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Executives’ report
Hyprop is a retail-focused REIT listed on the JSE with a R43.3 billion portfolio of shopping centres in South Africa, Eastern Europe and 
sub-Saharan Africa. 

Our year in review
Hyprop is making good progress in meeting its objectives and adapting to a dynamic retail environment disrupted by Covid-19, and 
taking advantage of the opportunities presented by the acceleration of ecommerce. 

Th e pandemic dominated FY2021, with second, third and fourth waves in many jurisdictions, disrupting economic and social life. 

Ever changing lockdown levels imposed by governments in the regions where we operate have disrupted economic activity while 
attempting to reduce the spread of infection. Th is start-stop approach has made it diffi  cult for retailers to generate momentum towards 
reaching pre-Covid-19 trading levels. 

Our Group has navigated these challenges by working with the principles and protocols we established during the pandemic’s early 
days. Th ese include tenant rent relief policies, hygiene protocols and working arrangements with major lenders. We continue to follow 
guidance from governments and other regulatory bodies as and when appropriate. 

We continued providing rent relief to tenants in FY2021 but at a lower total cost than FY2020, all the while balancing key tenant 
retention, maintaining vacancy levels, and ensuring our malls remain functional and continue to meet the changing needs of the 
communities they serve. 

We are confi dent our strategy and key priorities remain relevant even in a prolonged Covid-19 environment. We will continue creating 
safe environments and opportunities for people to connect and have authentic and meaningful experiences by owning and managing 
dominant retail centres in mixed-use precincts, in key economic nodes in South Africa and Eastern Europe. 

POSITIVE PROGRESS IMPLEMENTING STRATEGY

SOUTH AFRICA

• Property valuation 
decreased by R1.6 billion 
(5.9%)

• Maintained retail vacancy 
at 2.4%

• Average collection rate     
of 102%

• 3 Further Checkers FreshX 
on portfolio – Rosebank, 
Woodlands and CapeGate

• Solar projects completed 
on Gauteng portfolio 
- saving R9 million in 
electricity costs

• Secured fi rst Zara

• Secured fi rst Terranova     
in SA

• Reduced 5 CNA stores to 1 
in Rosebank

• Th eStorage opened at 
Rosebank Mall – fi rst of 4

• Somerset Mall ceiling 
project on track

GROUP

• Distributable income of 
336.5 cents per share

• Covid-19 direct impact 
of R278 million on 
distributable income

• Reduction in LTV from 
41.4% to 37.2%

• Raised R777 million of 
equity via DRIP

• ABB (Accelerated Book 
Build) raised R358 million

• Settled last $117 million   
of equity debt

• Disposal of Atterbury  
Value Mart implemented 
in July 2021 – reduce LTV 
to 34.9%

• Accepted off er to sell  
Delta City, Belgrade for 
€115 million

EASTERN EUROPE

• Property valuation 
decreased by 4.8% from 
December 2019

• Retail vacancy of 0.3% at 
June 2021

• Average collection rate     
of 102%

• Repositioning of tenant 
mix at Skopje City 
Mall, North Macedonia 
progressing well

• Successful completion of 
food court upgrade at Th e 
Mall, Sofi a, Bulgaria

SUB-SAHARAN AFRICA

• Property valuation  
reduced by 1% in US$ 
from June 2020

• Actis transaction on Ikeja 
City Mall, Nigeria ongoing

• Moved key resource from 
SA business to drive the 
operational performance

• In talks with another 
potential buyer

NON-TANGIBLE ASSETS

• SOKO pilot opened at 
Rosebank Mall in July 2021

• Innovation JV with EmpiriQ 
established
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DELIVERING VALUE

Year ended
30 June 2021

R’000

Year ended
30 June 2020

R’000
Net income before value adjustments 909 163 1 411 026
Adjustments to calculate distributable income 125 526 (152 985)

Straight-line rental income accrual 114 705 (118 286)
Non-controlling interests 24 578 21 449
Tax adjustments (8 268) -
Net interest adjustments (1 741) (4 036)
Other fair value adjustments - Edcon - (45 172)
Gruppo non-remittable cash (55 400) (5 039)
Loss from equity accounted investments 4 016 -
Capital items for distribution purposes 47 636 (1 901)

Distributable income 1 034 689 1 258 041

Weighted average number of shares for calculating distributable income per share 307 458 894 254 985 466
Distributable income per share (cents) 336.5 493.4

Hyprop has been repositioning the form and function of its centres for some time so we can provide our tenants and their customers 
with the best of both the online and physical retail worlds. This approach will guide the evolution of Hyprop’s centres in a world where 
physical and digital shopping will seamlessly interact. 

Our initiatives to grow the Group’s non-tangible asset base are progressing well and we will blend brand, people and place, three pillars 
in our “Golden Thread” initiative, to create distinctive, differentiated centres which will become increasingly important to our customers 
as ecommerce grows. 

The ongoing strategic repositioning of the South Africa portfolio is vital to improving footfall, tenant performance and ultimately rental 
income, and is expected to take two years to complete. We expect relatively low rental income growth while we continue optimising the 
tenant mix and establishing a rental base capable of sustainable growth. Importantly, we have already introduced several new anchor 
tenants into our malls during the past year, amongst a number of positive improvements made. 

The balance sheet was strengthened by R777 million of equity raised from the 82% of shareholders who supported the dividend 
reinvestment alternative (FY2020 DRIP).

The Group repaid more than R1 billion of Rand and US Dollar debt during FY2021, increasing the total debt repaid over the last two 
financial years to in excess of R2 billion. The see-through loan-to-value (LTV) ratio, as calculated by the Group’s major lenders, reduced 
to 37.2%, well below the LTV covenant of 50%. 

The sale of Atterbury Value Mart was completed on 2 July 2021, realising R1.1 billion which will further strengthen the Group’s balance 
sheet and reduce the see-through LTV ratio to 34.9%. 

The Eastern European portfolio is taking longer to rebound from Covid-19 than our South Africa and African portfolios due to the 
extended and varying Covid-19 lockdowns that affected most malls from November 2020 to May 2021. Nevertheless, vacancy levels 
remain below 0.5%, and capital projects to maintain the dominance of the malls in their markets continued during the past year. We are 
optimistic that trading conditions will improve after the European summer holidays given the progress of the vaccination programmes. 

Hystead has accepted an offer to sell Delta City in Belgrade (DCB) for €115 million. The buyers have completed their due diligence and 
all material commercial terms have been agreed. The transaction is subject to certain conditions precedent, including the finalisation of 
legal agreements. The proceeds from the disposal will be utilised to reduce Hystead’s Euro equity debt. 

The Hystead shareholders’ agreement between Hyprop and PDI Investment Holdings Ltd (PDI) provides for a liquidity event by            
31 May 2021, with a longstop date of 31 May 2022. The agreement will continue to apply until revised terms are agreed. Hyprop plans 
to take control of the Hystead portfolio, in line with its diversification strategy, and proposals have been made to Hystead and PDI. 
Appropriate announcements will be made should terms be agreed between the parties. 

Disposal of the Group’s sub-Saharan Africa (S-SA) portfolio has slowed, with the disposal of Ikeja City Mall delayed due to a US Dollar 
liquidity shortage in Nigeria. The Group will actively manage the investments while the exit strategy is completed. 

Financial results
Distributable income for FY2021 decreased by R223 million (17.7%) to R1 035 million from R1 258 million in FY2020. The reasons for 
the decrease include  a reduction of R119 million in income from Hystead, the additional interest costs of R26 million associated with 
the refinancing of US Dollar denominated equity debt, and a decrease in net property income (before the straight-line rental income 
accrual and after the effect of the Edcon rental discount) from the SA portfolio of R100 million. 

Distributable income
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Performance for the second half of FY2021 was 19% higher than the first six months, led by the SA portfolio which delivered              
R571 million of distributable income in the second half, compared to R470 million in the first half. 

The number of ordinary shares in issue increased by 53 million (21%) following the FY2020 DRIP and the accelerated book build in  
April 2021 and contributed to the decrease in distributable income per share.

Notwithstanding the decrease in distributable income, cash generated from operations was in-line with FY2020 at R1.73 billion and 
confirms the quality and highly cash generative nature of the Group’s operations. The ratio of net operating cashflow to distributable 
income increased from 104% in FY2020 to 119% in FY2021.

DELIVERING VALUE
Change in distributable income (R’m)

June 2020
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The independent valuation of the SA portfolio decreased by R1.6 billion from June 2020 to June 2021, following the decrease in net 
property income. The independent desktop valuation of the Eastern European portfolio was €765 million, in line with the independent 
valuation reported at 31 December 2020. The independent valuation of the S-SA portfolio reduced by 1% in US Dollars from June 2020. 

Distributable income and dividend per share (cps) 

R’000 R’000 R’000 R’000 R’000 R’000 R’000 R’000
Cash generated from 
operations 1 599 205 (607) 130 119 1 728 717 1 599 373 22 326 111 740 1 733 439

Net interest (410 361) - (111 610) (521 971) (357 028) - (191 367) (548 395)
Dividends received - 19 833 - 19 833 - 120 630 - 120 630
Net operating cashflow 1 188 844 19 226 18 509 1 226 579 1 242 345 142 956 (79 627) 1 305 674
Distributable income 1 041 675 19 226 (26 212) 1 034 689 1 187 564 142 956 (72 479) 1 258 041
Ratio of net 
operating cashflow to   
distributable income

114% 100% - 119% 105% 100% - 104%

SOUTH AFRICA GROUPEASTERN EUROPE SUB-SAHARAN AFRICA SOUTH AFRICA GROUPEASTERN EUROPE SUB-SAHARAN AFRICA

30 June 2021 30 June 2020
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Th e Group’s liquidity remains strong with cash of R941 million at 30 June 2021 and undrawn facilities of R950 million. In July 2021, the 
cash proceeds from the sale of Atterbury Value Mart of R1 059 million were received, further bolstering liquidity. 

Th e fi nancial results for each of the Group’s operating portfolios are included in the annual fi nancial statements (see pages 108 to 238).

South African (SA) portfolio  
South African portfolio contribution to Group

DELIVERING VALUE

Total GLA

Investment property valuations

78%100.6%

59%

Investment property Distributable income

Th e portfolio at 30 June 2021 comprised super-regional centre Canal Walk, large regional centres Clearwater, Th e Glen, Woodlands, 
CapeGate, Somerset Mall and Rosebank Mall, regional centre Hyde Park Corner and value centre, Atterbury Value Mart. In addition, the 
Company has interests in offi  ce blocks attached to Canal Walk, Rosebank Mall and Hyde Park Corner, and owns the standalone offi  ces 
Cradock Heights and 17 Baker Street in the Rosebank precinct. 

Atterbury Value Mart was sold on 2 July 2021 and was classifi ed as an “asset held-for-sale“ at 30 June 2021.

South Africa Eastern Europe Sub-Saharan Africa

South Africa Eastern Europe Sub-Saharan Africa

R13.0bn

R4.9bn

R25.4bn

11%

30%

59%

2021

R15.7bn

R5.8bn

R27.0bn

13%

36% 56%

2020
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DELIVERING VALUE

OPERATING PERFORMANCE

Trading conditions in SA have been diffi  cult because of a generally weak economic environment compounded by the eff ects of Covid-19 
on unemployment, and pressure on consumer spending. 

Th e trading performance of our malls has generally moved in tandem with changing lockdown level restrictions, although certain 
individual properties were more resilient. 

Th e trading recovery is slow and key portfolio metrics are still below pre-Covid-19 levels – average monthly footcount decreased by 
7.6% from FY2020, tenant turnover increased by 3%, trading density decreased by 2.5% and the rent ratio reduced from 9.6% to 9.5%. 

SOUTH AFRICA continued

LEASING AND REPOSITIONING

Rentals and cost recovery ratios will remain under pressure until there is a marked improvement in the SA economy and real growth in 
retail sales. Our priority at present is to retain key tenants and maintain functional centres. Th e repositioning of the SA portfolio requires 
varying tenant mix changes in our malls. Th e current environment is providing an opportunity to accelerate these changes as some 
tenants seek to downsize their space or vacate a centre altogether and is likely to result in low income growth for the next two years.

Monthly footcount (millions) and spend per head (R / person)
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Retail vacancy - June 2020: 2.4%
 June 2021: 2.4%

2019 2020 2021

18.8% 14.0% 11.4% 3.8%
8.4%

9.6%

18.2% 6.8% 13.6% 366.7% 46.2% 15.0%

* Variance based on 2020
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New lettings and renewals

Leasing
% of total 
Portfolio

Rentable 
Area (m2)

Net monthly 
rental 

reversion 
(R’000)

Rental 
reversion as 

% of average 
monthly 

rental
Rental 

Growth (%)

Contractual 
Escalation 

(%)

Average 
lease 

duration 
(years)

Retail 21.2 140 791 12 117 5.9 (23.6) 6.5 3.7
New lettings 7.1 47 331 3 681 1.8 (24.1) 6.5 4.1

Renewals 14.1 93 460 8 436 4.1 (23.4) 6.5 3.4

Offices 15.2 6 833 358 0.2 (24.2) 6.9 2.7

Total 20.8 147 624 12 475 6.1 (23.6) 6.7 3.2

Short-term 
Deals 3.5 25 020

WALE: 2.9 years

DELIVERING VALUE

SOUTH AFRICA continued

The average duration of new leases was 4.1 years and that of renewals 3.4 years, with annual escalations of 6.5%. We have 
endeavoured to mitigate the impact of rent reversions by concluding shorter term leases with an option to review rentals on renewal, 
and through higher turnover rentals that will yield benefits as tenants’ trading improves.  

Office vacancies increased to 24% (10 732 m²) as some companies have been reluctant to renew leases, in part or in full, until economic 
conditions improve and because certain employee categories continue to work from home. 

At CapeGate, Mr Price significantly increased turnover in their three stores after upgrading and expanding the apparel store, relocating 
the MRP Home store and downsizing the MRP Sports store. A new Ackermans Woman was opened and Cotton On expanded their 
existing store. 

Vacancies at Rosebank Mall reduced from 7.5% to 4.8%, due mainly to new leases being signed with iGnite Fitness, for the old Planet 
Fitness space, and with several line shops adjacent to the new Checkers FreshX. The new pre-owned iStore is trading well and the first 
SOKO District opened on the upper level in July 2021. 

June 
2016

0.7%

3%

2%

1%

0%
June
2017

1.9%

June 
2018

1.6%

June
2019

February
2020

1.7%

June
2020

June
2021

2.4%

0.8%

2.4%

Retail vacancy

Rent reversions in the retail portfolio were 23.6%, equivalent to R12.1 million per month (6% of average monthly income), on               
140 791m² (21.2% of the retail portfolio). The rent reversions should be considered in the context of retail vacancy rates, which 
remained constant between June 2020 and June 2021, at 2.4% (16 146 m²), a sound achievement in the current economic climate.  
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DELIVERING VALUE

SOUTH AFRICA continued

The first of four self-storage facilities planned for the portfolio opened in Rosebank in April 2021, and additional facilities are being 
planned at Canal Walk, Clearwater Mall and The Glen. 

Hyde Park Corner opened new stores for Tshepo Jeans, a growing South African jeans brand, PNA, Graham Britz Art Gallery, a bakery 
school for Just Teddy and Always Welcome (a South African coalition of furniture and homeware designers). The revamped Tashas  
restaurant was well received by the market.

The Woolworths store at The Glen was rightsized and upgraded, and an upgrade of the Game store is underway. Mr Price’s Home and 
Sports stores were relocated and upgraded, as was Miladys’ store. Dis-Chem completed a cosmetic upgrade of their store. 

On renewal of the Game lease at Clearwater Mall, the store will be upgraded and will include a new entrance from the parking area.    
The refurbishment of the central open air food court area and construction of an external amphitheatre are planned for completion 
before the end of the calendar year. 

Volumes continue to grow at the Pargo collection points in The Glen and Canal Walk, one of several initiatives underway to improve 
footcount in our malls. 

Canal Walk secured Zara in February 2021, a first for our SA portfolio, and also became home to the first Starbucks in the Western Cape. 
Foschini relocated to space vacated by Forever 21. 

New leases were concluded with the buyers of the former Edcon brands, and the exposure to CNA has been reduced with the space 
occupied by four of the five CNA stores in the portfolio being re-let to new tenants. 

FINANCIAL PERFORMANCE

Net property income for the SA portfolio was R1 399 million compared to R1 785 million in FY2020. 

A major difference is the R240 million variance in the Straight-line rental income accrual which changed from positive R126 million in 
FY2020 to negative R114 million in FY2021, mainly due to the impact of Covid-19 related rental discounts on the accrual. 

Excluding the effect of the Straight-line rental income accrual, Net property income decreased R145 million (9%) from R1 659 million 
to R1 514 million. This reduction includes the effect of the Edcon rent reduction of R45 million over FY2020, which is incorporated in the 
new rentals agreed with the purchasers of the Edcon brands, a R22 million increase in the impairment charge for trade receivables, and 
the effect of rent reversions in the current and prior years. 

The cost-to-income ratio increased from 40% to 43% due mainly to the decrease in income and the increase in the impairment charge 
for trade receivables, rather than the 3% increase in property expenses. The solar plants at the Gauteng malls generated electricity cost 
savings of R9 million and service contracts with major service providers were restructured to reduce costs.
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Management costs and other expenses (%)

Other operating expenses increased from R88 million to R116 million due to an additional R9 million relating to the SOKO operating 
company, which has been consolidated for the first time, and increases in staff-related provisions. The management fees received from 
Hystead include R12 million relating to FY2020, received in the current year. 

Cash flow management remains a priority and cash collections for the year were 102% of billings. Rental arrears decreased from      
R137 million in June 2020 to R114 million in June 2021 (both net of allowances for Covid-19 discounts). 

Cost-to-income (%)
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INVESTMENT PROPERTY VALUATIONS 

The independent external valuation of the South African investment property portfolio at 30 June 2021 was R23.2 billion, a decrease of 
R1.6 billion from June 2020. The weighted average reversionary capitalisation rates used by the independent valuers were unchanged 
from June 2020, although the weighted average discount rate reduced by 0.6% due to the relatively lower risk environment compared 
to June 2020, the peak of  Covid-19’s first wave.

The decrease in the valuation is primarily attributable to lower net property income. The repositioning strategies and an improvement 
in the tenant mix should result in income growth and create further value in the properties.

Atterbury Value Mart is classified as an asset held-for-sale and is carried at the agreed sale price, less costs to sell.

SA Valuations bridge (R’m)

DELIVERING VALUESOUTH AFRICA continued
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Rosebank Precinct: Rosebank Mall, 17 Baker Street, The Mall Offices and Cradock Heights Increase Decrease
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Collected Net receivables
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Arrears - June 2020: R137 million
 June 2021: R114 million

Increase Decrease

Receivables and collections (R’m) - 100% of properties

30 June 2021 30 June 2020

South Africa R25.4bn (59%) R27.0bn (56%)
Hyprop share R23.2bn R24.7bn
Exit cap rate range 6.8% - 9.3% 6.8% - 9.0%
Weighted average exit cap rate 7.4% 7.4%
Implied forward yield 7.6% 7.6%

Investment property valuations

CAPITAL EXPENDITURE

Capital expenditure for FY2021 was R290 million. The largest projects were the new Checkers FreshX stores at Rosebank Mall and 
Woodlands, the ceiling replacement at Somerset Mall, and the solar plants at the Gauteng malls.
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Hyprop’s EE investments, held via a 60% interest in Hystead, include interests in Delta City in Belgrade, Serbia; Delta City in Podgorica, 
Montenegro; Skopje City Mall in Skopje, Macedonia; The Mall in Sofia, Bulgaria, and City Center One East and City Center One West, 
both in Zagreb, Croatia. 

OPERATING PERFORMANCE 

Our key objective for the EE portfolio is to continually increase the dominance of the malls through asset management initiatives, 
upgrading of facilities, securing new tenants, rightsizing existing tenants and extending the malls, where appropriate. 

Trading conditions in the region were constrained for large parts of FY2021 because of Covid-19 lockdowns and restrictions. Most 
centres resumed normal trading from late April 2021, although restrictions on seating capacity in restaurants and cinemas remain in 
certain countries.

This impacted the key trading statistics – average monthly footcount for FY2021 was 15.6% below FY2020, trading density decreased 
7.6%, and the “effort ratio” (total occupancy cost to turnover) increased from 10.8% to 11.1%. On a positive note, spend per head 
increased by 12.9% from FY2020. 

DELIVERING VALUE
EASTERN EUROPE

17%

1.8%

30%

Investment property Distributable income Total GLA
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EASTERN EUROPE continued

Th e quieter trading conditions experienced while Covid-19 restrictions were in place allowed for certain facility upgrade projects to be 
completed. Th e food court refurbishment and upgrade at Th e Mall, Sofi a, Bulgaria has been completed, with the fi nal project phase of 
refurbishing the toilets out to tender. Retiling of the Delta City Belgrade ground fl oor was completed. Work on the upgrade of the outside 
terraces at Skopje City Mall is ongoing, and designs for the food court upgrade have been fi nalised and contractors have been appointed. 

Research into the regulations governing the supply of electricity generated by solar plants to tenants has delayed progress on 
establishing the feasibility of solar plants at the Croatian malls.

LETTINGS AND VACANCIES 

New lettings and renewals

DELIVERING VALUE

Leasing
% of total 
Portfolio

Rentable 
Area (m2)

Net monthly 
rental 

reversion

Rental 
reversion as 

% of average 
monthly 

rental
Rental 

Growth (%)

Contractual 
Escalation 

(%)

Average 
lease 

duration 
(years)

Retail 9.1 22 547 32 998 1.3 (4.3) 0.9 4.6
New lettings 4.4 10 968 7 054 0.6 (2.1) 0.9 5.2

Renewals 4.7 11 579 25 944 0.7 (5.9) 0.9 4.1

Total 9.1 22 547 32 998 1.3 (4.3) 0.9 4.6

WALE: 3.7 years (with Break options)
              5.3 years (without Break options)

Th e vacancy level in the portfolio at 30 June 2021 was 0.3%, affi  rming the dominance of the malls in their markets. New leases 
representing 4.4% of the total portfolio (10 968m² of GLA) were signed at an average negative reversion of 2.1%. Renewals were concluded 
over 11 579m² of GLA at an average reversion of 5.9%. Th ese reversions resulted in a net reduction in monthly rental income of €32 998. 
Contractual escalations of new / renewed leases are 0.9% and the average lease duration is 4.6 years. 

June 2017

0.3%

1%

0.5%

0%
0.2%

June 2018

0.5%

June 2019

0.3%

June 2020

1.0%

June 2021

Over 40 new stores were opened across the portfolio in FY2021, including brands such as Pandora, Samsung, Hugo Boss, Ted Baker 
and Okaidi. Replacement tenants have been secured for the seven stores vacated by the Inditex Group as part of its world-wide store 
reduction strategy.

FINANCIAL PERFORMANCE

Due to the terms of the agreement governing the relationship between the Hystead shareholders, Hyprop’s interest in Hystead is 
accounted for as a fi nancial asset and is carried at fair value.

Th e fair value of the fi nancial asset reduced from R533 million in June 2020 to R297 million in June 2021. Th e decrease refl ects a 
reduction in the dividends that Hyprop expects to receive from Hystead following the expected sale of Delta City Belgrade, the impact 
of Covid-19 on Hystead’s income, increases in the discount rates used in the fair value calculations, and the strengthening of the Rand 
against the Euro.  

Hystead’s revenues and operating costs (mainly utilities and impairments of trade receivables) increased from FY2020 to FY2021 as 
trading and activity levels increased after the initial Covid-19 wave from January to June 2020. Net property income was unchanged 
at €48 million. Net interest costs reduced after the refi nance of €88 million of loans during the year at more favourable interest rates. 
Foreign exchange losses incurred in FY2020 reversed in FY2021. Net income before fair value adjustments increased from €22.8 million 
for the year ended 30 June 2020 to €27 million for the year ended 30 June 2021. 

Cash collections for the year remained positive, with arrear rentals reducing from €3.2 million at 30 June 2020 to €2 million at 30 June 2021.

Retail vacancy
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DELIVERING VALUEEASTERN EUROPE continued

30 June 2021
’000

30 June 2020
‘000

Investment property - independent value (100%) €765 200 €804 000
Hyprop’s attributable share (based on Hyprop’s 60% effective interest in Hystead) €459 120 €482 400
Rand / Euro exchange rate R17.02 R19.45
Hyprop’s attributable share R7 813 258 R9 381 378
Rentable area m2 245 757 247 002
Value per m2 €3 114 €3 255
Cap rate range 7.3% - 9.5% 7% - 9.3%
Weighted average cap rate 7.8% 7.6%
Implied effective forward yield 7.3% 7.8%

Receivables and collections (€’m)

Net receivables
1 July 2020

Invoiced

4.3

(6.8)

95.0

(89.7)

2.8

120

100

80

60

40

20

0
Covid-19 relief
and discounts

Collected Net receivables
30 June 2021

Arrears - June 2020: €3.2m
 June 2021: €2.0m

Increase Decrease

Hystead will retain the cash and cash equivalents of €40 million held at 30 June 2021 to mitigate the impact of further lockdowns, 
pending finalisation of the negotiations with PDI and the refinancing / settlement of the equity debt that matures before 30 June 2022. 
It remains Hyprop’s preference to utilise surplus cash in Hystead to reduce the equity debt guaranteed by Hystead’s shareholders. 

DISTRIBUTABLE INCOME 

As a result of the manner Hyprop accounts for its investment in Hystead, distributable income for the European portfolio comprises mainly 
dividends from Hystead and the guarantee fees from PDI. A dividend of €1.7 million was declared by Hystead during FY2021, resulting in a 
reduction in Hyprop’s distributable income from the European portfolio from R143 million in FY2020 to R19 million in FY2021. 

INVESTMENT PROPERTY VALUATIONS 

The independent desktop valuation of Hystead’s investment property portfolio at 30 June 2021 was €765 million. The valuation is 0.4% 
below the independent valuation at 31 December 2020 (Hystead’s latest financial year-end). The decrease is attributable to the reduced  
value of Delta City Belgrade, which is reflected at the agreed sale price in terms of the conditional sale, and an increase in the valuation 
of the balance of the portfolio. The resultant implied initial yield on the portfolio is 7.3% (December 2020: 6.7%).

900.0

850.0

800.0

750.0

700.0

650.0

600.0

4.8%
(€39)

* Independent valuation at 31 December 2019 Increase Decrease

30 June 2020*

Delta City

Podgorica
Delta City

Belgrade

Skopje City Mall

The Mall, S
ofia

City Center One East

- Zagreb

City Center One West

- Zagreb
30 June 2021

804

765

0.3% 1.6%
0.3% 1.1% 0.7% 0.8%

(6)(5)(9)(3)(14)(2)

Eastern Europe valuations bridge (€’m)

102%
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The S-SA portfolio comprises a 75% interest in Ikeja City Mall in Lagos, Nigeria, and interests in Accra Mall and West Hills Mall in Accra, 
Ghana, and Kumasi City Mall in Kumasi, Ghana, held via the Group’s 50% shareholding in AttAfrica. It remains Hyprop’s intention to exit 
its S-SA investments.

DELIVERING VALUE

Investments in sub-Saharan Africa (excluding SA) (S-SA)
Sub-Saharan African portfolio contribution to Group

SUB-SAHARAN AFRICA

5%-2.5%

11%

Investment property Distributable income Total GLA

On 9 November 2020 Hyprop announced it had concluded an agreement to dispose of its 75% interest in Ikeja City Mall to two new 
property funds managed by the Actis Group. The transaction has not been concluded because of a lack of US Dollar liquidity in Nigeria 
and the longstop date to implement the transaction has been extended to 31 October 2021. The parties remain committed to the 
transaction and are working to find alternative ways to implement it. Ikeja City Mall continues to be classified as “held-for-sale” on the 
statement of financial position. 

AttAfrica was recapitalised during FY2021 with all shareholder loans and preference shares being exchanged for new ordinary shares. 
In terms of the shareholders’ agreement, Hyprop has joint control of AttAfrica. 

The in-country borrowings related to the S-SA assets ($148 million) were refinanced during the year at lower interest rates. 

South Africa Eastern Europe Sub-Saharan Africa

30 June 2021 30 June 2020

Sub-Saharan Africa R4.9bn (11%) R5.8bn (13%)
Hyprop share R2.0bn R2.4bn
Exit cap rate range 7.8% - 9.0% 7.8% - 9.0%
Weighted average exit cap rate 6.8% 8.4%
Implied forward yield 7.8% 7.9%

Investment property valuations

30 June 2020

$212

$215

$210

$205

Accra Mall Kumasi Mall 30 June 2021

$209($1)

($2)

1%
($3)

Excluding Ikeja Increase Decrease

Investment property exposure ($’m)
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DELIVERING VALUE

OPERATING PERFORMANCE

Trading conditions in Ghana and Nigeria remained challenging during FY2021 due to the impact of Covid-19 and the political and 
economic conditions in the region. 

Ikeja City Mall was closed for 10 days, but not damaged, during the riots that occurred in Lagos in November 2020. Ongoing Covid-19 
restrictions, including strict curfews and capacity limits applicable to cinemas and restaurants, are adversely affecting activity levels at 
the mall. Retailers have been negatively impacted by the depreciating Naira and difficulties in importing stock because of the lack of 
foreign exchange. Despite these challenges, Ikeja City Mall remains fully let and produced a good result for FY2021.

The trading performance of the Ghanaian malls improved as the economy slowly recovers from the impact of Covid-19. The vacancy 
rate reduced from 16.7% to 16.1% and trading density increased by 15.4% in local currency and 10.6% in US Dollars. 

SUB-SAHARAN AFRICA continued

FINANCIAL PERFORMANCE

The average exchange rate used to convert the S-SA portfolio’s results to Rands decreased by 1% from R15.58 / $ for FY2020 to     
R15.43 / $ for FY2021. 

Net property income for the portfolio increased by 31% from FY2020, underpinned by a 5% increase in revenue (in Rands), and a 
reduction of R28 million in impairments of trade receivables by Ikeja City Mall. 

A net foreign exchange loss of R45 million arose from unrealised currency translation differences in Hyprop Mauritius (functional 
currency, Rands), due to the strengthening of the Rand against the US Dollar from June 2020 to June 2021. 

Net interest paid, which includes interest on bank borrowings in Ikeja City Mall and Hyprop Mauritius, decreased following repayment 
of $117 million of bank loans by Hyprop Mauritius during FY2021, the reduction in LIBOR over the period, and a decrease in interest 
rate margins following the refinance of Ikeja’s in-country bank loan in February 2021. 

As a result of the recapitalisation of AttAfrica, Hyprop Mauritius did not receive any interest on its historic loans to AttAfrica and future 
income is dependent on AttAfrica declaring dividends. Ikeja was not able to remit income to its shareholders due to the US Dollar 
liquidity shortage in Nigeria. Accordingly, no distributable income from Ikeja City Mall or AttAfrica has been included in the Group’s 
distributable income for FY2021.

Trading density ($ / m2)
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6.4% 6.4%
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Non-tangible assets
Hyprop made significant progress with its non-tangible asset strategy in FY2021, leading to the opening of the first SOKO district at 
Rosebank Mall in July 2021. Demand for space from tenants has exceeded our expectations, with a waiting list of 168 online retailers bidding 
for space. The early trading results for tenants are encouraging. 

Hyprop owns 56% of the SOKO operating company (SOKO), founded by Hyprop and EmpiriQ, which developed the suite of software 
and intellectual property (recognised as an intangible asset on the statement of financial position) used to operate the SOKO district.                   
This includes a digital leasing process and a comprehensive digital trading platform used by SOKO tenants to manage inventory, sales and 
payments. Data gathered via the SOKO trading platform will be used for shopper, product and trend analyses that will result in location 
recommendations and the matching of retailers, products and shoppers across our portfolio. 

Following the SOKO project, Hyprop and EmpiriQ have formalised a joint venture to develop technology based non-tangible assets for the 
retail, property and related sectors, with four projects currently being considered. 

High-speed free Wi-Fi has been installed at all malls. This provides free and convenient connectivity for shoppers and will form the 
backbone of a digital customer engagement strategy to assist our marketing teams to better understand consumer needs. It will also 
support our plan to provide tenants and shoppers with the best of both the online and physical retail worlds.

A digital omnichannel marketing app is being developed and should be launched in the 2022 financial year. The app will enhance our ability 
to communicate with shoppers and provide a range of unique services, including in-mall direction finding, targeted advertising, loyalty 
programs, gift card purchases, cinema and other booking services, and hassle free paid parking capabilities. 

Borrowings
For the second successive year the Group repaid more than R1 billion of debt – FY2020 R1.2 billion and FY2021 R1.0 billion. Following 
the accelerated book build in April 2021, and receipt of the proceeds from the sale of Atterbury Value Mart on 2 July 2021, the Group has         
R1.4 billion available to further reduce debt. 

With the last of the US Dollar “equity debt” having been settled in FY2021, attention will be focused on reducing the Euro denominated 
“equity debt” in Hystead. 

In addition to the above debt repayments, the strengthening of the Rand against the Euro from June 2020 to June 2021 resulted in the Rand 
value of Hystead’s debt reducing by R2 billion. This had a positive impact on the Group’s loan-to-value ratios, notwithstanding the decrease 
in the values of the Group’s property portfolios.

The Company met its borrowing covenants during FY2021.

DELIVERING VALUE

GROUP 

Interest cover ratio (ICR)
(Banking covenant: 1.75 - 2.0)

Loan-to-value %
(Banking / DCM covenant: 50% - 70% / 55%)

June 2020
(12 months)

June 2021
(12 months)

IFRS ICR CASH ICR

3.03 3.042.95
3.47

June 2020 June 2021

Hyprop1 SA REIT LTV

41.4% 37.2%

26.4% 22.8%

1   Calculated taking into account Hyprop’s attributable share of the net assets of Hystead, The Hystead debt guaranteed by Hyprop and the back-to-back 
security Hyprop holds from PDI in relation to the guarantees. This methodology is used by Hyprop’s lender banks.
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DELIVERING VALUE

GROUP continued

Movement in Hyprop LTV from June 2020 to June 2021 (%)

Increase Decrease

Forward looking Hyprop LTV (%)

30 June 
2020

45.0%

40.0%

35.0%

30.0%

25.0%

41.4%
(1.9%)

(1.8%)

1.8%

(2.3%) 37.2%

R1bn R941m R1.5bn R807m

Debt
repayments

Cash
re-allocation

SA property
valuations

Exchange 
rate

and other

30 June
2021

30 June 
2021

40.0%

35.0%

30.0%

25.0%

37.2%

(2.3%)

(5.0%)

27.1%R1 058m

Sale of 
Atterbury 

Value Mart

Sale of 
assets

Sale of Ikeja 
City Mall

2022
forward 
looking

R2 776m R1 153m

(2.1%)

Reducing the LTV ratio and the Company’s exposure to foreign currency denominated borrowings, secured by Rand denominated assets, 
remain high priorities. Th e last $117 million of US Dollar equity debt, and a further R825 million of Rand denominated debt, were settled 
during FY2021 from available cash resources and new Rand facilities. 

Th e interest cover ratio was unchanged at 3.0 times cover, aided by a decrease in the net interest costs from R548 million to R522 million. 
Reduced net interest costs resulted from the steady reduction in borrowings over the last two years, notwithstanding the conversion of US 
Dollar denominated debt to Rand denominated debt at the beginning of FY2021, and the consequent increase in the Group’s average cost of 
funding. Th e majority of the Group’s interest rate exposure is hedged. 

Th e South African bank debt and the guarantees provided by Hyprop for the Hystead equity debt are secured against South African 
investment properties, while the DCM funding is predominantly unsecured. 

Group debt maturity profi le Rand equivalent (R’m)
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Debt exposure by currency (R’m)

30 June 2020

16000

14000

12000

10000

8000

6000

4000

2000

0

4 499

6 120

3 351

13 970

18.3%
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57.2%
7.9%
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SA debt
repayments

SA debt raised USD debt
repayments

USD forex 
movement
and other
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movement
and other

30 June 2021
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DELIVERING VALUE

GROUP continued

RAND DENOMINATED DEBT 

At 30 June 2021 Hyprop had R1.15 billion of revolving credit facilities, of which R200 million was utilised. 

R1.3 billion of Rand debt matures in FY2022. The intention is to refinance this debt from new bank facilities and/or via the Group’s DCM 
programme, while utilising the proceeds from asset disposals, the accelerated bookbuild and cash generated from operations to reduce the 
Euro denominated loans that mature in FY2022. We have secured new Rand facilities totalling R3.9 billion that will be used within the Group 
to settle expiring facilities and fund new opportunities. 

DCM

Bank debt

RCF
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0
Q3 Q4

317

Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2
2021 2022 2023 2024 2025
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925
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June 2021 June 2020

Property value (Rbn) 23.2bn 24.40bn

LTV 20.4% 17.6%

Weighted average cost of debt (incl. hedges) 7.8% 9.0%

Weighted average loan tenor (years) 1.8 2.5

Proportion of debt hedged 79.0% 84.6%

Interest cover ratio (gross) 3.0 3.0

Interest cover ratio (net) 3.1 3.4

ZAR debt maturity profile (R’m)
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DELIVERING VALUE

US DOLLAR-DENOMINATED DEBT 

All US Dollar denominated equity debt has been settled. The remaining US Dollar denominated debt comprises the in-country bank funding 
in Ikeja City Mall of $57 million. This loan was refinanced in February 2021 for a two-year term. 

GROUP continued
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June 2021 June 2020

Property value (R) 2.28bn 2.78bn

LTV 43.5% 116.9%

Weighted average cost of debt (incl. hedges) 6.3% 4.7%

Weighted average loan tenor (years) 1.67 0.43

Proportion of debt hedged 0.0% 36.9%

EURO-DENOMINATED DEBT  

At 30 June 2021, Hyprop had guaranteed €362 million of interest-bearing loans advanced by banks to Hystead (Hystead equity debt).       
The Hystead equity debt is not consolidated in Hyprop’s statement of financial position. However, the financial support results in the 
recognition of a financial liability by Hyprop. In exchange for providing guarantees that exceed Hyprop’s 60% shareholding in Hystead, 
Hyprop receives a credit enhancement fee from PDI, currently equivalent to 11% of the dividends declared by Hystead. 

Hystead refinanced €49 million of in-country borrowings with the incumbent lender for two years, and a further €39 million of in-country 
borrowings were refinanced in July 2021 with a consortium of local banks for 10 years, at a lower interest rate. Both new loans include cash 
sweeps and limitations on the dividends that may be paid by the respective property companies to Hystead. These restrictions will assist in 
reducing borrowings. 

€188 million of the Hystead equity debt matures in quarter four of 2021. This debt will be settled from the Group’s available liquidity, and 
proceeds on disposal of Hystead’s properties, if appropriate. 
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Property value (EURm) 772 940 804 000

LTV 101.8% 98.4%

Weighted average cost of debt (incl. hedges) 2.6% 2.8%

Weighted average loan tenor (years) 2.24 2.74

Proportion of debt hedged 77.8% 78.0%

Interest cover ratio (gross) 2.43 2.25

USD debt maturity profile ($’m)

EUR debt maturity profile (€’m)
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DELIVERING VALUE

GROUP continued

Net asset value 
Th e Group’s net asset value per share decreased by 17% from R76.09 at 30 June 2020 to R62.96 at 30 June 2021, primarily due to the 
21% increase in the number of ordinary shares in issue following the FY2020 DRIP and the accelerated book build in April 2021, and the 
reduction in the value of the SA portfolio. 

Dividend declaration with an election to reinvest the cash dividend for 
additional shares in Hyprop 
A dividend of 336.52921 cents per share for the year ended 30 June 2021 will be paid to shareholders, who will be entitled to elect to 
reinvest the net cash dividend in return for additional Hyprop shares through a DRIP. 

Th e DRIP is in line with the Company’s stated intention to retain as much cash as possible for the 2020 and 2021 fi nancial years, while 
still complying with the JSE’s distribution requirements applicable to REITs. 

Until market conditions stabilise, the board anticipates declaring an annual dividend on publication of the Group’s year-end results, 
having regard to the JSE’s minimum distribution requirements applicable to REITs, capital expenditure, other cash fl ow requirements, 
and the objective of strengthening the balance sheet. Th e board will review the dividend payment frequency and pay- out ratio as 
market conditions evolve. 

Outlook and prospects 
It is anticipated that the continuing emergence of new variants of Covid-19 will prolong the pandemic for longer than originally 
anticipated. Th is will inevitably negatively impact the economies and trading conditions in most jurisdictions in which the                     
Group operates.

We are confi dent that the Group’s strategy and key priorities remain relevant, even in a prolonged Covid-19 environment, and will 
continue to focus on the following: 

NON-TANGIBLE ASSETS

SOKO – complete software 
development and 1st pilot

Roll-out further
SOKO districts

Pursue new opportunities 
via Innovation JV

SOUTH AFRICA

Mixed-use opportunities

Implement priorities
in terms of repositioning 

strategy

Implement the
Golden Th read

EASTERN EUROPE

Retain dominance - asset 
management initiatives 

and extensions

Leverage SA expertise

Securing rights for 
extensions

Complete refi nance of
in-country debt

SUB-SAHARAN AFRICA

Ensure value creation

Exit strategy

GROUP

Further strengthen
the balance sheet

• Essential capex spend
• Reduce Euro equity debt
• Retention of cash via DRIP

Annual review of portfolio 
and recycling of assets

Implement Hystead 
liquidity event

Improving ESG initiatives
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We remain focused on creating safe environments and opportunities for people to connect and have authentic and meaningful 
experiences, thereby creating long-term sustainable value for all stakeholders. 

Covid-19 remains a risk, as does the underperforming local economy. Consumer spending is expected to remain under pressure and 
consumer behaviour is expected to continue to evolve. While we anticipate further negative rent reversions in South Africa in the     
short-term, our repositioning strategies will enable Hyprop to successfully navigate these challenges. 

Th e board has resolved not to provide guidance on distributable income and dividends for the fi nancial year ending 30 June 2022 given 
the weak South African economic conditions and the uncertainty of the continuing impact of Covid-19 on the Group’s tenants, shoppers, 
investments and other stakeholders. 

Appreciation
We are grateful to all the HYperformers across our SA, EE and S-SA portfolios for their hard work and commitment over the past year, as 
well as our fellow directors for their guidance and support and all our stakeholders for partnering with us on our endeavours. 

Morné Wilken  Brett Till   Wilhelm Nauta

Chief Executive Offi  cer  Chief Financial Offi  cer  Chief Investment Offi  cer

DELIVERING VALUE

GROUP continued
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