information (collectively, with MSCI, the “Information Providers”) and is provided for informational purposes only. The Information may not be modified, reverse-engineered, reproduced or redisseminated in whole or in part without
prior written permission from MSCI. All rights in the Information are reserved by MSCI and/or its Information Providers.

The Information may not be used to create derivative works or to verify or correct other data or information. For example (but without limitation), the Information may not be used to create indexes, databases, risk models, analytics, software, or in connection with the
issuing, offering, sponsoring, managing or marketing of any securities, portfolios, financial products or other investment vehicles utilizing or based on, linked to, tracking or otherwise derived from the Information or any other MSCI data, information, products or services.

The user of the Information assumes the entire risk of any use it may make or permit to be made of the Information. NONE OF THE INFORMATION PROVIDERS MAKES ANY EXPRESS OR IMPLIED WARRANTIES OR REPRESENTATIONS WITH RESPECT TO THE
INFORMATION (OR THE RESULTS TO BE OBTAINED BY THE USE THEREOF), AND TO THE MAXIMUM EXTENT PERMITTED BY APPLICABLE LAW, EACH INFORMATION PROVIDER EXPRESSLY DISCLAIMS ALL IMPLIED WARRANTIES (INCLUDING, WITHOUT LIMITATION,
ANY IMPLIED WARRANTIES OF ORIGINALITY, ACCURACY, TIMELINESS, NON-INFRINGEMENT, COMPLETENESS, MERCHANTABILITY AND FITNESS FOR A PARTICULAR PURPOSE) WITH RESPECT TO ANY OF THE INFORMATION.

Without limiting any of the foregoing and to the maximum extent permitted by applicable law, in no event shall any Information Provider have any liability regarding any of the Information for any direct, indirect, special, punitive, consequential (including lost profits) or any
other damages even if notified of the possibility of such damages. The foregoing shall not exclude or limit any liability that may not by applicable law be excluded or limited, including without limitation (as applicable), any liability for death or personal injury to the extent
that such injury results from the negligence or willful default of itself, its servants, agents or sub-contractors.

Information containing any historical information, data or analysis should not be taken as an indication or guarantee of any future performance, analysis, forecast or prediction. Past performance does not guarantee future results.

The Information should not be relied on and is not a substitute for the skill, judgment and experience of the user, its management, employees, advisors and/or clients when making investment and other business decisions. All Information is impersonal and not tailored to
the needs of any person, entity or group of persons.

None of the Information constitutes an offer to sell (or a solicitation of an offer to buy), any security, financial product or other investment vehicle or any trading strategy.

Itis not possible to invest directly in an index. Exposure to an asset class or trading strategy or other category represented by an index is only available through third party investable instruments (if any) based on that index. MSCI does not issue, sponsor, endorse, market,
offer, review or otherwise express any opinion regarding any fund, ETF, derivative or other security, investment, financial product or trading strategy that is based on, linked to or seeks to provide an investment return related to the performance of any MSCI index
(collectively, “Index Linked Investments”). MSCI makes no assurance that any Index Linked Investments will accurately track index performance or provide positive investment returns. MSCI Inc. is not an investment adviser or fiduciary and MSCI makes no representation
regarding the advisability of investing in any Index Linked Investments.

Index returns do not represent the results of actual trading of investible assets/securities. MSCI maintains and calculates indexes, but does not manage actual assets. Index returns do not reflect payment of any sales charges or fees an investor may pay to purchase the
securities underlying the index or Index Linked Investments. The imposition of these fees and charges would cause the performance of an Index Linked Investment to be different than the MSCI index performance.

The Information may contain back tested data. Back-tested performance is not actual performance, but is hypothetical. There are frequently material differences between back tested performance results and actual results subsequently achieved by any investment
strategy.

Constituents of MSCI equity indexes are listed companies, which are included in or excluded from the indexes according to the application of the relevant index methodologies. Accordingly, constituents in MSCI equity indexes may include MSCI Inc., clients of MSCI or
suppliers to MSCI. Inclusion of a security within an MSCI index is not a recommendation by MSCI to buy, sell, or hold such security, nor is it considered to be investment advice.
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