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DIRECTORS’ RESPONSIBILITY STATEMENT

The directors are responsible for the preparation and fair
presentation of the separate annual financial statements of Investec
Property Fund Limited.

The auditor is responsible for reporting on whether the separate
annual financial statements are fairly presented in accordance with
the applicable financial reporting framework.

These financials comprise:

The separate annual financial statements have been prepared
under the supervision of the chief financial officer, Jenna Sprenger
CA(SA).

• Directors’ report;
• Separate statement of comprehensive income for the year
ended 31 March 2020;
• Separate statement of financial position as at 31 March 2020;
• Separate statement of cash flows for the year ended
31 March 2020;
• Separate statement of changes in equity for the year ended
31 March 2020; and
• Notes to the separate annual financial statements, which
include the accounting policies and other explanatory notes in
accordance with International Financial Reporting Standards
and the requirements of the Companies Act, No. 71 of 2008,
as amended.
The directors are also responsible for such internal controls as they
determine necessary to enable the preparation of separate annual
financial statements that are free from material misstatement,
whether due to fraud or error, and for maintaining adequate
accounting records and an effective system of risk management.
The directors have made an assessment of the ability of the
company to continue as a going concern and have no reason
to believe that the business will not be a going concern in the
year ahead.

Approval of the company’s annual
financial statements
The separate annual financial statements of Investec Property
Fund Limited, as identified in the first paragraph, were approved
by the board of directors on 30 June 2020 and are signed on their
behalf by:

Sam Hackner
Chairman

Andrew Wooler
Joint-chief
executive officer

Darryl Mayers
Joint-chief
executive officer

30 June 2020
Sandton

Certificate of company secretary
In terms of section 88(2)(e) of the Companies Act, No 71 of 2008, as amended (the Act), we hereby certify that the company has filed the
required returns and notices in terms of the Act for the financial year ended 31 March 2020 and that, to the best of our knowledge and
belief, all such returns and notices are true, correct and up to date.

Niki van Wyk
Company secretary
Investec Bank Limited
30 June 2020
Sandton
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INDEPENDENT AUDITOR’S REPORT
TO THE SHAREHOLDERS OF INVESTEC PROPERTY FUND LIMITED

Report on the audit of the separate
annual financial statements

performing audits of financial statements of the company and in
South Africa. We have fulfilled our other ethical responsibilities, as
applicable, in accordance with the IRBA Codes and in accordance
with other ethical requirements applicable to performing audits
of the company and in South Africa. The IRBA Codes are
consistent with the corresponding sections of the International
Ethics Standards Board for Accountants’ Code of Ethics for
Professional Accountants (IESBA code) and the International Ethics
Standards Board for Accountants’ International Code of Ethics for
Professional Accountants (including International Independence
Standards) respectively. We believe that the audit evidence we
have obtained is sufficient and appropriate to provide a basis for
our opinion.

Opinion
We have audited the separate annual financial statements of
Investec Property Fund Limited set out on pages 10 to 45,
which comprise the separate statement of financial position as
at 31 March 2020, the separate statement of comprehensive
income, the separate statement of changes in equity and the
separate statement of cash flows for the year then ended, and
notes to the separate annual financial statements, including a
summary of significant accounting policies.
In our opinion, the separate annual financial statements present
fairly, in all material respects, the separate financial position of the
company as at 31 March 2020, its separate financial performance
and separate cash flows for the year then ended in accordance
with International Financial Reporting Standards and the
requirements of the Companies Act of South Africa.

Basis for opinion
We conducted our audit in accordance with International
Standards on Auditing (ISAs). Our responsibilities under those
standards are further described in the Auditor’s Responsibilities
for the Audit of the Separate Annual Financial Statements section
of our report. We are independent of the company in accordance
with the sections 290 and 291 of the Independent Regulatory
Board for Auditors’ Code of Professional Conduct for Registered
Auditors (Revised January 2018), parts 1 and 3 of the Independent
Regulatory Board for Auditors’ Code of Professional Conduct
for Registered Auditors (Revised November 2018) (together the
IRBA Codes) and other independence requirements applicable to

Key audit matter

1

Key audit matter
Key audit matters are those matters that, in our professional
judgement, were of most significance in our audit of the separate
annual financial statements of the current period. These matters
were addressed in the context of our audit of the separate annual
financial statements as a whole, and in forming our opinion thereon,
and we do not provide a separate opinion on these matters.
For each matter below, our description of how our audit addressed
the matter is provided in that context.
We have fulfilled the responsibilities described in the Auditor’s
responsibilities for the audit of the separate annual financial
statements section of our report, including in relation to these matters.
Accordingly, our audit included the performance of procedures
designed to respond to our assessment of the risks of material
misstatement of the separate annual financial statements. The results
of our audit procedures, including the procedures performed to
address the matters below, provide the basis for our audit opinion on
the accompanying separate annual financial statements.

How our audit addressed the key audit matter

Valuation of investment property

Our procedures included, among others, the following:
• We have assessed whether management have engaged an external
The company’s investment properties, including those
appraiser to externally value every directly held property on a threeclassified as held-for-sale, measured at fair value, comprise
year rotational basis as required by the Johannesburg Stock Exchange
Listing Requirements;
67% of total assets of the Investec Property Fund Limited
• We have considered and evaluated the objectivity, independence and
company as at 31 March 2020.
competence of the external appraisers and;
We have considered the valuation of the properties to be
• We have assessed the reasonableness of management’s final
an area of most significance with due consideration to the
valuations of properties by comparing it to recalculated valuations using
subjective nature of the valuations which are dependent on
assumptions from independent sources and inputs from supporting
certain key assumptions. These key assumptions include:
documentation and determined whether management’s values,
compared to ours, are within reasonable ranges. In performing this
• the expected rental value;
assessment, we applied a wider range of sensitivities to account for the
• the equivalent yield; and
uncertainty arising from the current state of the economy as a result of
• long-term vacancy rates.
the COVID-19 pandemic;
• EY internal specialists recalculated the fair values of a sample
The COVID-19 pandemic is of an unprecedented scale and
of investment properties which included an assessment of the
has impacted the global economy and businesses across
assumptions applied;
all industries. There is a high degree of uncertainty about
• We, in conjunction with the EY internal specialists, have assessed the
the further spread of the virus and the state of the world
valuation methodology used by management, the external appraisers
economy. The valuation of investment properties is inherently
and internal appraisers, and compared it to industry norms and the
requirements as set out in International Financial Reporting Standards
judgemental which is further compounded by the uncertain
(“IFRS”);
market conditions arising because of the COVID-19
•
We have considered the competence and objectivity of the internal
pandemic and thus is considered to be a key audit matter.
specialists by reviewing their qualifications and industry experience; and
The disclosures are set out in the separate annual financial
• We have assessed the disclosure in terms of the investment property
statements in note 9 and note 26.3 “Investment Property’’.
and the fair value thereof in terms of IAS 40, Investment Property and
IFRS 13, Fair Value Measurement.
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INDEPENDENT AUDITOR’S REPORT
TO THE SHAREHOLDERS OF INVESTEC PROPERTY FUND LIMITED
(continued)

Other information
The directors are responsible for the other information. The other
information comprises the information included in the page report
titled “Separate annual financial statements Investec Property Fund
Limited’’ which includes the “Directors’ responsibility statement’’
(set out on page 2); the “Report of the Audit and Risk Committee’’
(set out on page 6); the “Directors’ report’’ as required by the
Companies Act of South Africa, (set out on pages 7 to 9); and
the “Corporate information’’ section (set out on page 46). The
other information does not include the separate annual financial
statements (set out on pages 10 to 45) and our auditor’s report
thereon (set out on pages 3 to 5).
Our opinion on the separate annual financial statements does not
cover the other information and we do not express an audit opinion
or any form of assurance conclusion thereon.
In connection with our audit of the separate annual financial
statements, our responsibility is to read the other information and,
in doing so, consider whether the other information is materially
inconsistent with the separate annual financial statements or our
knowledge obtained in the audit, or otherwise appears to be
materially misstated. If, based on the work we have performed,
we conclude that there is a material misstatement of this other
information, we are required to report that fact. We have nothing
to report in this regard.

Responsibilities of the Directors for the Separate
Annual Financial Statements
The directors are responsible for the preparation and fair
presentation of the separate annual financial statements in
accordance with International Financial Reporting Standards and
the requirements of the Companies Act of South Africa, and for
such internal control as the directors determine is necessary to
enable the preparation of separate annual financial statements that
are free from material misstatement, whether due to fraud or error.
In preparing the separate annual financial statements, the directors
are responsible for assessing the company’s ability to continue as
a going concern, disclosing, as applicable, matters related to going
concern and using the going concern basis of accounting unless
the directors either intend to liquidate the company or to cease
operations, or have no realistic alternative but to do so.

Auditor’s Responsibilities for the Audit of the
Separate Annual Financial Statements
Our objectives are to obtain reasonable assurance about whether
the separate annual financial statements as a whole are free
from material misstatement, whether due to fraud or error, and to
issue an auditor’s report that includes our opinion. Reasonable
assurance is a high level of assurance, but is not a guarantee that
an audit conducted in accordance with ISAs will always detect
a material misstatement when it exists. Misstatements can arise
from fraud or error and are considered material if, individually or in
the aggregate, they could reasonably be expected to influence the
economic decisions of users taken on the basis of these separate
annual financial statements.
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As part of an audit in accordance with ISAs, we exercise
professional judgement and maintain professional scepticism
throughout the audit. We also:
• Identify and assess the risks of material misstatement of the
separate annual financial statements, whether due to fraud
or error, design and perform audit procedures responsive to
those risks, and obtain audit evidence that is sufficient and
appropriate to provide a basis for our opinion. The risk of not
detecting a material misstatement resulting from fraud is higher
than for one resulting from error, as fraud may involve collusion,
forgery, intentional omissions, misrepresentations, or the
override of internal control.
• Obtain an understanding of internal control relevant to the audit
in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion
on the effectiveness of the company’s internal control.
• Evaluate the appropriateness of accounting policies used
and the reasonableness of accounting estimates and related
disclosures made by the directors.
• Conclude on the appropriateness of the directors’ use of the
going concern basis of accounting and based on the audit
evidence obtained, whether a material uncertainty exists
related to events or conditions that may cast significant doubt
on the company’s ability to continue as a going concern.
If we conclude that a material uncertainty exists, we are
required to draw attention in our auditor’s report to the related
disclosures in the separate annual financial statements or, if
such disclosures are inadequate, to modify our opinion. Our
conclusions are based on the audit evidence obtained up to
the date of our auditor’s report. However, future events or
conditions may cause the company to cease to continue as a
going concern.
• Evaluate the overall presentation, structure and content of the
separate annual financial statements, including the disclosures,
and whether the separate annual financial statements represent
the underlying transactions and events in a manner that
achieves fair presentation.
• Obtain sufficient appropriate audit evidence regarding the
financial information of the entities or business activities within
the company to express an opinion on the separate annual
financial statements. We are responsible for the direction,
supervision and performance of the audit. We remain solely
responsible for our audit opinion.
We communicate with the directors regarding, among other
matters, the planned scope and timing of the audit and significant
audit findings, including any significant deficiencies in internal
control that we identify during our audit.
We also provide the directors with a statement that we
have complied with relevant ethical requirements regarding
independence, and to communicate with them all relationships
and other matters that may reasonably be thought to bear on our
independence, and where applicable, related safeguards.

INDEPENDENT AUDITOR’S REPORT
TO THE SHAREHOLDERS OF INVESTEC PROPERTY FUND LIMITED
(continued)
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From the matters communicated with the directors, we determine
those matters that were of most significance in the audit of
the separate annual financial statements of the current period
and are therefore the key audit matters. We describe these
matters in our auditor’s report unless law or regulation precludes
public disclosure about the matter or when, in extremely rare
circumstances, we determine that a matter should not be
communicated in our report because the adverse consequences
of doing so would reasonably be expected to outweigh the public
interest benefits of such communication.

Report on Other Legal and Regulatory
Requirements
In terms of the IRBA Rule published in Government Gazette
Number 39475 dated 4 December 2015, we report that Ernst &
Young Inc. has been the auditor of Investec Property Fund Limited
for twelve years.

Ernst & Young Inc.
Director – Jane Fitton
Registered Auditor
30 June 2020
102 Rivonia Road
Sandton 2194
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REPORT OF THE AUDIT AND RISK COMMITTEE

The Audit and Risk Committee of the Fund has pleasure in
submitting this report to shareholders as required by the
Companies Act, No 71 of 2008, as amended (the Companies Act)
and as recommended by the King IV Code of Governance
Principles for South Africa.
 he activities of the Audit and Risk Committee
T
(the committee), which comprises four independent
non-executive directors, are determined by its terms
of reference and mandate as set out on pages 88 and 89
of the integrated annual report.
The committee is satisfied that it has considered and discharged
its responsibilities in terms of its mandate and terms of reference,
the King IV Code and the Companies Act.
The committee carried out its duties by, inter alia, reviewing the
following:
• Internal audit reports;
• Financial management reports;
• Information technology reports pertaining to financial reporting;
• External audit reports; and
• Management’s enterprise risk assessment.
The above mentioned information, together with interaction with
the external and internal auditors, management and other invitees
attending meetings in an ex officio capacity, enabled the committee
to conclude that the risk management process and systems of
internal financial control have been designed and were operating
effectively during the year.
The committee is satisfied:
• Its members have the requisite financial skills and experience
to contribute to its deliberations;
• With the independence and effectiveness of the external
auditor, including the provision of non-audit services and
compliance with the company policy in this regard;
• With the nomination of Ernst & Young Inc. as independent
auditor, with Jane Fitton as audit partner, to continue in office
until the conclusion of the 2020 annual general meeting;
• The Fund has complied with all of the principles of the
King IV Code and the JSE Listings Requirements;
• It considered and approved the audit fee payable to the
external auditor in respect of the audit for the year ended
31 March 2020 as well as their terms of engagement and
scope of the audit;
• That the appointment of the external auditor is in compliance
with the Companies Act, the Auditing Professions Act and the
JSE Listings Requirements;
• With the effectiveness of the internal audit function and that the
system of internal financial control in all key material aspects is
effective and provides reasonable assurance that the financial
records may be relied upon for the preparation of the separate
annual financial statements; and
• With the expertise and experience of the financial director
and the overall adequacy and appropriateness of the
finance function.
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The committee, having fulfilled the oversight role regarding the
reporting process and the separate annual financial statements,
recommends the separate annual financial statements for the year
ended 31 March 2020 for approval by the board of directors.

Philip Hourquebie
Chairman
Audit and Risk Committee
30 June 2020
Sandton
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DIRECTORS’ REPORT

Introduction
Investec Property Fund Limited is a South African Real Estate
Investment Trust, (REIT), which listed on the JSE in the Real Estate
Holdings and Development Sector on 14 April 2011. The Fund
currently comprises a portfolio of 76 properties in South Africa with
a total GLA of 1 000 192m2 valued at R14.2 billion. In addition,
the Fund includes the following investments:
• Izandla (35%) valued at R0.3 billion; and
• IAP (9%) valued at R0.7 billion, subsequently sold post
year-end.

Authorised and issued share capital
The authorised share capital of the company as at 31 March 2020
is 2 000 000 000 ordinary shares of no par value. The company
issued 68 627 451 shares as part of the accelerated bookbuild
undertaken in February 2020.
At 31 March 2020 there are 804 918 444 ordinary shares in issue.

Financial results
The results of the Fund are set out in the separate annual
financial statements and accompanying notes for the year ended
31 March 2020.

Full year dividend
An interim dividend number 18 of 70.92 cents per share
was declared for the six months ended 30 September 2019.
The distribution was paid on 17 December 2019.
At the time of releasing the annual financial statements IPF has
not declared a final dividend in respect of the 2020 financial year.
This is as a result of the uncertainty caused by the COVID-19
pandemic. The Fund is conscious of the implications on its REIT
status and will not compromise on this. A possible tax obligation
may arise for distributable earnings not declared as a dividend
in the event that the fund does not declare its full distributable
earnings as a dividend within 12 months of the financial year end.

Directors and secretary

directors. The Fund pays an asset management fee to the
Manager. The remuneration paid to the Executive Directors for
their services as directors of the Fund is paid by the Manager.
The salaries (fixed portion of remuneration) for the current financial
year to the executive directors who act as the prescribed officers of
the Fund, for services on behalf of the Fund, are as follows:
For the year ended 31 March 2020
R’000
Director
Andrew Wooler
Darryl Mayers
Jenna Sprenger
Total

Salaries
2 125
2 067
1 283
5 475

Remuneration comprises both fixed and variable pay.
Variable pay comprises short-term performance incentives through
cash bonuses and long-term incentives through the Investec share
incentive scheme.
Their variable remuneration is determined with reference to several
factors, including, but not limited to:
•
•
•
•
•
•
•

Distribution performance;
Increase in NAV per share of the Fund;
Total return to shareholders;
Vacancy levels;
Cost-to-income ratios;
Capital management; and
Individual performance.

Individual performance is assessed in relation to the execution of
the Fund’s strategy, staff engagement and leadership behaviour.
The Executive Directors are also remunerated for their contribution
to the performance of the Management company. This ensures
alignment between the Manager and shareholders, given Investec’s
shareholding in the Fund.
The non-executive directors fees paid for the 2020 financial year were:
Directors’
fees
2020

Directors’
fees
2019

Sam Hackner

1 953

1 500

Samuel Leon

1 040

750

Luigi Giuricich

499

430

Directors’ interests in shares

Philip Hourquebie

651

530

The directors’ interests in shares are set out on page 155 of the
integrated annual report.

Suliman Mahomed

499

430

Constance Mashaba

499

430

Moses Ngoasheng

604

530

–

–

Sam Hackner, Moses Ngoasheng and Philip Hourquebie retire by
rotation at the forthcoming Annual General Meeting in terms of
article 22 of the Company’s Memorandum of Incorporation, and
offer themselves for re-election.

For the year ended
31 March 2020
R’000

Details of the directors can be found on pages 15 to 17 of the
integrated annual report. Details of the Company Secretary are set out
on page 161 of the integrated annual report.

Remuneration report
The Executive Directors are employed by the Manager and
are not remunerated directly by the Fund for their services as

Director

Nicholas Riley1
Khumo Shuenyane
Total
1.

499

430

6 244

5 030

Remunerated as part of the Investec group.
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DIRECTORS’ REPORT
(continued)

Corporate governance

Major shareholders

 he Fund’s corporate governance, board statement and
T
governance framework are set out on pages 84 to 89 of
the integrated annual report.

Shareholder resolutions

Audit and Risk Committee
The Audit and Risk Committee, comprising independent nonexecutive directors, meets regularly with the senior management
of the Manager, the external auditor, internal audit, compliance,
IT, and tax, to consider the nature and scope of the audit reviews
and the effectiveness of our risk and control systems.

Further
details on the role and responsibility of the Audit
and Risk Committee are set out on pages 88 to 89 of the
integrated annual report.

Auditor
Ernst & Young Inc. have indicated their willingness to continue in
office as the auditor of Investec Property Fund Limited.
A resolution to appoint them as auditor will be proposed at the
Annual General Meeting, which is scheduled to take place on
Monday, 3 August 2020.

Contracts
Other than employment contracts, the Fund does not have any
contracts with directors.

Interests in subsidiaries

At the Annual General Meeting of shareholders held on 5 August
2019, special resolutions were passed in terms of which:
• A renewable authority was granted to the directors to allot
and issue shares for cash equal to 5% of the shares in issue in
terms of the provisions of the Companies Act, No 71 of 2008,
as amended.
• A renewable authority was granted to the Company to acquire
its own shares in terms of the provisions of the Companies Act,
No 71 of 2008, as amended.
• A renewable authority was granted to the Company to approve
the remuneration of the non-executive directors in order to
comply with the provisions of sections 66(11)(h) and 66(9) of
the Companies Act, No 71 of 2008, as amended.
• A renewable authority was granted to the Company to provide
financial assistance to subsidiaries and other related entities in
order to comply with the provisions of sections 44 and 45 of
the Companies Act, No 71 of 2008, as amended.

Accounting policies and disclosure
Accounting policies are set having regard to commercial practice,
and comply with applicable South African law and IFRS.
These policies are set out on pages 18 to 21.

The Fund continues to hold 100% direct investments in
11 subsidiaries.
For the
year ended 31 March

The largest shareholders of the Fund are set out on page 154 of
the integrated annual report.

Financial instruments
 etailed information on the Fund’s risk management
D
process and policy can be found in the risk
management report on pages 34 to 43.

% held
2020

% held
2019

Listani Proprietary Limited

100

100

Friedshelf 113 Proprietary Limited

100

100

Double Flash Investments
Proprietary Limited

Management and administration

100

100

Tort Trade and Investment
Proprietary Limited

100

100

Spareprops Proprietary Limited

100

100

Bethlehem Property Development
Proprietary Limited

100

100

With effect from 1 April 2011, the Manager has been undertaking,
in terms of an asset management and property management
agreement, the Fund’s asset management and property
management activities. This agreement was renewed in the
2018 financial year for a further period of 7 years with effect from
1 April 2018.

Fleurdal Properties Proprietary
Limited

100

100

Erf 145 Isando Properties
Proprietary Limited

100

100

Lekup Property Company 6
Proprietary Limited

100

100

Farm Rietfontein (RF) 31 Proprietary
Limited

100

100

Investec Property Fund Offshore
Investments Proprietary Limited
(IPFO)

100

100

Principal subsidiaries
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	Information on the Fund’s use of derivatives can be
found on page 39 to 43 and in note 26.

The Manager has, in turn, outsourced all of the property
management to property management companies.
The asset management fee incurred by the Fund to the Manager
for the current year amounted to R55.5 million.
In addition, the contract with the Manager allows for transaction
fees and letting commission to be charged where applicable.
In the current financial year, the Fund paid R18.1 million in letting
commission to the Manager.

1

DIRECTORS’ REPORT
(continued)

Environmental policies
We are committed to pursuing sound environmental policies in all
aspects of our business and we seek to encourage and promote
good environmental practice with our clients and the communities
in which we operate.

Capital commitments
At 31 March 2020, the Fund had committed to capital expenditure
of R51.7 million.



Subsequent events
 efer to note 28, subsequent events, on page 45 for
R
details on the events subsequent to year-end.
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SEPARATE STATEMENT OF COMPREHENSIVE INCOME

R’000

Notes

Revenue, excluding straight-line rental revenue adjustment
Straight-line rental revenue adjustment
Revenue
Property expenses

Year ended
31 March
2020

Reclassified
Audited
Year ended
31 March
2019

1 691 399

1 823 042

(9 639)

25 094

2

1 681 760

1 848 136

3

(265 671)

(274 224)

Expected credit losses

(17 393)

(10 157)

Net property income

1 398 696

1 563 755

1

Other operating expenses

4

Operating profit
Fair value adjustments

5

Expected credit losses
Loss on disposal of investment property
Income from investments

(74 049)

(94 849)

1 324 647

1 468 906

(799 189)

173 301

–

(30 000)

(1 849)

(12 400)

147 113

109 207

Finance costs

6

(621 487)

(613 257)

Finance income2

7

290 736

151 422

(8 462)

–

10

(84 940)

–

246 569

1 247 179

Equity accounted earnings from associate
Impairment of investments
Profit before taxation
Taxation

8

Profit after taxation

(16 608)

(10 919)

229 961

1 236 260

1

Relating to expected credit losses on lease receivables included in net property income.

2

Includes finance income from loans receivables and loans to associate (excl. loans at fair value through profit or loss) and is calculated using the effective
interest rate method.
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SEPARATE STATEMENT OF FINANCIAL POSITION

R’000

Notes

31 March
2020

Reclassified
Audited
31 March
2019

17 028 689

18 791 056

ASSETS
Non-current assets
Investment property

9

12 597 914

13 492 686

Straight-line rental revenue adjustment

9

406 715

427 574

Derivative financial instruments

26

170 386

55 073

Other investments

10

661 213

1 404 915

Equity accounted investment in associate

10

25 284

33 242

Loans to associate

10

178 503

272 753

Investments in subsidiaries

10

2 988 674

3 104 813

3 005 099

1 497 933

Current assets
Intercompany loans receivable

23

1 388 297

839 159

Trade and other receivables

11

955 993

252 205

Cash and cash equivalents

12

521 117

373 981

Current portion of derivative financial instruments

26

45 123

32 588

Current portion of loans to associate

10

94 569

–

Non-current assets held for sale

13

1 228 900

570 660

21 262 688

20 859 649

12 597 153

12 562 238

11 133 280

10 264 843

Retained earnings

1 463 873

2 297 395

Non-current liabilities

6 346 265

6 167 954

Total assets
EQUITY AND LIABILITIES
Shareholders’ interest
Stated capital

14

Long-term borrowings

15

5 822 112

5 956 560

Derivative financial instruments

26

515 496

203 258

Deferred taxation

16

8 657

8 136

2 319 270

2 129 457

Current liabilities
Intercompany loans payable

23

641 658

665 279

Trade and other payables

17

339 640

354 888

Current portion of long-term borrowings

15

1 055 603

1 103 872

Current portion of derivative financial instruments

26

282 369

5 418

Total equity and liabilities
Shares in issue
Net asset value per share (cents)

18

21 262 688

20 859 649

804 918 444

736 290 993

1 565

1 706
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SEPARATE STATEMENT OF CASH FLOWS

R’000
Cash generated from operations

Notes

31 March
2020

Reclassified
Audited
31 March
2019

19

667 248

1 386 336

Finance income received

279 475

142 970

Finance costs paid

(632 904)

(614 152)

92 609

97 741

Income from investments (net of WHT)
Capital gains tax paid
Dividends paid to shareholders
Increase in intercompany loans receivable
Increase/(decrease) in intercompany loans payable
Net cash outflow from operating activities

(9 033)

–

(1 063 483)

(1 019 788)

(550 624)

(665 830)

7 578

(78 134)

(1 209 134)

(750 858)

705 269

–

(830)

(115 639)

Cash flows from investing activities
Proceeds on disposal of property company equity instruments1
Acquisitions and loans advanced to associates
Proceeds on disposal of investment property

284 989

463 471

Acquisitions of investment property and capital expenditure

(288 256)

(110 260)

Net cash inflow from investing activities

701 172

237 572

Cash flows from financing activities
Net proceeds from issue of shares

868 437

81 128

Proceeds from borrowings

2 641 967

2 993 000

Repayment of borrowings

(2 804 715)

(2 687 655)

Derivative financial instruments settled

1

(50 591)

–

Net cash inflow from financing activities

655 098

386 473

Net increase/(decrease) in cash and cash equivalents

147 136

(126 812)

Cash and cash equivalents at the beginning of the year

373 981

500 793

Cash and cash equivalents at the end of the year

521 117

373 981

Proceeds from sale of IAP shares and Ingenuity.
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SEPARATE STATEMENT OF CHANGES IN EQUITY

R’000
Balance at 31 March 2018
Total comprehensive income attributable to equity holders
Shares issued net of costs
Dividends declared and paid
Transfer between reserves1
Balance at 31 March 2019
Total comprehensive income attributable to equity holders

Stated
capital

Retained
earnings

Total
equity

10 186 582

2 078 056

12 264 638
1 236 260

–

1 236 260

81 128

–

81 128

–

(1 019 788)

(1 019 788)

(2 867)

2 867

–

10 264 843

2 297 395

12 562 238
229 961

–

229 961

868 437

–

868 437

Dividends declared and paid

–

(1 063 483)

(1 063 483)

Balance at 31 March 2020

11 133 280

1 463 873

12 597 153

Year ended
31 March
2020

Audited
Year ended
31 March
2019

804 918 444
744 916 301

736 290 993
735 275 468

146.64

142.32

75.72
70.92

73.51
68.81

Shares issued net of costs

1.

Results from antecedent dividends in relation to shares issued in June 2018.

Number of shares
Shares in issue
Weighted average number of shares in issue
Cents
Total available distributable earnings per share
Available H2 distributable earnings per share
Interim dividend per share
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SEGMENTAL ANALYSIS

The Fund determines and presents operating segments based on the information that is provided internally to the Executive Management
Committee (‘Exco’), the Fund’s operating decision-making forum. The Fund is comprised of five segments, namely Office, Industrial,
Retail, South African investment portfolio and Australia. The operating segment’s operating results are reviewed regularly by Exco to
make decisions about resources to be allocated to the segment and assess its performance, and for which discrete financial information
is available.
Segment

Brief description of segment

Office

The office portfolio consists of 25 properties which includes single and multi-tenanted P, A and
B grade office space.

Industrial

The industrial portfolio consists of 25 properties which includes warehousing, standard units, high
grade industrial, high-tech industrial and manufacturing.

Retail

The retail portfolio consists of 26 properties, comprising shopping centres as well as retail
warehouses, motor dealerships and high street properties.

South African – investment portfolio

The local investment portfolio consists of a 35% share of an empowerment vehicle, Izandla valued
at R0.3 billion.

Australia

A 9% investment into IAP which is inward listed on the JSE and valued at R0.7 billion. Subsequent
to year-end the Fund disposed of its entire shareholding in IAP for R743 million.

14
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1
1&1A Protea Place

Carrying value
R847.7 million

GLA – 20 066 m2

5 Bond Street

Carrying value
R166 million

GLA – 5 870 m2
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SEGMENTAL ANALYSIS
(continued)

31 March 2020
Material profit or loss and assets
and liabilities disclosure

R’000

South African property portfolio

Office

Revenue, excluding straight line rental revenue
adjustment and dividends
Straight-line rental revenue adjustment
Revenue1
Property expenses
Net property income1
Other operating expenses
Operating profit1
Fair value adjustments on derivative instruments
Fair value adjustments on investment property
Fair value adjustments on investments
Expected credit losses
Loss on disposal of investment property
Income from investments
Finance costs
Finance income

561 885
(4 119)
557 766
(111 424)
446 342

Industrial
309 648
(9 889)
299 759
(55 144)
244 615

Retail
607 106
4 369
611 475
(116 496)
494 979

Equity accounted earnings from associate
Impairment of investments
Profit before taxation1

Total/
Fund
Level
1 478 639
(9 639)
1 469 000
(283 064)
1 185 936
(74 049)
1 111 887
(459 616)
(248 823)
–
–
(1 849)
47 450
(621 487)
290 736

Investment portfolio
South
African
investment
portfolio
Australia

–

(52 317)

(8 327)
–

(30 107)
–

9 536

90 127

(8 462)

–

(84 940)

Total
1 478 639
(9 639)
1 469 000
(283 064)
1 185 936
(74 049)
1 111 887
(511 933)
(248 823)
(38 434)
–
(1 849)
147 113
(621 487)
290 736
(8 462)
(84 940)
33 808

ASSETS
Non-current assets
Investment property
Straight-line rental revenue adjustment
Other investments
Equity accounted investment in associate
Loans to associate
Investment in subsidiaries
Current assets
Intercompany loans receivable
Trade and other receivables
Cash and cash equivalents
Current portion of loans to associate
Non-current assets held for sale

5 166 978

2 773 201

–

55 000

LIABILITIES
Non-current liabilities
Long-term borrowings
Net derivative financial instruments
Deferred taxation
Current liabilities
Intercompany loans payable
Trade and other payables
Current portion of long-term borrowings
Total liabilities

16

15 993 303
12 597 914
406 715

2 988 674
2 959 976
1 388 297
955 993
521 117
94 569
1 228 900

16 858 303
12 597 914
406 715
661 213
25 284
178 503
2 988 674
2 959 976
1 388 297
955 993
521 117
94 569
1 228 900

20 182 179

21 047 179

6 347 981
5 822 112
517 212
8 657
2 036 901
641 658
339 640
1 055 603
8 384 882

6 413 125
5 822 112
582 356
8 657
2 036 901
641 658
339 640
1 055 603
8 450 026

–
25 284
178 503

Total assets

1.

4 657 735

1 173 900

These line items exclude dividends received from subsidiary companies of R213 million (2019: R286 million).
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661 213
–
–

65 144

1

SEGMENTAL ANALYSIS
(continued)

31 March 2019
South African property portfolio

R’000
Revenue, excluding straight line rental revenue
adjustment and dividends
Straight-line rental revenue adjustment
Revenue1
Property expenses
Net property income1
Other operating expenses
Operating profit1
Fair value adjustments on derivative instruments
Fair value adjustments on investment property
Fair value adjustments on investments
Expected credit losses
Loss on disposal of investment property
Income from investments
Finance costs
Finance income

Office

Industrial

590 891
(2 130)
588 761
(123 817)
464 944

357 870
12 989
370 859
(53 847)
317 012

Investment portfolio
South
African
investment
portfolio

Total/
Fund
Level

Retail
587 787
14 235
602 022
(106 717)
495 305

1 536 548
25 094
1 561 642
(284 381)
1 277 261
(94 849)
1 182 412
48 981
(24 319)

Australia

Total

–

(88 155)

16 471
(30 000)

220 323
–

–

109 207

1 536 548
25 094
1 561 642
(284 381)
1 277 261
(94 849)
1 182 412
(39 174)
(24 319)
236 794
(30 000)
(12 400)
109 207
(613 257)
151 422

–

–

(12 400)
(613 257)
151 422

Equity accounted earnings from associate
Impairment of investments
Profit before taxation1

–
–
960 685

–

ASSETS
Non-current assets
Investment property
Straight-line rental revenue adjustment
Other investments
Equity accounted investment in associate
Loans to associate
Investment in subsidiaries
Current assets
Intercompany loans receivable
Trade and other receivables
Cash and cash equivalents
Current portion of loans to associate
Non-current assets held for sale
Total assets
LIABILITIES
Non-current liabilities
Long-term borrowings
Net derivative financial instruments
Deferred taxation
Current liabilities
Intercompany loans payable
Trade and other payables
Current portion of long-term borrowings
Total liabilities

5 141 005

2 821 558

17 025 073
5 530 123 13 492 686
427 574

570 660

18 735 983
13 492 686
427 574
1 404 915
33 242
272 753
3 104 813
1 465 345
839 159
252 205
373 981
–
570 660

19 061 078

20 771 988

6 012 886
5 956 560
48 190
8 136
2 124 039
665 279
354 888
1 103 872
8 136 925

6 085 711
5 956 560
121 015
8 136
2 124 039
665 279
354 888
1 103 872
8 209 750

133 048
33 242
272 753

1 271 867
–
–

–

–

3 104 813
1 465 345
839 159
252 205
373 981
–

175 050

395 610

–

72 825
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS

Accounting policies
Basis of preparation
The separate annual financial statements for the year ended
31 March 2020 are prepared in accordance with IFRS,
Interpretations issued by the International Accounting Standards
Board (IASB), SAICA Financial Reporting Guides as issued by the
Accounting Practices Committee, the Financial Pronouncements
as issued by the Financial Reporting Standards Council, the
JSE Listing Requirements as well as the requirements of the
Companies Act, 71 of 2008 of South Africa.

is deemed to be the fair value of the investment immediately prior
to transfer. Subsequent to initial recognition, the Fund’s share of
profit or loss, other comprehensive income and other changes in the
net asset value thereof, is included in the separate annual financial
statements in equity accounted earnings, other comprehensive
income and equity respectively.

Segmental reporting
Determination and presentation of operating
segments
The Fund has the following operating segments:

The separate annual financial statements have been prepared on a
historical cost basis, unless otherwise indicated.

• Retail properties

The separate annual financial statements are prepared on the
going concern basis and the accounting policies set out below
have been applied consistently by the Fund.

• Industrial properties

The preparation of separate annual financial statements in
conformity with IFRS requires the board to make judgements,
estimates and assumptions that affect the application of policies
and reported amounts of assets and liabilities, income and
expenses. The estimates and associated assumptions are based
on historical experience and various other factors that are believed
to be reasonable under the circumstances, the results of which
form the basis of making judgements about carrying values of
assets and liabilities that are not readily apparent from other
sources. Actual results may differ from these estimates.

The above segments are derived from the way the business of
the Fund is structured and managed and how financial information
is reported to the Chief Operating Decision Maker(s) (IPF board
of directors). The Fund manages its business in the retail, office
and industrial property sectors where resources are specifically
allocated to each sector in achieving the Fund’s stated objectives.

The estimates and underlying assumptions are reviewed on an
ongoing basis. Revisions to accounting estimates are recognised
in the period in which the estimate is revised if the revision affects
only that period, or the period of the revision and future periods if
the revision affects both current and future periods. Please refer to
note 26.3 for a discussion of these judgements and estimates.

Accounting for associates and joint ventures
An associate is an entity over which the group has significant
influence. Significant influence is the power to participate in the
financial and operating policy decisions of the investee, but is
not control or joint control over those policies. IFRS requires that
investments in associates are either equity accounted, or if held by
venture capital organisations, mutual funds, unit trusts or similar
entities, at fair value if such election is made, on an investment by
investment basis.

• Office properties
• South African investment portfolio
• Australia

Segment results include revenue and expenses directly attributable
to a segment, and the relevant portion of enterprise revenue
and expenses that can be allocated on a reasonable basis to a
segment. Segment assets and liabilities comprise those assets
and liabilities that are directly attributable to the segment on a
reasonable basis.
Segment capital expenditure is the total cost incurred during the
period on investment property in each segment.

Revenue recognition
Revenue from the letting of investment property in terms of rental
agreements comprises gross rental income and recoveries of
fixed operating costs, net of value added tax. Rental income is
recognised in profit or loss on a straight-line basis over the term
o the rental agreement, which depicts the transfer of the service.
Recoveries of costs from lessees, where the Fund merely acts as
an agent and makes payment of these costs on behalf of lessees,
are offset against the relevant costs. Revenue is recognised over
time, as the entity satisfies its performance obligation.

In management’s judgement, the Fund qualifies for the exemption
to equity accounting for venture capital organisations, mutual
funds, unit trusts or similar entities, as it considers the Fund to be
similar in nature and purpose to these entities.

Dividends income is recognised when the Fund’s right to the
income is established.

The investment in the IAP was considered an associate in terms
of IAS 28 in the prior year. The Fund elected to measure the
investment at fair value through profit or loss using the venture
capital exemption on consolidation and classifying the investment
in terms of IFRS 9 – Financial Instruments: Recognition and
Measurement at fair value through profit or loss.

Interest income on financial assets classified at amortised cost
is calculated on the gross carrying amount, using the effective
interest rate method, and disclosed within the statement of
comprehensive income. Interest income on amortised cost assets
that have become credit impaired, is calculated on the amortised
cost, being the gross amount net of expected credit losses, using
the effective interest rate method.

Other associates are accounted for using the equity method.
Associates are initially recognised at cost, which includes transaction
costs. The cost of an investment in an associate acquired in stages
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Interest income

Interest income on financial assets classified as fair value through
profit or loss is based on the contractual interest terms.

NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

Financial instruments
Financial instruments are initially recognised at their fair value plus,
for financial assets or financial liabilities not at fair value through
profit or loss, transaction costs that are directly attributable to the
acquisition or issue of the financial assets or financial liabilities.
All other transaction costs are charged to profit or loss in the
statement of comprehensive income immediately.
Any gains or losses on these instruments arising from fair value
adjustments, where appropriate, do not affect distributable
earnings. The Fund recognises financial instruments on the date
it commits to purchase or sell such instruments.
The classification of financial assets is based on the business
model with which the Fund holds the respective assets, as well as
application of the cashflow characteristics test.
Financial assets are held at amortised cost if the cashflows
are solely payments of principal and interest, and interest is a
consideration for the time value of money and credit risk only.
Financial instruments with cash flows that are not solely payments
of principle and interest are mandatorily classified at fair value
through profit or loss. All equity instruments of the Fund, within
the scope of IFRS 9, are measured at fair value through profit or
loss unless the irrevocable election at initial recognition has been
made to measure the equity instrument at fair value through other
comprehensive income.
The Fund applies the amortised cost model as the default for
financial liabilities, except for instances where an accounting
mismatch exists and it is more appropriate to designate it at fair
value through profit or loss. The Fund derecognises a financial
asset when the contractual rights to the cash flows from the asset
expire, or it transfers the rights to receive the contractual cash
flows on the financial asset in a transaction in which substantially
all the risks and rewards of ownership of the financial asset are
transferred. Any interest in transferred financial assets that is
created or retained by the Fund is recognised as a separate asset
or liability. The Fund derecognises a financial liability when its
contractual obligations are discharged, cancelled or expired.

Trade and other receivables
Trade and other receivables are initially recognised at fair value
and subsequently measured at amortised cost less any expected
credit losses. Any gains or losses on realisation of trade and
other receivables are charged to profit or loss in the statement
of comprehensive income. An estimate is made for credit losses
based on a review of all outstanding amounts at the year end.

Investments
The listed investments and unlisted investments are initially
recognised at fair value and subsequently held at fair value through
profit or loss unless the irrevocable election at initial recognition has
been made to measure the equity instrument at fair value through
other comprehensive income. Investments in subsidiaries are
measured at cost.

Cash and cash equivalents
Cash and cash equivalents comprise cash balances and call
deposits. Cash equivalents are short-term, highly liquid investments
that are readily convertible to known amounts of cash and which
are subject to an insignificant risk of change in fair value. Cash and
cash equivalents are measured at amortised cost.

1

Trade and other payables
Trade and other payables are initially recognised at fair value and
subsequently measured at amortised cost. Any gains or losses
on trade and other payables are charged to profit or loss in the
statement of comprehensive income.

Derivative financial instruments
The Fund utilises derivative financial instruments to mitigate its
exposure to interest rate risk arising from its financing activities
as well as foreign exchange risk relating to expected inflows from
the investment in IAP. In accordance with its treasury policy, the
Fund does not hold or issue derivative financial instruments for
trading purposes. Derivatives used to mitigate interest rate risk
are not designated as a hedge for accounting purposes and are
accounted for at fair value through profit or loss.
All derivative instruments of the Fund are recorded in the statement
of financial position at fair value.
Gains or losses on derivatives are charged to profit or loss in the
statement of comprehensive income.

Long-term borrowings
Long-term borrowings are initially recognised at fair value and
subsequently measured at amortised cost, except for instances
where an accounting mismatch exists and its more appropriate to
designate it at fair value through profit or loss.

Offset
Financial assets and liabilities are offset when there is both an
intention to settle on a net basis (or simultaneously) and a currently
enforceable legal right to offset exists.

Impairment
Impairment of financial assets
At each reporting date the Fund reviews the carrying values of
financial assets carried at amortised cost for an indication of
impairment, based on either the 12-month expected credit losses
or lifetime expected credit losses. For rental debtors and other
trade receivables, the Fund applies the simplified impairment
approach, and therefore assesses impairment using a lifetime
approach for these assets. Impairment on other financial assets is
measured calculated using the general approach.
Changes in the loss allowance are recognised in profit or loss as an
impairment gain or loss.
In determining whether an impairment loss should be recorded
in profit or loss, the Fund makes judgements as to whether
there is observable data, based on past behaviour as well as
forward-looking information, indicating a measurable decrease in
the estimated future cash flows from a financial asset.
The impairment for receivables is calculated on a portfolio basis,
based on historical loss ratios, adjusted for national and industry
specific forward-looking economic expectations and other
indicators present at the reporting date that correlate with defaults
on the portfolio.

Investment property
Properties held by the Fund which are held for capital appreciation
or rental income are classified as investment property. Investment
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

property is carried in the statement of financial position at fair value,
with fair value gains and losses recognised in the statement of
comprehensive income. Investment property consists of land and
buildings, including undeveloped land. Properties are measured
initially at cost at acquisition, and subsequent additions that
will result in future economic benefits and whose cost can be
measured reliably, are capitalised.
Investment property under construction is measured at fair value.
Direct costs relating to major capital projects are capitalised until
the properties are brought into commercial operation. Should any
properties no longer meet the Fund’s investment criteria and are
sold; any profits or losses will be of a capital nature.
Subsequent to initial recognition, investment property is
measured at their fair value. Investment property is maintained,
upgraded and refurbished, where necessary, in order to
preserve or improve the capital value as far as it is possible to
do so. Maintenance and repairs which do not give rise to future
economic benefits are charged against profit or loss in the
statement of comprehensive income.
Gains or losses on subsequent measurement or disposals of
investment property is recognised in profit or loss in the statement
of comprehensive income. Such gains or losses are excluded from
the calculation and determination of distributable earnings.

Non-current assets held-for-sale
A non-current asset or disposal group comprises assets and
liabilities that are classified as held-for-sale if it is expected that
its carrying amount will be recovered principally through sale
rather than continuing use, if it is available for immediate sale
and it is considered highly probable that the sale will occur
within one year. Non-current assets held-for-sale comprise solely
of investment properties and therefore are excluded from the
measurement scope of IFRS 5 – Non-Current Assets Held for
Sale and Discontinued Operations and continue to be measured
according to the fair value model with gains/losses recognised in
the statement of comprehensive income.
Non-current assets held for sale are presented separately from
other assets in the statement of financial position. Prior periods
are not reclassified.

Rental agreements
A finance lease is a lease that transfers substantially all of the risks
and rewards incidental to ownership of an asset. An operating
lease is a lease other than a finance lease.
The Fund is party to numerous rental agreements in the capacity
as lessor of the investment properties. All rental agreements are
operating leases.
Where classified as operating leases, rentals payable/receivable
are charged/credited in the statement of comprehensive income
on a straight-line basis over the lease term. Contingent rentals
(if any) are accrued to the statement of comprehensive income
when incurred. This does not affect distributable earnings.
A lessor shall account for a modification to an operating lease as a
new lease from the effective date of the modification, considering
any prepaid or accrued lease payments relating to the original
lease as part of the lease payments for the new lease.
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Property-letting commissions and tenant
installations
When considered material, letting commissions and tenant
installations are amortised over the period of the lease to which
they relate. The cost of lease incentives (tenant installations) are
recognised as a reduction of rental income over the lease term,
on a straight-line basis.

Borrowing costs
Borrowing costs directly attributable to the acquisition or
construction of an asset that necessarily takes a substantial
period of time to get ready for its intended use or sale are
capitalised as part of the cost of the asset. All other borrowing
costs are expensed in the period in which they occur. Borrowing
costs consist of interest and other costs that an entity incurs in
connection with the borrowing of funds.
The interest capitalised is calculated using the Fund’s weighted
average cost of borrowings after adjusting for borrowings
associated with specific developments. Where borrowings are
associated with specific developments, the amount capitalised
is the gross interest incurred on those borrowings less any
investment income arising on their temporary investment. Interest
is capitalised as from the commencement of the development
work until the date of practical completion. The capitalisation of
finance costs is suspended if there are prolonged periods when
development activity is interrupted.

Provisions, contingent liabilities and contingent
assets
Provisions are liabilities of uncertain timing or amount, and are
recognised when there is a present obligation (legal or constructive)
as a result of a past event, it is probable that an outflow of
resources embodying economic benefits will be required to settle
the obligation and a reliable estimate can be made of the amount
of the obligation. Contingent assets and contingent liabilities are
not recognised.
Provisions are determined by discounting the expected future cash
flows if the effect of discounting is material at a pre-tax rate that
reflects current market assessments of the time value of money
and the risks specific to the liability.

Taxation and deferred taxation
Current tax payable is provided on taxable profits at rates that are
enacted or substantively enacted and applicable to the relevant
period. The Fund is registered as a REIT, and as such will only
pay tax on profits not distributed to shareholders. Current tax for
current and prior periods is, to the extent unpaid, recognised as a
liability. If the amount already paid in respect of current and prior
periods exceeds the amount due for those periods, the excess is
recognised as an asset.
Deferred tax is recognised for temporary differences between the
carrying amounts of assets and liabilities for financial reporting
purposes and the amounts used for taxation purposes.
The Fund converted to a REIT on 16 August 2013. As a result,
section 25BB of the Income Tax Act will apply to qualifying REIT
income and expenses.

NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

However, Section 25BB of the Income Tax Act allows for the
deduction of the qualifying distribution paid to shareholders, but
the deduction is limited to taxable income. To the extent that no
tax will be payable in future as a result of the qualifying distribution,
no deferred tax is raised on items such as the straight-line rental
revenue adjustment and revenue received in advance.
As the Fund is a REIT, CGT is no longer applicable on the sale
of investment property in terms of Section 25BB of the Income
Tax Act. The deferred taxation rate applied to investment
property at the sale rate will therefore be 0%. Consequently,
no deferred taxation is raised on the fair value adjustments on
investment property.
Deferred tax arises on the investments on the presumption that the
investments will be realised through sale and CGT will be payable.
However, in the event that the Fund holds greater than 20% of an
investment, this investment is a Property Company as defined in
Section 25BB of the Income Tax Act and therefore the sale thereof
is not subject to CGT.

Key management assumptions and judgements
In preparation of the separate annual financial statements,
estimations and judgements are made that could affect the
reported amount of assets and liabilities within the next financial
year. The key area in which judgement is applied lies with the
valuation of investment properties. The valuation is performed by
capitalising the budgeted net income of a property at the marketrelated yield applicable at the time assuming a constant yield.
Refer to note 26.3 for the valuation techniques used for valuing
investment property.
Management consider, on a case by case basis, whether the
acquired assets have met the definition of a business as defined
by IFRS.
The acquisitions of all subsidiaries to date did not meet the
definition of a business as defined by IFRS and were therefore not
accounted for as business combinations per IFRS 3.

Related parties
Related parties include any stakeholder who is able to exert
a significant influence on the operating policies of the Fund.
This includes key management personnel, who are those persons
having authority and responsibility for planning, directing and
controlling the activities of the entity directly or indirectly, including
a director.

1

Dividends
Dividends are recognised when the obligation to make payment
arises.

Adoption of new standards applicable to the
Fund and the impact thereof
IFRS 16 – Leases
IFRS 16 was issued in January 2016 and is effective for periods
beginning on or after 1 January 2019.
The standard provides a single lessee accounting model, requiring
lessees to recognise assets and liabilities for all leases unless
the lease term is 12 months or less or the underlying asset has
a low value. Lessors continue to classify leases as operating or
finance, with IFRS 16’s approach to lessor accounting substantially
unchanged from its predecessor, IAS 17.
As a lessor, Investec Property Fund is not significantly impacted
by the new standard. Lessor accounting under IFRS 16 is
substantially unchanged from the IAS 17 – Leases accounting
policy. The Fund, being a lessor, will continue to classify all leases
using the same classification principle as in IAS 17 and distinguish
between two types of leases; operating and financing leases.
The following amendments did not have a material impact
on the Fund, effective for annual periods beginning on or after
1 January 2019
• IFRIC 23 – Uncertainty over income tax treatments
• IFRS 9 financial instruments – prepayment features with
negative compensation

Standards and interpretations applicable to the
Fund, not yet effective
The Fund is in the process of assessing the impact of the following
amendments on the financial statement
• Definition of Material – Amendments to IAS 1 and IAS 8
• Classification of Liabilities as Current or Non-current Amendments to IAS 1 effective 1 January 2022
• Definition of a Business Amendments to IFRS 3 effective
1 January 2020

Any party appointed as the asset manager and property asset
manager of the Fund is also considered to be a related party.

Ordinary share capital
Ordinary shares are classified as equity.

SEPARATE ANNUAL FINANCIAL STATEMENTS
Investec Property Fund Limited separate annual financial statements 2020

21

NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

2.

2020

2019

1 160 363

1 237 377

127 787

126 599

Contracted operating cost recoveries

62 243

70 862

Contracted parking

86 334

86 249

Other income

41 912

15 460

Revenue
Contracted rental
Assessment rates recovered

Dividend received from subsidiary companies
Revenue, excluding straight-line rental adjustment
Straight-line rental adjustment
Revenue
For the year ended 31 March
R’000

3.

Electricity – net

25 094
1 848 136

2020

2019

152 890

155 419

(27 450)

(28 401)

Cost

184 332

178 310

(211 782)

(206 711)

4 450

1 123

Cost

37 996

38 635

Recovery

(33 546)

(37 512)

Other property expenses

79 970

88 907

Property management expenses

35 619

36 565

Repairs and maintenance

20 192

20 611

265 671

274 224

2020

2019

55 451

79 787

3 439

1 286

523

541

5 356

5 210

For the year ended 31 March
R’000

Other operating expenses
Asset management fee
Audit fees
Non attest audit fees expensed through the income statement
Directors’ fees
Legal fees

280

263

9 000

7 762

74 049

94 849

2020

2019

Fair value adjustments on derivative instruments

(511 932)

(39 174)

Fair value adjustments on investment property

(248 823)

(24 319)

(38 434)

236 794

(799 189)

173 301

Other fund expenses

For the year ended 31 March
R’000

Fair value adjustments
Fair value adjustment on investments

22

(9 639)
1 681 760

Recovery
Water and municipal charges – net

5.

286 495
1 823 042

Property expenses
Assessment rates

4.

212 760
1 691 399
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

6.

2020

Finance costs
Interest on corporate bonds

460 881

306 028

Interest on term loans

93 811

259 253

Interest on commercial paper

31 450

29 923

Net interest on derivatives1

27 867

5 410

7 478

12 643

621 487

613 257

Other interest
1

Net interest on derivatives relates to interest rate swaps in the current year. In the prior year this was reduced by interest income on
cross-currency swaps.

For the year ended 31 March
R’000

7.

2020

2019

16 655

16 125

Finance income
Interest received from banks
Net interest on derivatives

25 374

–

Interest from associates

24 775

30 058

Interest from subsidiaries

199 935

105 239

1

Other interest
1

23 997

–

290 736

151 422

Net interest on derivatives relates to interest income on cross-currency swaps which was included in finance costs in the prior year.

For the year ended 31 March
R’000

8.

2019

2020

2019

Taxation
South African normal taxation:
Current taxation

–

–

521

4 123

Dividends withholdings taxation

7 054

6 796

Capital gains taxation

9 033

–

Sale of Ingenuity shares

6 164

–

Sale of IAP shares

2 869

–

16 608

10 919

Effective tax rate

6.7%

0.9%

Standard tax rate

28%

28%

Deferred taxation

Total taxation

As a result of REIT legislation and the application of section 25BB of the Income Tax Act, the Fund has no normal tax expense in the
current year.
The withholdings tax arose as a result of distributions from the Fund’s investment in IAP.
For more detail refer to deferred tax note 16.
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

8.

2020

2019

69 039

349 210

Taxation continued
The taxation charge is reconciled as follows:
Statutory charge at 28%
Fair value and straight-line rental adjustments not taxable

201 453

(70 199)

Qualifying distribution deduction1

(269 971)

(274 888)

521

4 123

7 054

6 796

Effective South African income tax charge (limited to zero)
Withholding tax on IAP distribution
Capital gains tax on sale of IAP shares
Total tax charge
Effective tax rate
1

–
10 919

6.7%

0.9%

The tax deduction of the qualifying distribution is limited such that no assessed loss is created, as required by Section 25BB of the Income
Tax Act.

For the year ended 31 March
R’000

9.

9 033
16 608

2020

2019

13 826 814

14 053 404

406 715

437 516

14 233 529

14 490 920

Investment property
Investment property
Straight-line rental revenue adjustment
Carrying value of total portfolio
Non-current assets held for sale

(1 228 900)

(570 660)

Total investment property

13 004 629

13 920 260

Investment property

12 597 914

13 492 686

406 715

427 574

2020

2019

13 920 260

14 776 636

–

(415 330)

Straight-line rental revenue adjustment

For the year ended 31 March
R’000
Investment property is reconciled as follows:
Balance at the beginning of the year
Disposals
Acquisitions

50 695

–

Developments and capital expenditure

235 342

88 348

Fair value adjustments

(233 434)

(37 154)

Straight-line rental adjustment
Transfer to/from non-current assets held for sale
Balance at the end of the year
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(12 684)

13 460

(955 550)

(505 700)

13 004 629

13 920 260

1

NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

10.

Investments

10.1

EQUITY ACCOUNTED INVESTMENT IN ASSOCIATE

2020

2019

Izandla1
% holding

35%

35%

Equity

25 284

33 242

Opening balance

33 242

18 247

830

14 955

(8 462)

–

(326)

–

Increase in investment
Share of profits
Dividend received
1

The significant relevant activities of Izandla are directed by the shareholders with the board of directors. IPF holds 35% of the voting rights
over Izandla and is represented by one out of five directors on the board of Izandla. Based on this, IPF has significant influence and not control
over Izandla.

For the year ended 31 March
R’000

2020

2019

749 961

740 128

Summarised statement of financial position of Izandla
Non-current assets
Current assets

25 749

14 937

Non-current liabilities

(596 013)

(655 705)

Current liabilities

(122 457)

(15 861)

57 240

83 499

2020

2019

Net property income

83 303

63 694

Fair value adjustments

(36 105)

10 358

Shareholder’s interest
For the year ended 31 March
R’000
Summarised statement of comprehensive income of Izandla

Other operating expenses
Net finance cost
Taxation

(3 707)

(3 762)

(74 549)

(63 686)

6 881

–

(24 177)

6 604

2020

2019

Net asset value

57 240

83 499

IPF’s share of net asset value (35%)

20 034

29 225

Total comprehensive income and (loss)/profit for the period
For the year ended 31 March
R’000
Reconciliation of net asset value to carrying value of Izandla

Goodwill
Carrying value of interest

5 250

4 017

25 284

33 242
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

10.

Investments continued

10.2

OTHER INVESTMENTS

2020

2019

661 213

1 271 867

10.2.1. Listed investments
Investment in IAP1
% holding
Investment in Ingenuity2
% holding
Total fair value

9.0%

20.9%

–

133 048

n/a

–

661 213

1 404 915

1

IAP is classified as an investment at fair value through profit or loss, subsequent to the loss of significant influence at the time of the decrease in
shareholding during the current financial year. The investment in IAP was subsequently sold post year-end. Refer to note 28, subsequent events,
for additional details.

2

The investment in Ingenuity was sold during the current financial year.

For the year ended 31 March
R’000

2020

2019

10.2.2. Unlisted investments
Investment in New Edcon Holdco1

–

–

<1%

–

661 213

1 404 915

2020

2019

94 569

93 798

178 503

178 955

Mezzanine facility (prime + 3.5%)

98 908

117 658

Junior facility (prime + 5.5%)

79 595

91 297

–

(30 000)

273 072

272 753

% holding
1

The Fund holds <1% of New Edcon Holdco as a result of the rental rebate given to Edcon (the Fund did not
make any payment for the investment). The Fund has not attributed any economic value to this investment
at 31 March 2020. These shares are valued based on the value of the underlying investments, namely
the Edcon Group. There are significant unobservable inputs used to determine the fair value of this equity
instrument as financial information is not available to the public, making it a level 3 valuation. The Fund will
continue to assess this valuation at each reporting period.

Total other investments
For the year ended 31 March
R’000
10.3

LOANS TO ASSOCIATE
LOANS TO ASSOCIATE AT FAIR VALUE THROUGH PROFIT OR LOSS
Izandla
Convertible shareholder loan1
1

The convertible shareholder loan was provided to part fund the Sasol development, with the option of
conversion to equity upon completion of the development. The loan is convertible on 31 July 2020.

LOANS TO ASSOCIATE AT AMORTISED COST
Izandla
Mezzanine loans1

Expected credit losses
1

The mezzanine loans were provided to part fund the acquisition of the Izandla properties. The loans are
provided for a period of five years and interest is charged at prime plus 350 basis points for the senior
mezzanine loans and prime plus 550 basis points for the junior mezzanine loan. The carrying amounts of
these loans approximates their fair values.

Total loans to associate
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

Investment at
book value

For the year ended 31 March
R’000
10.4

2020

Intercompany loans
receivable
2019

2020

2019

INVESTMENT IN SUBSIDIARIES
Listani Proprietary Limited1

604 538

633 315

–

–

Friedshelf 113 Proprietary Limited

602 759

631 301

479 149

479 149

59 093

61 869

–

–

–

–

–

–

134 844

134 844

216 974

216 974

Double Flash Investments Proprietary Limited
Torte Trade and Investment Proprietary Limited
Spareprops Proprietary Limited
Bethlehem Property Development Proprietary Limited

25 505

25 505

342 777

342 777

Fleurdal Properties Proprietary Limited

182 502

182 502

128 386

128 386

Erf 145 Isando Properties Proprietary Limited

111 466

110 774

1 356

1 356

20 276

76 439

1 000

1 000

Lekup Property Company 6 Proprietary Limited

1

Investec Property Fund Offshore Investments Proprietary
Limited (IPFO)2

–

–

–

–

72 679

73 252

5 370

5 370

1 813 662

1 929 801

1 175 012

1 175 012

Farm Rietfontein (RF) 31 Proprietary Limited
Closing balance

The Fund continues to hold 100% direct investments in 11 subsidiaries.
The intercompany loans are payable at the request of the issuer.
1

In 2020, the impairment loss of R84.9 million represented the write-down of investments in subsidiaries to the recoverable amount as a
result of a decrease in the fair value of investment property in the underlying investments. This was recognised in the separate statement of
comprehensive income as impairment of investments. The recoverable amount was based on fair value less costs of disposal, based on the fair
value of the underlying investment properties. The investment properties were valued using the income capitalisation method, which is a level 3
valuation. The key assumptions used in valuing the underlying investment property includes expected rental value, equivalent yield and long-term
vacancy rate.

2

Less than R1 000 was incurred for the purchase of IPFO.
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

11.

2020

2019

Trade and other receivables
Rental debtors

63 694

58 050

Expected credit losses1

(24 404)

(22 778)

Prepayments

149 092

119 317

Municipal deposits

12 753

13 593

Sundry debtors

48 220

15 633

Intercompany debtors
Accrued recoveries
1

649 234

–

57 404

68 390

955 993

252 205

Expected credit losses (ECLs) are based on the difference between the contractual cash flows due in accordance with the lease agreement and
all the cash flows that the Fund expects to receive. For rental debtors and other trade receivables, the Fund applies a simplified approach in
calculating ECLs and recognises a loss allowance based on lifetime ECLs at each reporting date.
An impairment analysis is performed at each reporting date to measure ECLs. The analysis involves an evaluation of the days past due for
groupings of various customer segments with similar loss patterns. The analysis makes use of historical default rates and forecast economic
conditions encompassing macroeconomic environment outlooks. The calculation reflects the probability-weighted outcome, arrived at through
the use of a risk-based approach.
A financial asset is written off only after legal proceedings over the debtor have taken place to no avail and senior management have applied their
judgement to all the relevant facts and circumstances on a case-by-case basis of the respective debtor and have arrived at the conclusion that
the debt is no longer recoverable.

For the year ended 31 March
R’000
11.1

2019

22 778

29 148

MOVEMENT IN EXPECTED CREDIT LOSSES
Opening balance
Charge for the year

17 393

10 157

Written off

(15 767)

(16 527)

Balance at the end of the year

24 404

22 778

2020

2019

521 117

373 981

521 117

373 981

2020

2019

–

–

For the year ended 31 March
R’000

12.

Cash and cash equivalents
Cash held on call account
Cash and cash equivalents

1

1

The cash balance includes cash relating to tenant deposits of R55.4 million (2019: R52.7 million).

For the year ended 31 March
R’000

13.

2020

Non-current assets held for sale
Office
Industrial
Retail

55 000

175 050

1 173 900

395 610

1 228 900

570 660

The Fund intends to sell eleven buildings with settlement taking place within 12 months of the reporting date for a consideration
of R1 228.9 million (2019: R570.7 million) and has presented those assets as non-current assets held for sale. Assets to the value
of R838.2 million have been sold and the Fund has received guarantees from the respective purchasers. These properties were
pending transfer at 31 March 2020. Refer to note 28, subsequent events, for additional information post year-end.
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

13.

2020

2019

Balance at the beginning of the year

570 660

79 121

Disposals

(285 000)

(8 725)

Non-current assets held for sale continued
Non-current assets held for sale is reconciled as follows:

Developments and capital expenditure
Fair value adjustments
Straight-line rental adjustment
Transfer to/from investment property base portfolio
Balance at the end of the year
For the year ended 31 March

14.

34

–

(15 388)

(4 986)

3 044

(450)

955 550

505 700

1 228 900

570 660

2020

2019

736 291

731 400

–

4 891

Stated capital
Authorised
2 000 000 000 ordinary shares
Issued (000)
Opening issued share capital
Dividend reinvestment programme (‘DRIP’)
Share issue
Shares in issue at year end (000)
Stated capital at year end (R’000)
For the year ended 31 March
R’000

15.

Borrowings

15.1

LONG TERM BORROWINGS

68 627

–

804 918

736 291

11 133 280

10 264 843

2020

2019

5 822 112

5 956 560

5 797 934

5 901 697

38 320

54 863

The balance at the end of the year comprises:
Long-term borrowings
Long term borrowings
Interest accrual on borrowings
Capitalised fees

1

(14 142)

–

Short-term borrowings1

1 055 603

1 103 872

Total borrowings

6 877 715

7 060 432

Short-term borrowings are de-risked by the availability of guarantees of R0.7 billion and cash of R0.5 billion (2019: R1.8 billion undrawn facilities).
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

2020

2019

Balance at the beginning of the year

7 060 432

6 811 119

Long-term borrowings

5 901 697

5 917 743

Short-term borrowings

1 103 872

839 000

54 863

54 376

(795 652)

(308 807)

15. Borrowings continued
15.2

RECONCILIATION OF BORROWINGS

Interest accrual on borrowings1
Cash movements
Proceeds from borrowings

2 641 967

2 993 000

Repayment of borrowings

(2 804 715)

(2 687 655)

Finance costs paid

(632 904)

(614 152)

Non-cash movements

612 935

612 497

Amortised fees
Finance costs recognised
Balance at the end of the year

(8 552)

(760)

621 487

613 257

6 877 715

7 060 432

Long-term borrowings

5 797 934

5 901 697

Short term borrowings

1 055 603

1 103 872

Capitalised fees

(14 142)

–

Interest accrual on borrowings

38 320

54 863

2020

2019

8 136

4 013

Gain on fair value of investments

6 685

4 123

Sale of Ingenuity

(6 164)

–

Balance at the end of the year

8 657

8 136

The above reconciliation excludes interest rate swaps.
1

Included in trade and other payables in 2018 and subsequently re-allocated to borrowings in 2019.

For the year ended 31 March
R’000

16.

Deferred taxation
Balance at the beginning of the year

Deferred taxation is recognised for temporary differences between the carrying amounts of assets and liabilities for financial
reporting purposes and the amounts used for taxation purposes.
Section 25BB of the Income Tax act allows for the deduction of the qualifying distribution paid to shareholders, but the deduction is
limited to taxable income. To the extent that no tax will be payable in future as a result of the qualifying distribution, no deferred tax is
raised on items such as the straight-line rental revenue adjustment and revenue received in advance.
The Fund would be subject to CGT on disposals of any investment that is not classified as a REIT or where the Fund holds less than
20% of such an investment. Such investments do not meet the definition of a ‘property company’ as defined under S25BB of the
Income Tax Act and therefore deferred tax has been raised on such investments. During the current year, the Fund disposed of its
investment in Ingenuity and decreased its holding in IAP to 9%. Prior to the sale of IAP shares in May 2019, the Fund held 20.9% of
IAP and therefore previously did not raise deferred tax.
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

17.

187 670

162 663

Tenant deposits

56 158

43 406

Trade and other creditors

53 356

106 064

Value added tax creditor

11 134

10 824

Income received in advance

31 322

31 931

339 640

354 888

2020

2019

21 262 688

20 859 649

For the year ended 31 March
R’000

Net asset value
Total assets
Less: Total liabilities

(8 665 535)

(8 297 411)

12 597 153

12 562 238

804 918 444

736 290 993

Net asset value per share (cents)

1 565

1 706

For the year ended 31 March
R’000

2020

2019

1 324 647

1 468 906

9 639

(25 094)

Net asset value
Number of shares in issue at the end of the period

19.

2019

Trade and other payables
Accrued expenses

18.

2020

Cash generated from operations
Operating profit
Straight-line rental revenue adjustment
Non-cash items

105 891

9 483

Working capital movement

(772 929)

(66 959)

Increase in trade and other receivables

(757 681)

(61 009)

Decrease in trade and other payables

(15 248)

(5 950)

667 248

1 386 336

Cash generated from operations
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

20.

Borrowing powers
The borrowing capacity of the Fund is unlimited in terms of its Memorandum of Incorporation.
For the year ended 31 March
R’000

21.

2020

2019

51 694

177 935

51 694

177 935

2020

2019

Less than 1 year

1 423 675

1 224 189

Between 1 and 5 years

3 071 577

2 817 521

Capital commitments
Authorised and contracted

For the year ended 31 March
R’000

22.

Minimum contracted rental
The Fund leases a number of retail, office and industrial properties under operating leases, which
typically run for a period of 3 to 5 years.
Contractual amounts receivable in terms of operating lease agreements:

Between 1 and 2 years

1 267 827

–

Between 2 and 3 years

919 078

–

Between 3 and 4 years

571 660

–

Between 4 and 5 years

313 012

–

More than 5 years

1 002 621

941 582

5 497 873

4 983 292

Lessees are entitled to the use of the properties leased to them for their own business purposes for the duration of the contracted
lease period.
All leases currently take the form of operating leases as per IFRS 16: Leases (‘IFRS 16’) as no lease transfers substantially all the
risks and rewards incidental to ownership.
For the year ended 31 March
R’000

23.

2020

2019

Asset management fees

(55 451)

(75 533)

Letting commissions

(18 134)

(21 705)

Related parties
The table below shows the transactions and balances (not disclosed elsewhere) that the Fund
has with related parties:
Investec Property Proprietary Limited1

Izandla Property Fund
Increase in equity investment

830

14 995

Movement in loans receivable (including convertible loan)

319

113 765

24 775

30 058

Finance income from associates
Finance income from loans to associates at fair value through profit or loss

9 536

4 669

–

(30 000)

326

–

Interest received

199 935

105 239

Intercompany debtors

649 234

–

Expected credit losses
Izandla dividend received
Investec Property Fund Offshore Investments Proprietary Limited
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

For the year ended 31 March
R’000

23.

2020

2019

Related parties continued
Investec Bank Limited Group2
Cash and cash equivalents3

480 620

192 714

Borrowings3

(854 537)

(362 281)

Fair value of derivative instruments3

(582 357)

(119 949)

(4 893 109)

(5 249 927)

349 658

465 260

Rentals received

71 995

66 462

Interest received4

11 409

9 261

Nominal value of swap derivatives
Nominal value of FEC’s

Sponsor fees paid

(210)

(193)

–

(3 138)

(44 203)

(48 562)

Corporate advisory and structuring fees paid
Interest paid on related party borrowings
Net interest received on cross currency swaps

25 374

31 323

Interest paid on interest rate swaps

(22 385)

(21 494)

Intercompany loans with 100% held subsidiaries
Spareprops Proprietary Limited
Bethlehem Property Development Proprietary Limited
Fleurdal Properties Proprietary Limited
Erf 145 Isando Properties Proprietary Limited
Lekup Property Company 6 Proprietary Limited

(37 944)

(38 931)

(409 966)

(409 990)

64 448

35 138

(112 693)

(112 025)

(21 276)

(21 300)

Double Flash Investments Proprietary Limited

(2 767)

(4 918)

Friedshelf 113 Proprietary Limited

(23 817)

(49 055)

Listani Proprietary Limited

(25 387)

(21 991)

Torte Trade and Investment Proprietary Limited
Investec Property Fund Offshore Investments Proprietary Limited

54
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1 323 795

803 991

(7 808)

(7 068)

Farm Rietfontein (RF) 31 Proprietary Limited
1

Fellow subsidiary and key management entity.

2

Fellow subsidiary.

3

Included in carrying values as per the statement of financial position.

4

Interest is earned at the daily negotiated call rate of 5.05% (FY19: 6.3%).

For the year ended 31 March
R’000

24.

IPF status

REIT requirements
JSE requirements
Distribute at least 75% of distributable profits1

√

Rental income must comprise 75% of revenue

√

Total liabilities cannot exceed 60% of total assets

√

Taxation requirements
75% of gross income must comprise rental income
1

√

Refer to note 28, subsequent events, for further details relating to the final dividend for the year ended 31 March 2020.
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

25.

Capital management
The Fund is funded partly by stated share capital and partly by external borrowings.
In terms of its covenants entered into during the year, the Fund is committed to a maximum value of external borrowings of 50% of
the value of investment property and investment assets. In practice, the Fund aims to keep LTV levels between 30% and 40% over
the long term. At 31 March 2020, the nominal value of borrowings was equal to 47.5% (2019: 35.9%) of the value of investment
property, other investments and equity accounted investments in and loans to associates. This represents a temporary increase
from historical levels due to bridge funding incurred in respect of the Pan-European Logistics and Belgian acquisitions through IPFO
during H2 2020, however this is expected to normalise to c.34% post implementation of a de-gearing flightpath. Please refer to
section 3 page 54 of the integrated annual report, LTV, for further details on the proposed de-gearing flightpath.
The Board’s policy is to maintain a strong capital base, comprising its shareholders’ interest, so as to promote investor, creditor and
market confidence and to sustain future development of the business. It is the Fund’s stated purpose to deliver medium to longterm sustainable growth in distributions per share. All net profits are distributed on a six-monthly basis. The Board monitors the
level of distributions to shareholders and ensures that no profits of a capital nature are distributed. There were no changes in the
Fund’s approach to capital management during the year. The company is not subject to externally imposed capital requirements.

For the year ended 31 March
R’000

26.

Financial risk management

26.1

Total assets and liabilities

Mandatorily
held at fair
value

Amortised
cost

Nonfinancial
instruments

Total

The table below sets out the Fund’s accounting classification
of each class of asset and liability and their fair values at
31 March 2020
ASSETS
Non-current assets

831 599

1 353 515

16 072 475

18 257 589

Investment property

–

–

12 597 914

12 597 914

Straight-line rental revenue adjustment

–

–

406 715

406 715

Equity accounted investment in associate

–

–

25 284

25 284

Other investments
Investment in subsidiaries
Derivative financial instruments1
Loans to associate
Non-current assets held for sale

661 213

–

–

661 213

–

1 175 012

1 813 662

2 988 674

170 386

–

–

170 386

–

178 503

–

178 503

–

–

1 228 900

1 228 900

139 692

2 716 315

149 092

3 005 099

Intercompany loans receivable

–

1 388 297

–

1 388 297

Trade and other receivables

–

806 901

149 092

955 993
521 117

Current assets

–

521 117

–

Current portion of derivative financial instruments1

Cash and cash equivalents

45 123

–

–

45 123

Current portion of loans to associate

94 569

–

–

94 569

971 291

4 069 830

16 221 567

21 262 688

515 496

5 822 112

8 657

6 346 265

–

5 822 112

–

5 822 112

515 496

–

–

515 496

Total assets
LIABILITIES
Non-current liabilities
Long-term borrowings
Derivative financial instruments1
Deferred taxation

–

–

8 657

8 657

282 369

1 994 445

42 456

2 319 270

Intercompany loans payable

–

641 658

–

641 658

Trade and other payables

–

297 184

42 456

339 640

Current portion of long-term borrowings

–

1 055 603

–

1 055 603

Current liabilities

Current portion of derivative financial instruments1

282 369

–

–

282 369

Total liabilities

797 865

7 816 557

51 113

8 665 535

1
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The derivatives are classified as held for trading.
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For the year ended 31 March
R’000

26.
26.1

Mandatorily
held at fair
value

Amortised
cost

Nonfinancial
instruments

Total

Financial risk management continued
Total assets and liabilities continued
The table below sets out the Fund’s accounting classification
of each class of asset and liability and their fair values at
31 March 2019
ASSETS
1 553 786

1 353 967

16 453 963

19 361 716

Investment property

Non-current assets

–

–

13 492 686

13 492 686

Straight-line rental revenue adjustment

–

–

427 574

427 574

Equity accounted investment in associate

–

–

33 242

33 242

1 404 915

–

–

1 404 915

Other investments
Investment in subsidiaries

–

1 175 012

1 929 801

3 104 813

Derivative financial instruments1

55 073

–

–

55 073

Loans to associate

93 798

178 955

–

272 753

–

–

570 660

570 660

32 588

1 346 028

119 317

1 497 933

Intercompany loans receivable

–

839 159

–

839 159

Trade and other receivables

–

132 888

119 317

252 205

Cash and cash equivalents

–

373 981

–

373 981

Non-current assets held for sale
Current assets

Current portion of derivative financial instruments1
Total assets

32 588

–

–

32 588

1 586 374

2 699 995

16 573 280

20 859 649

203 258

5 956 560

8 136

6 167 954

–

5 956 560

–

5 956 560

203 258

–

–

203 258

–

–

8 136

8 136

5 418

2 081 284

42 755

2 129 457
665 279

LIABILITIES
Non-current liabilities
Long-term borrowings
Derivative financial instruments1
Deferred taxation
Current liabilities
Intercompany loans payable

–

665 279

–

Trade and other payables

–

312 133

42 755

354 888

Current portion of long-term borrowings

–

1 103 872

–

1 103 872

Current portion of derivative financial instruments1
Total liabilities
1

5 418

–

–

5 418

208 676

8 037 844

50 891

8 297 411

In the prior year all items were mandatorily held at fair value except for long-term borrowings which was designated at fair value.
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26.

Financial risk management continued

26.2

Financial instruments
Financial instruments consists of:
• Derivative financial instruments to hedge interest rate and foreign exchange risk at fair value through profit or loss.
• Investment in listed equity (IAP) at fair value through profit or loss.
• Investment in unlisted equity (Edcon) at fair value through profit or loss.
• Loans to associate (Izandla) at fair value through profit or loss.
• Loans to associate (Izandla) at amortised cost.
• Long term borrowings at amortised cost.
• Cash and cash equivalents, trade and other receivables, trade and other payables and variable rate loans at amortised cost.
The table below analyses financial instruments carried at fair value, by valuation method, defined as follows:
Level 1 – quoted prices (unadjusted) in active markets for identical assets or liabilities that the entity can access at measurement
date.
Level 2 – inputs other than quoted prices included within level 1 that are observable for the assets and liabilities, either directly
(i.e. as prices) or indirectly (i.e. derived from prices).
Level 3 – inputs for the assets and liabilities that are not based on observable market data (unobservable inputs).
For cash and cash equivalents, trade and other payables, trade and other receivables as well as variable interest rate loans
which are not carried at fair value, the carrying value is a reasonable approximation of fair value. In accordance with IFRS 7.29,
no disclosure around fair value is required for these items.
Carried at
amortised
cost

Carried at
fair value

Level 1

Other investments

661 213

661 213

–

–

–

Loans to associate

94 569

–

–

94 569

178 503

Level 2

Level 3

FAIR VALUE HIERARCHY
at 31 March 2020
Assets

Investments in subsidiaries

–

–

–

–

1 175 012

Intercompany loans receivable

–

–

–

–

1 388 297

Derivative financial instruments

215 509

–

215 509

–

–

–

–

–

–

806 901

Trade and other receivables1
Cash and cash equivalents
Total financial assets

–

–

–

–

521 117

971 291

661 213

215 509

94 569

4 069 830

Liabilities
Derivative financial instruments

36

797 865

–

797 865

–

–

Long-term borrowings (including current)

–

–

–

–

6 877 715

Intercompany loans payable

–

–

–

–

641 658

Trade and other payables2

–

–

–

–

297 184

Total financial liabilities

797 865

–

797 865

–

7 816 557
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26.

Carried at
amortised
cost

Carried at
fair value

Level 1

Level 2

Other investments

1 404 915

1 404 915

–

–

–

Loans to associate

93 798

–

–

93 798

178 955

–

–

–

–

1 175 012
839 159

Level 3

Financial risk management
continued

26.2

Financial instruments continued
FAIR VALUE HIERARCHY
at 31 March 2019
Assets

Investments in subsidiaries
Intercompany loans receivable

–

–

–

–

Derivative financial instruments

87 662

–

87 662

–

–

Trade and other receivables1

–

–

–

–

132 888

Cash and cash equivalents

–

–

–

–

373 981

1 586 375

1 404 915

87 662

93 798

2 699 995

Total financial assets
Liabilities
Derivative financial instruments

208 676

–

208 676

–

–

Long-term borrowings (including current)

–

–

–

–

7 060 432

Intercompany loans payable

–

–

–

–

665 279

2

Trade and other payables

–

–

–

–

312 133

Total financial liabilities

208 676

–

208 676

–

8 037 844

1

Trade and other receivables exclude prepayments which are non-financial instruments.

2

Trade and other payables exclude revenue received in advance and value added tax as these are non-financial instruments.

Details of changes in valuation techniques in current and prior year
There have been no significant changes in valuation techniques during the current or prior year.
There were no transfers between level 1, level 2 and level 3 in the current or prior year.
26.3

FAIR VALUE ESTIMATION at 31 March 2020
LEVEL 1 VALUATIONS at 31 March 2020
The valuation of IAP is based on the closing share price times the number of shares held at the reporting date, which is a level 1
valuation.
LEVEL 2 VALUATIONS at 31 March 2020
Derivatives
Derivative financial instruments consist of interest rate hedging instruments, cross-currency hedges as well as foreign exchange
hedging instruments. Interest rate hedging instruments are valued by discounting future cash flows using the market rate indicated
on the interest rate curve (see definition below) at the dates when the cash flows will take place. Foreign exchange hedging
instruments are valued by making reference to market prices for similar instruments and discounting for the effect of the time value
of money.
Definition of ‘interest rate curve’
The interest rate curve is the South African swap curve which represents a benchmark interest rate curve for all JIBAR-related
transactions in the market. JIBAR itself is a benchmark short-term interest rate and, as such, the swap curve gives a representation
of future expectations of JIBAR. It is constructed using both short-dated financial instruments (such as FRAs), as well as longer
dated instruments (such as swaps) where the movements in the curve are reflected through price changes of the underlying
instruments.
LEVEL 3 VALUATIONS at 31 March 2020
The significant unobservable inputs used to derive the level 3 fair value measurements are those relating to the valuation of
underlying investment properties. See below valuation techniques used to derive level 3 fair values for investment property.
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The level 3 valuations are reconciled as follows:

26.

Izandla
convertible
loan1

Financial risk management continued

26.3

LEVEL 3 VALUATIONS at 31 March 2020 continued
Balance at the beginning of the period

93 798

Acquisition

–

Net interest accrued
Balance at the end of the year
1

771
94 569

The fair value of the conversion option of the loan is linked to the value of Izandla. If this changed by 5%, the value of the loan would move
by R5 million.

The level 3 valuations are reconciled as follows:

Izandla
convertible
loan

LEVEL 3 VALUATIONS at 31 March 2019
Balance at the beginning of the period
Acquisition
Net interest accrued
Balance at the end of the year

–
93 798
–
93 798

Investment property
In terms of IAS 40, the Fund has elected to carry its investment property at fair value.
The current use of the property is considered the highest and best use.
The Fund’s policy is to assess the valuation of investment properties at each reporting period. During the year ended
31 March 2020, the assessment resulted in a net downward revaluation of the South African portfolio of R248.8 million
(March 2019: downward revaluation of R24.3 million). The directors’ valuation method is the income capitalisation method which
is a generally accepted methodology used in the industry. Each property is required to be revalued externally every three years.
In the interest of transparency, the Fund elected to increase the number of properties that are revalued externally from one-third to
one-half of total properties and to use a second valuer. As a result, 42 properties (55% of the portfolio) were revalued externally in
the current year. 28 properties were valued by Mills Fitchet Magnus Penny Proprietary Limited and 14 by Spectrum Valuations and
Asset Solutions Proprietary Limited. The valuers use both the discounted cash flow method as well as the cap rate method to value
properties. Both valuers are registered in terms of Section 19 of the Property Valuers Professional Act, No 47 of 2000. The impact
of the lockdown measures implemented as a result of the COVID-19 pandemic have been taken into consideration in determining
the inputs to the valuation technique applied. The Fund has considered these impacts both generally for the property market as
a whole, as well as on a case by case basis where required, based on events up to and expectations of the future impact at the
reporting date. Refer below for the relationship with each level 3 unobservable input. Where directors’ valuations were lower than the
external valuations the directors’ valuations were used.
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26. Financial risk management continued
26.3

LEVEL 3 VALUATIONS continued
Valuation techniques used to derive level 3 fair values
The significant unobservable inputs used to derive the fair value measurements are those relating to the valuation of underlying
investment properties.
The table below includes the following definitions and relationship between the unobservable inputs and fair value measurement:
Expected rental value (‘ERV’)

The rent at which space could be let in the market conditions prevailing at the date of
valuation.

Equivalent yield

The equivalent yield is defined as the internal rate of return of the cash flow from the property,
assuming a rise to ERV at the next review, but with no further rental growth.

Long-term vacancy rate

The ERV of the expected long-term average structural vacant space divided by the ERV
of the whole property. Long-term vacancy rate can also be determined based on the
percentage of estimated vacant space divided by the total lettable area.

Significant unobservable inputs

Relationship between unobservable inputs and fair value measurement

Expected rental value (‘ERV’)

An increases or decrease in ERV is directly correlated to an increase or decrease the
estimated fair value. A 5% increase or decrease in the ERV would result in a 5% increase or
decrease in the estimated fair value.

Equivalent Yield

Increases/decrease in the equivalent yield would result in decreases/increases in the estimated
fair value. The range of equivalent yields within the portfolio were between 6.7% and 14.1%.
Should the respective yield applied per property increase or decrease by 25 basis points, the
fair value would decrease by c.3% and decrease by c.3% respectively. Further disaggregation
the SA portfolio into its sectors namely retail, office and industrial will result in a 3% change in
the retail and office fair values and a 2% change in the industrial fair values.

Long-term vacancy rate

Increases/decreases in the long-term vacancy rate would result in decreases/increases in the
estimated fair value. As at year end the long-term vacancy rate within the portfolio was 3.5%.
Given the high tenancy rates of the Fund’s property portfolio the long-term vacancy rate may
not always be applicable.

The fair value of the underlying property portfolio has been determined using the income capitalisation method.
Management considers the observability of inputs on an annual basis.
All gains and losses recorded in profit or loss for recurring fair value measurements categorised within level 3 of the fair value
hierarchy are attributable to changes in unrealised gains or losses relating to investment property held at the end of the reporting
period.
Please refer to the reconciliation of investment property provided under note 9 which facilitates full IFRS 13 compliance in
combination with the disclosure in this note.
26.4

OTHER FINANCIAL RISK MANAGEMENT CONSIDERATIONS
The financial instruments of the Fund consist mainly of cash and cash equivalents (including deposits with banks), borrowings,
derivative instruments, trade and other receivables, trade and other payables and dividends. The Fund purchases or issues financial
instruments in order to finance operations and to manage the interest rate risks that arise from these operations and the source of
funding.
The Fund has exposure to the following risks from its use of financial instruments:
(a) Credit risk
(b) Liquidity risk
(c) Market risk
The board has overall responsibility for the establishment and oversight of the Fund’s risk management framework. The board
has established the Audit and Risk Committee, which is responsible for developing and monitoring the Fund’s risk management
policies. The Audit and Risk Committee reports regularly to the board on its activities.
The Audit and Risk Committee oversees how management monitors compliance with the Fund’s risk management policies and
procedures and reviews the adequacy of the risk management framework in relation to the risks faced by the Fund. The Audit and
Risk Committee is assisted in its oversight role by Investec internal audit, which undertake both regular and ad hoc reviews of risk
management controls and the results of which are reported to the Audit and Risk Committee.

SEPARATE ANNUAL FINANCIAL STATEMENTS
Investec Property Fund Limited separate annual financial statements 2020

39

NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

26. Financial risk management continued
26.4(a) Credit risk
Credit risk is the risk of financial loss to the Fund if a client or counterparty to a financial instrument fails to meet its contractual
obligations, and arises from derivatives, trade and other receivables as well as cash and cash equivalents. There is no significant
concentration of credit risk as exposure is spread over a large number of counterparties.
Exposure to credit risk
For the year ended 31 March
R’000

2020

2019

Trade receivables (excluding non-financial instruments)

806 901

132 888

Loans to associate

273 072

272 753

Derivative financial instruments

215 509

87 662

Cash and cash equivalents

521 117

373 981

Intercompany loan receivable

1 388 297

839 159

Intercompany loans related to investments in subsidiaries

1 175 012

1 175 012

Trade receivables
The Fund’s exposure to credit risk is mainly in respect of clients and is influenced by the individual characteristics of each client.
The Fund’s widespread client base reduces credit risk.
Management has established a credit policy under which each new client is analysed individually for creditworthiness before the
Fund’s standard payment terms and conditions are offered which include, in the majority of cases, the provision of a deposit of at
least one month’s rental. When available, the Fund’s credit review includes external ratings.
The debtors’ ageing is monitored on an ongoing basis and any amount outstanding for an extended period of time is an indicator
of impairment.
Impairment losses have been recorded for those debts whose recovery was not reasonably assured at year-end. The maximum
credit exposure at the reporting date was R63.7 million (2019: R58.1 million), of which R24.4 million (2019: R22.8 million) has
already been provided for.
Loans to associate and loans to associate at fair value
The cash flow forecast of Izandla based on contractual lease income indicates the ability to pay the interest on the mezzanine loans
and convertible shareholder loan. Any deterioration in Izandla’s cash flows would indicate an increase in credit risk. The mezzanine
loans are secured, but rank behind senior lenders.
Derivative assets and cash and cash equivalents
Exposure to credit risk is limited by investing in liquid funds and entering into derivative financial instruments with counterparties who
have high percentage tier one capital holdings and strong credit ratings assigned by international credit rating agencies.
Concentration risk
The majority of the derivative balances are held with Investec. The Fund does not see this as a risk as the bank has a high credit
rating. The Fund evaluates the concentration risk with respect to trade receivables as low, as its clients are in several jurisdictions
and industries and operate in largely independent markets.
26.4(b) Market risk
Interest rate risk
The Fund is exposed to interest rate risk and adopts a policy of ensuring that at least 75% of its exposure to changes in interest
rates on borrowings is on a fixed basis. This is achieved by entering into interest rate swap contracts where a fixed interest rate is
paid in exchange for variable interest rate instruments. All such transactions are carried out within the guidelines set by the Audit
and Risk Committee. As a consequence, the Fund is exposed to fair value interest rate risk in respect of the fair value of its interest
rate derivative instruments, which will not have an impact on distributions. Short-term receivables and payables and investments are
not directly exposed to interest rate risk.
It is estimated that for the year ended 31 March 2020, a 1% increase/decrease in interest rates on the variable rate borrowings
would have decreased/increased the Fund’s profit after tax by approximately R4.9 million (2019: R12.2 million).
At 31 March 2020, 93.1% (2019: 84.0%) of interest-bearing borrowings were fixed for a weighted average of 4.4 years
(2019: 3.4 years).
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26. Financial risk management continued
26.4(b) Market risk continued
Currency risk
The Fund is exposed to currency risk as a result of its investment in IAP. IAP dividends will be declared in Australian Dollars.
This exposes the Fund to changes in the value of the distribution as a result of currency fluctuations. The risk is managed through
entering into cross currency swaps.
Share price risk
The Fund is exposed to share price risks due to the fact that it holds shares in IAP. The changes in the share price of this investment
will result in fair value adjustments and affects the carrying value of the investment.
For every R1.00 movement in the share price of IAP, the value of the investment that is recognised by the Fund increases/decreases
by R55.1 million (2019: R100.2 million).
Derivatives
Derivative instruments are used to hedge the Fund’s exposure to any increases in interest rates on variable interest rate loans.
Interest rate swap contracts are entered into whereby the Fund hedges out its variable rate obligation to provide a maximum fixed
rate obligation.
Interest rate swaps
Details of the interest rate fixed for variable swap instruments are as follows:

Nominal
amount
ZAR’000

Expiry date
financial
year

Weighted
average
swap rate
(%)

1 484 250

2023

7.2

890 000

2024

7.3

2 577 500

2025

7.6

525 000

2026

8.0

Investec

275 000

2020

7.3

Investec

902 500

2021

7.8

Investec

1 422 750

2022

7.6

Investec/Nedbank/Standard Bank

1 011 500

2023

7.3

Investec/Nedbank

1 125 000

2024

7.8

225 000

2025

7.7

Financial institution
31 March 2020
Investec/Standard Bank
Investec/Nedbank
Investec/Standard Bank/Nedbank
Investec
31 March 2019

Investec/Standard Bank
Forward exchange rate contracts

FECs are entered into to mitigate foreign exchange exposure. The details of the FEC instruments are as follows:
Nominal
amount
AUD’0001

Expiry date
financial
year

ZAR/AUD

Investec
Investec/Standard Bank
Investec/Standard Bank
Investec/Standard Bank
31 March 2019
Investec
Investec
Investec/Standard Bank
Investec/Standard Bank

5 678
5 084
3 700
1 500

2021
2022
2023
2024

12.0
12.7
13.5
14.0

5 964
5 678
5 084
3 700

2020
2021
2022
2023

11.3
12.0
12.7
13.5

Standard Bank

1 500

2024

14.0

Financial institution
31 March 2020

1

All AUD FECs were exited after year end following the disposal of IAP on 11 June 2020.
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26. Financial risk management continued
26.4(b) Market risk continued
Nominal
amount
GBP’000

Expiry date
financial
year

ZAR/GBP

Investec/Standard Bank

278

2021

21.7

Investec/Standard Bank

429

2022

22.8

Investec

351

2023

24.4

Investec

180

2024

26.1

Investec

397

2020

20.1

Investec/Standard Bank

458

2021

21.6

Investec

384

2022

22.7

Investec

351

2023

24.4

Investec

180

2024

26.1

Nominal
amount
EUR’000

Expiry date
financial
year

ZAR/EUR

Investec/Standard Bank/Nedbank

8 852

2021

17.8

Investec/Standard Bank/Nedbank

7 073

2022

19.0

Investec/Standard Bank/Nedbank

11 074

2023

20.2

Investec/Standard Bank/Nedbank

12 202

2024

20.8

Investec/Standard Bank/Nedbank

11 266

2025

22.0

4 074

2026

22.9

Investec/Standard Bank/Standard Chartered

3 336

2020

16.6

Investec/Standard Bank

3 638

2021

17.9

Investec/Standard Bank

3 681

2022

19.1

Investec/Standard Bank

3 198

2023

20.6

Financial institution
31 March 2020

31 March 2019

Financial institution
31 March 2020

Nedbank
31 March 2019

Cross-currency swaps (CCSs)
CCS were entered into to convert ZAR borrowings to hedge the mismatch between currency of borrowing and currency of
investment. The details of the CCS are as follows:

Financial institution

Expiry date
Amount
AUD’0001 financial year

Rate
(%)

31 March 2020
Investec

32 661

2021

4.3

Investec

10 000

2024

4.0

Investec

41 295

2021

4.7

Investec

18 750

2023

4.7

Investec

10 000

2024

4.2

31 March 2019

1
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All AUD CCSs were exited after year end following the disposal of IAP on 11 June 2020.
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26. Financial risk management continued
26.4(c) Liquidity risk
Liquidity risk is the risk that the Fund will not be able to meet its financial obligations as they fall due. The Fund’s policy is to seek to
minimise its exposure to liquidity risk by balancing its exposure to interest rate risk and refinancing risk. In effect the Fund seeks to
borrow for as long as possible at the lowest acceptable cost.
The Fund regularly reviews the maturity profile of its financial liabilities and will seek to avoid concentration of maturities through the
regular replacement of facilities and by using a selection of maturity dates.
The table below set out the maturity analysis of the Fund’s financial liabilities based on the undiscounted contractual cash flows,
being capital and interest repayments.
For the year ended 31 March
R’000

Within 1 year

1– 2 years

2 – 5 years

Over 5 years

Total

2020
Long-term borrowings

1 514 209

2 196 726

3 838 403

744 585

8 293 923

Derivative financial instruments

260 480

169 834

181 242

4 909

616 465

Intercompany loans payable

641 658

–

–

–

641 658

Trade and other payables

297 184

–

–

–

297 184

2 713 531

2 366 560

4 019 645

749 494

9 849 230

1 627 927

1 206 506

4 083 130

2 178 888

9 096 451

Total liabilities
2019
Long-term borrowings
Derivative financial instruments

81 425

258 717

139 496

–

479 638

Intercompany loans payable

665 279

–

–

–

665 279

Trade and other payables

324 594

–

–

–

324 594

2 699 225

1 465 223

4 222 626

2 178 888

10 565 962

Total liabilities

Cash flows are monitored on a monthly basis to ensure that cash resources are adequate to meet the funding requirements of the
Fund. In terms of covenants with its lenders, the nominal value of interest bearing borrowings may not exceed 50% of the value of
investment property and the carrying value of other investments and the interest cover ratio is not less that 2x.

27.

Voluntary reclassification
The increased investment activity for the Fund this year resulted in a greater focus on offshore fund investments and changes
in composition of associates, joint ventures and subsidiaries of the Fund. Management considered it appropriate to review the
structure of the financial statements presentation and disclosure and believes that the resulting presentation and classification
changes will result in better communication of financial information to the users. The following reclassifications of the financial
statements have been made in the current financial statements.
Reclassification of statement of financial position
Loans to associates are now presented separately from investments in associates.
Reclassification of statement of comprehensive income
Expected credit losses have been disaggregated from operating expenses.
Finance income and finance income from associates have been consolidated into one line item.
Income from other investments and finance income from associate at fair value through profit or loss have been consolidated into
one line item.
Representation of statement of cash flows
Operating activities – Finance income and finance income from associates have been consolidated into a single line item.
Investing activities – The descriptions have been represented to indicate nature of transaction and not the counterparty to the
transaction.
Financing activities – All borrowings have been aggregated into proceeds and repayment of borrowings.
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NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

27. Voluntary reclassification continued

Separate statement of financial position
R’000
Equity accounted investment in associate1
Loans to associate2
Total
1

Previously equity accounted investment in and loans to associate.

2

Previously loans to associates at fair value through profit or loss.

Separate statement of comprehensive income
R’000
Property expenses
Expected credit losses3
Income from investments4
Finance income from loans to associate at fair value through profit or loss5
Finance income
Finance income from associate6
Total
3

Previously included as part of property expenses.

4

Previously income from other investments.

5

Consolidated into income from investments.

6

Consolidated into finance income.

Separate statement of cash flows
R’000
Finance income received
Finance income from associates7
Operating activities total
Term loans repaid9
Commercial paper issued and repaid (net)8
Corporate bonds issued8
Corporate bonds repaid9
Proceeds from borrowings
Repayment of borrowings
Financing activities total

44

7

Consolidated into finance income.

8

Consolidated into proceeds from borrowings.

9

Consolidated into repayment from borrowings.
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Previously
reported
Audited
Year ended
31 March 2019
212 197
93 798
305 995

Previously
reported
Audited
Year ended
31 March 2019
(284 381)
–
104 538
4 669
121 364
30 058
(23 752)

Previously
reported
Audited
Year ended
31 March 2019

Reclassified
Year ended
Adjustments 31 March 2019
(178 955)
178 955
–

33 242
272 753
305 995

Reclassified
Year ended
Adjustments 31 March 2019
10 157
(10 157)
4 669
(4 669)
30 058
(30 058)
–

(274 224)
(10 157)
109 207
–
151 422
–
(23 752)

Reclassified
Year ended
Adjustments 31 March 2019

121 364
21 606
142 970

21 606
(21 606)
–

142 970
–
142 970

(2 322 655)
178 000
2 815 000
(365 000)
–
–
305 345

2 322 655
(178 000)
(2 815 000)
365 000
2 993 000
(2 687 655)
–

–
–
–
–
2 993 000
(2 687 655)
305 345

1

NOTES TO THE SEPARATE ANNUAL FINANCIAL STATEMENTS
(continued)

28.

SUBSEQUENT EVENTS
•

R164 million of commercial paper was repaid and R54 million of commercial paper debt was raised on 28 April 2020 at a rate
of 3 month JIBAR plus 60 basis points.

•

The Fund received the proceeds for the Boitekong held for sale property amounting to R210 million.

•

The Fund disposed of its entire shareholding in Investec Australia Property Fund (“IAP”) on 11 June 2020 for gross proceeds
of R743 million. The sale allows the Fund to exit a minority position at an attractive return, deploy sale proceeds to de-gear
the balance sheet and continue to focus resources on UK and Pan-European strategies.

•

Jenna Sprenger elected to step down from the board of directors as Chief Financial Officer (“CFO”) of the Fund. She will
remain in the role until an appropriate replacement has been appointed. Jenna elected this change for personal reasons,
enabling her to spend more time with her family.

•

The Fund considers the declaration of COVID-19 as a pandemic a significant event and has intensely kept abreast of the
global pandemic. To date, the Fund has agreed rental relief to qualifying tenants. The relief has been provided by way of rental
discounts and rental deferrals with the discounts provided almost solely to SMME’s, retail line shops and restaurants based on
guidelines proposed by the South African Property Industry Group. In respect of the industrial and office sectors, the majority
of concessions have been granted in the form of rent deferrals. The Fund’s offshore operations have been impacted by the
lockdown measures put in place by the various governments. However, this has been to a lesser extent given the reduced
exposure to retail in these markets. As with other landlords, IPF has seen the economic impacts of COVID-19 and the
global lockdowns on its tenant base in its monthly collection rates and the value of rental concession requests received. The
evidence to date has been encouraging with collections across South Africa as follows:
% Collections

South Africa
•

April (as % of April rent
receivable)

May (as % of May rent
receivable)

73%

81%

At the time of releasing the annual financial statements IPF has not declared a final dividend in respect of the 2020 financial
year. This is as a result of the uncertainty caused by the COVID-19 pandemic. The Fund is conscious of the implications on
its REIT status and will not compromise on this. A possible tax obligation may arise for distributable earnings not declared
as a dividend in the event that the fund does not declare its full distributable earnings as a dividend within 12 months of the
financial year end.
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CORPORATE INFORMATION

Investec Property Fund Limited
Incorporated in the Republic of South Africa
Registration number 2008/011366/06
Share code: IPF | ISIN: ZAE000180915

Secretary and registered office
c/o Company Secretarial
Investec Bank Limited
100 Grayston Drive
Sandown Sandton 2196
PO Box 78949 Sandton 2196

Internet address
www.investecproperty.com

Auditor
Ernst & Young Inc.
102 Rivonia Road
Sandton
Johannesburg 2194

Transfer secretaries
Computershare Investor Services Proprietary Limited
Rosebank Towers
15 Biermann Avenue
Rosebank
Johannesburg 2196
PO Box 61051
Marshalltown 2107
Telephone (27 11) 370 5000

Sponsor
Investec Bank Limited
100 Grayston Drive
Sandown Sandton 2196
PO Box 785700
Sandton 2196

Directorate
Refer to pages 16 and 17 of the integrated annual report.
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For queries regarding information in this
document:
Investor Relations
Telephone (27 11) 286 7070
e-mail: investorrelations@investec.co.za
Internet address: www.investec.com/en_za/#home/
investorrelations.html

Preparer
The separate annual financial statements have been prepared
under the supervision of the chief financial officer,
Jenna Sprenger CA(SA).
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GLOSSARY OF TERMS

AGM

Annual General meeting

ASX

Australian Securities Exchange

AUD

Australian Dollar

B-BBEE

Broad-based black economic empowerment

Board

Board of directors of IPF

CCS

Cross-currency swap

CGT

Capital gains tax

CPS

Cents per share

CSI

Corporate social investment

DMTN

Domestic medium term note

Edcon

Edcon Acquisition Proprietary Limited

EDT

Entrepreneurship Development Trust

ERV

Expected rental value

EV

Enterprise value

EY

Ernst & Young Inc.

FECs

Forward exchange contracts

FVTPL

Fair value through profit or loss

GAV

Gross asset value

GBF

General banking facility

GLA

Gross lettable area

HFS

Held for sale

HQLA

High quality liquid assets

IAP

Investec Australia Property Fund

IPFO

Investec Property Fund Offshore Investments Proprietary Limited

IFRS

International Financial Reporting Standards

IRS

Interest rate swaps

Investec

Investec Bank Limited

Investec Property or The Manager or
Company for the Fund

Investec Property Proprietary Limited

IPF or The Fund

Investec Property Fund Limited

ISAs

International Standards on Auditing

IT

Information technology

Izandla or Izandla Property Fund

Izandla Property Fund Proprietary Limited

JIBAR

Johannesburg Interbank Agreed Rate

JSE

Johannesburg Stock Exchange

King IV

Report on Corporate Governance for South Africa 2016

KPI’s

Key performance indicators

LID

Lead Independent Director

LTV

Loan to value

MTM

Mark to market

NAV

Net asset value

SEPARATE ANNUAL FINANCIAL STATEMENTS
Investec Property Fund Limited separate annual financial statements 2020

47

GLOSSARY OF TERMS
(continued)

NPI

Net property income

POPI

Protection of Personal Information Act

PPL

Profit participating loans

REIT

Real Estate Investment Trust

ROI

Return on investment

SA

South Africa/South African

SAICA

South African Institute of Chartered Accountants

SAPOA

South African Property Owners Association

SLAs

Service level agreements

SMMEs

Small, medium and micro-sized enterprises

WALE

Weighted average lease expiry

WHT

Withholding tax

ZAR

South African Rand
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