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DEFINITIONS

“the board”  The board of directors of Hyprop Investments Limited

“Canal Walk”  Canal Walk Shopping Centre

“Canal Walk Manco”  Canal Walk Management Company (Pty) Limited

“the current year”  The year ending 31 December 2004

“the Glen”  The Glen Shopping Centre

“the Grace”  The Grace Hotel and Offices

“the group”  Hyprop Investments Limited and its subsidiaries, investments and associates

“Hyde Park”  Hyde Park Shopping Centre

“Hyprop” or “the company”  Hyprop Investments Limited

“Hyprop Manco”  Hyprop Management Company (Pty) Limited 

“JSE”  JSE Securities Exchange South Africa

“King II Report”  King Report on Corporate Governance for South Africa 2002

“The Mall”  The Mall of Rosebank

“PLS”  Property Loan Stock Index

“the previous year”  The year ended 31 December 2002 

“Prima”  Prima Property Trust

“SA”  South Africa

“SENS” Stock Exchange News Service

“the year” or “the year under review”  The year ended 31 December 2003
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NATURE OF BUSINESS Hyprop provides investors 

with the opportunity to participate directly in the income and

capital growth of a professionally managed property loan stock

company. The company’s market capitalisation at 31 December

2003 was R1,22 billion.

The group’s prime real estate

portfolio comprises strategic

retail investments in Canal

Walk, Hyde Park, The Glen

and The Mall as well as good

quality offices located

strategically in the northern

suburbs of Johannesburg.  

STRATEGIC OBJECTIVES Hyprop focuses

on premium retail property investments,

augmenting the portfolio with select high

quality offices where appropriate to provide

combined unitholders with sustained income

and capital growth.

The company is committed to delivering

superior property returns through its active

asset management programme. Hyprop will

continue to target new investment oppor-

tunities that will enhance its performance while

disposing of non-strategic properties.
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FINANCIAL HIGHLIGHTS
for the year ended 31 December 2003 

2003 2002

Operating income (R000) 195 251 105 598 

Interest received (R000) 1 767 498 

Interest paid (R000) (45 289) (16 916)

Net operating income (R000) 151 729 89 180 

Borrowings at year-end (R000) 1 207 990 177 198 

Debt-to-open market ratio (%)1 51 19

Total combined units in issue at year-end 89 009 179 64 719 478 

Headline earnings per combined unit (cents) 142,44 129,76 

Distribution per combined unit (cents) 140,00 130,00 

Change (%) 7,7 2,9

Net asset value per combined unit (R) 11,69 11,20 

Closing combined unit price (R ) 13,75 11,50 

Premium to net asset value (%) 17,6 2,7

Vacancy factor (% of lettable area) 7,0 8,8 

Gross collections (rent and total recoveries) (R000) 316 691 160 653 

Management fees (excluding commission paid 

but including asset management) (R000) 13 684 9 120 

Management fees (% of gross collections) 4,3 5,7

1 Debt is calculated after deducting cash on hand and cash owing

from Prima while market value excludes minority interests.

Acquired Canal Walk and The Mall

Headline earnings of 142,44 cents
per combined unit up 9,7%

Distribution of 140,00 cents per
combined unit up 7,7%

Operating income up 85%

44% increase in combined
unitholders’ funds to R1,04 billion

4,4% increase in net asset value
per combined unit to R11,69 

93% of portfolio let and 2,8%
reduction in vacancies 

>

>

>

>

>

>

>



ACTUAL 2003

FORECAST 2004

GROSS PROPERTY INCOME BY SECTOR

Retail

75%      

25%

81%

19%

Offices

Retail

Offices

>>

05

24%

9%

7%

18%

25%

12%

4%

0

5

10

15

20

25

1%
2%

13%

20%

29%

26%

10%

0

5

10

15

20

25

30

04 05 06 07 08 09+Vacant

19%

7%
8%

18%

26%

16%

6%

0

5

10

15

20

25

30

04 05 06 07 08 09+Vacant

04 05 06 07 08 09+Vacant

LETTABLE AREA BY LOCALITY

LEASE EXPIRY BY GROSS PROPERTY INCOME

RETAIL

OFFICES

TOTAL

Gauteng

Western Cape

64%

36%

ACTUAL 2003

FORECAST 2004

GROSS PROPERTY INCOME BY LOCALITY

Gauteng

88%      

12%

54%46%

Western Cape

Gauteng

Western Cape



06

>>

CHAIRMAN’S REPORT

INTRODUCTION It is my pleasure to report that Hyprop’s

distribution to combined unitholders for 2003 increased by

7,7% to 140,00 cents per combined unit.

Property market fundamentals improved significantly during

the year, driven primarily by the decrease in interest rates.

Together with the strengthening Rand this boosted consumer

spend which impacted most positively on the retail sector.

Returns on retail property accordingly rose substantially.

The commercial sector fared less favourably with an ongoing

surplus of available office space. However, the increasing

diversion of developers’ resources into the strong residential

market and a steady take-up of office space resulted in a

noticeable improvement by year-end.

The listed property sector continued to show exceptional

growth stimulated by new entrants into the market and

acquisitions by established players.

THE YEAR UNDER REVIEW Hyprop’s retail portfolio again

contributed strongly to the group’s excellent performance.

Major strategic acquisitions ensured that Hyprop maintained its

position as the leading listed retail property fund in SA. During

2003 the group purchased The Mall and an 80% undivided

stake in the Western Cape’s premier shopping centre, Canal

Walk. The extension at Hyde Park is expected to further

strengthen the portfolio’s performance in the year ahead.

Hyprop successfully contained vacancies within the commercial

portfolio to ensure that vacancy levels remained well within the

industry norm. Activity in the portfolio saw the acquisition of

office space associated with The Mall and Canal Walk and the

disposal of eight smaller commercial properties. In line with

Hyprop’s strategy to concentrate on larger office developments

in which return is proportionate to investment, the group will

consider further disposals going forward.

LOOKING AHEAD Consensus indicates that no major

increase in interest rates is anticipated for 2004, which should

continue to benefit Hyprop’s

portfolio. In keeping with the

company’s strategy of

financial prudence Hyprop

has fixed the interest

rates on a large

proportion of its

borrowings to mitigate

against the potential

impact of an

unexpected rates hike.

In the year ahead the

retail portfolio should

start to reap the benefits

from the extensions at

Hyde Park and The Glen, as

well as from a full year’s

trading revenues at Canal

Walk. We anticipate that
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decreasing development in the office market will lessen the

oversupply of available space and therefore assist in reducing

vacancies in the commercial portfolio. The continued disposal

of non-core commercial properties should further enhance the

portfolio’s returns.

The directors are confident that Hyprop will again increase its

distribution to combined unitholders for 2004 in line with its

sustainable growth trend.

APPRECIATION My thanks to Pieter Prinsloo and his staff

and to the directors of Hyprop Manco. My special thanks to

Wolf Cesman and Marc Wainer who were instrumental in

ensuring the quick, successful conclusion of the Canal Walk

acquisition. 

Peter Kirchmann

Chairman
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THE GRACE 

Hyprop acquired The Grace from Gallagher Estate Holdings

Limited for a purchase consideration of R32,0 million. The

purchase consideration was paid in cash on 30 May 2003, the

transfer date, and was funded out of existing loan facilities.

The Grace, consisting of 75 hotel rooms and 3 278 m2 of

offices, is well-located in Rosebank adjacent to The Mall.

CANAL WALK 

In a landmark transaction Hyprop acquired an 80% undivided

share in Canal Walk for R928,0 million on 31 October 2003,

which was funded out of new term loan facilities extended by

Standard Bank Properties. The acquisition is expected to

achieve a yield of at least 11% in 2004.

The Western Cape super-regional centre will significantly

enhance the quality, size and diversification of Hyprop’s

portfolio.    

DISPOSALS Hyprop disposed of eight smaller commercial

properties to Prima with effect from 1 November 2003 for an

aggregate consideration of R66,5 million. The consideration was

settled in part by a cash payment of R43,2 million in January

2004 and the balance by 25 861 111 Prima units at a price of

90 cents per unit. The disposals follow Hyprop’s stated strategy

of selling smaller commercial properties that do not align with

the company’s overall investment strategy.  

DISTRIBUTION Exceeding its original forecast, Hyprop’s

board approved a final distribution of 74,90 cents per

combined unit. The total distribution for the year of 140,00

(2002: 130,00) cents per combined unit increased 7,7% over

the previous year.

MANAGING DIRECTOR’S REPORT

INTRODUCTION
Hyprop made

significant

progress in

achieving the

strategic goal of

acquiring superior

real estate

investments. During

the year the

company expanded

its regional retail

portfolio whilst

simultaneously

disposing of non-core

commercial properties.

Hyprop acquired Canal

Walk in the Western Cape

and The Mall and The

Grace in Gauteng. 

Reduced interest

rates, the Rand’s relative strength and

the reduction in import costs all boosted consumer spend

during the year, making for a bumper festive season that

directly benefited Hyprop’s retail portfolio. With 80% of its

assets comprising prime shopping centres, the company is well

positioned to take advantage of the retail property market’s

continued growth prospects.  

ACQUISITIONS
THE MALL

The Mall was acquired on 1 January 2003 and the property was

transferred into the name of Hyprop on 25 April 2003. The net

consideration was settled partly by the issue of 24 289 701

Hyprop combined units at a price of R10,25 per combined unit,

with the balance settled by a cash payment of R50,1 million.
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RETAIL PORTFOLIO OVERVIEW Consumer spend on retail

goods accelerated sharply towards the end of the year, with

real retail sales in December surging to 10,6% year-on-year*.

This was the fastest growth in more than eight years and

exceeded even November’s robust sales growth of 9,5%.

Domestic spend is expected to remain strong in the first half of

the current year, driven by continued low inflation and interest

rates, a strong Rand and a mildly expansionary budget.

*as reported by Statistics SA

CANAL WALK

Regarded as the premier Western Cape super-regional

shopping centre and one of the largest shopping centres in SA,

Canal Walk is directly accessible from the N1 national highway

and is close to Cape Town’s CBD and affluent residential

suburbs.

Overall the centre comprises of 121 765 m2 retail space and

9 555 m2 offices. The centre hosts 472 stores anchored by

national retailers including Pick ’n Pay, Checkers, Game,

Stuttafords, Woolworths, Edgars and Nu Metro. New tenants

accommodated during the year included House & Home, Life

Style Living, Dischem Pharmacy and Incredible Connection. 

Average trading turnover growth year-on-year was 13%

with the majority of retailers showing significant individual

growth. A record 2,2 million shoppers visited the centre in

December 2003.

Canal Walk offers strong growth prospects drawing on its

optimum access, location and infrastructure. The office and

ancillary retail developments in the one million square metres of

surrounding land should spur on the centre’s increased growth.

Major upmarket residential development is also currently taking

place in the Century City precinct that will see 1 000 new

residential units completed within the next 18 months. 

The Glen Shopping Centre
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MANAGING DIRECTOR’S REPORT CONTINUED

THE GLEN

Hyprop has a controlling stake of 50.1% in The Glen.

The 45 000 m2 regional shopping centre accommodates 150

shops and is anchored by Pick ‘n Pay, Woolworths and Edgars,

which together with other national tenants occupy 73% of the

leasable area.

In its fifth year of trading The Glen continued its healthy

trading performance. The centre exhibited consistently high

occupancy and achieved 12% growth in average trading

turnover, with particularly good performances from retail

segments fashion and homeware/lifestyle. The 20% growth in

net income was due to the R10,3 million expansion completed

in 2002.  

The Glen renewed 43 leases with seven leases converted

to monthly tenancy in anticipation of the centre’s current

extension. Renewed rentals grew by 10% on average,

reflecting sustained robust trading by retailers.

The construction of the 5 000 m2 extension commenced in

March 2004 with an expected completion date of November

2004. Hyprop’s contribution of R41,0 million to the overall cost

of R81,0 million is expected to yield an initial 12% return.  

HYDE PARK

Situated in the heart of the northern suburbs Hyde Park boasts

130 top quality specialty stores, many of which are international

brands such as Escada, Max Mara, Pringle and MakeUp Forever.

The retail area is anchored by national tenants including Pick ‘n

Pay, Exclusive Books, Woolworths, Stuttafords and Nu Metro.

Overall the centre consists of 27 594 m2 retail space and

9 527 m2 air-conditioned offices. 

Hyde Park’s strongly performing retailers contributed to a 9%

growth in net income. 

Two new major tenants – Clicks and Stuttafords – opened in

March and November respectively. Pick ‘n Pay increased its

retail space and a refurbishment of the store is expected to be

completed by May 2004. The 1 700 m2 extension to Woolworths

and the construction of an adjacent two-level parking garage

at a cost of R30,0 million, is currently in progress, with the

launch expected in June 2004.   

The introduction of high profile international brands such as

Wizards, Ika and Mon Rêve during the current year will broaden

the centre’s customer profile in line with the demographics of

the surrounding area. This will secure the centre’s leadership in

niche fashion retail.

THE MALL

This shopping centre, located in the cosmopolitan suburb of

Rosebank, provides high quality amenities to a wide range of

shoppers. The centre is also well-known for its African crafts

market, which is a popular attraction with overseas tourists.

The Mall’s 33 086 m2 retail area accommodates 120 shops

anchored by Pick ‘n Pay, Stuttafords and 10 Cinema

Nouveau theatres.

The centre benefited from the improvement of the Rosebank

node that now provides a competitive alternative to Sandton

for retail and commercial activities. The Mall achieved a healthy

trading performance for the year with 10,2 million shoppers

visiting the centre, maintained a high occupancy of stores and

exceeded its original net income forecast. During the year 25

leases were renewed and nine new tenants were introduced. 

Highlighting The Mall’s association with popular local TV series

Egoli, the first-ever annual Egoli awards raised The Mall’s

profile significantly.
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MANAGING DIRECTOR’S REPORT CONTINUED

COMMERCIAL PORTFOLIO OVERVIEW Hyprop’s

commercial portfolio consists of 22 commercial buildings

situated in the northern suburbs of Johannesburg with a total

rentable area of 92 573 m2. In addition Hyde Park and Canal

Walk have 9 527 m2 and 9 555 m2 of office space respectively.

Hyprop’s commercial portfolio strategy is to own sizable, well-

located and high quality offices.

The demand for offices remained weak with no significant

growth in market rentals and a continued slow take-up of

vacant space. Further weakening of valuation yields, together

with shortening of lease renewal periods, negatively impacted

on the value of the commercial portfolio. Hyprop anticipates a

marginal improvement in the current year as a result of

reduced newly-built space now available on the market.

Hyprop’s office portfolio is currently managed in-house and

lettings are handled directly from Hyprop’s head offices.  This

ensures good tenant and broker relationship management,

which has seen 5 761 m2 of space already renewed and

5 784 m2 let to new tenants since January 2004.

PORTFOLIO VALUATION The segmental spread of the

property portfolio, as independently valued at 31 December

2003, was as follows:

Value
Rentable Total attributable

Business area value to Hyprop
segment (m2) (Rm) (Rm)

Retail
Canal Walk 131 320 1 188 500 950 800
Hyde Park 37 121 405 415 405 415
The Mall 33 086 271 340 271 340
The Glen 45 000 403 349 202 078

Sub-total 246 527 2 268 604 1 829 633

Commercial 92 573 432 900 432 900

Total 339 100 2 701 504 2 262 533

The valuation surplus of R72 million for the year, after

accounting for minority interests, is attributable to the strong

performance of the retail portfolio in contrast to other property

segments that continued to operate under pressure.

LETTING ACTIVITIES Letting activities for the year by

rentable area were as follows:

Tenants 
Business Renewals New lettings* vacated*
segment (m2) (%) (m2) (%) (m2) (%)

Retail
Hyde Park 1 016 0,6 3 409 1,8 2 684 1,5
The Glen 7 799 4,2 32 – 895 0,5
The Mall 3 743 2,0 1 114 0,6 1 330 0,7

Sub-total 12 558 6,8 4 555 2,4 4 909 2,7

Commercial 15 442 8,3 9 885 5,3 5 157 2,8

Total 28 000 15,1 14 440 7,7 10 066 5,5

* Includes the lettings to Clicks and Stuttafords and the vacating of the Imax
at Hyde Park and the letting to the Mugg ’n Bean restaurant at The Mall

Vacancies by rentable area at 31 December 2003 were as follows:

Business 31 December 2003 31 December 2002
segment (m2) (%) (m2) (%)

Retail
Hyde Park 359 0,1 61 0,1
The Glen 480 0,2 169 0,1
The Mall 620 0,2 n/a n/a
Canal Walk 7 472 2,6 n/a n/a

Sub-total 8 931 3,1 230 0,2

Commercial 11 312 3,9 12 246 8,6

Total 20 243 7,0 12 476 8,8

Proactive management in the commercial portfolio resulted in

a high retention of tenants as well as the steady letting of

offices to new tenants.   

After inclusion of available store space at Canal Walk the retail

portfolio’s vacancies remain well within the industry norm,

reflecting excellent portfolio quality, prime locations and

accurate tenant mix management.  Hyprop intends to canvass

similar quality tenants and to further enhance the tenant mix. 

More detail in respect of vacancies is provided on pages 55

and 56. 
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BORROWINGS At 31 December 2003 Hyprop’s net

borrowings after deducting cash on hand and cash owing from

Prima, amounted to R1,16 billion, equating to a 51% debt-to-

open market value ratio. Interest rates have been fixed to the

extent of 79% of the net borrowings for periods ranging from

one to three years. More detail in respect of interest rate fixes

is provided in note 10 on page 40.    

JSE TRADING Hyprop’s market capitalisation increased by

60% to R1,22 billion with the price per combined unit rising by

16,5% to R13,75 at year-end. The price per combined unit

reached a high of R15,15 in May 2004. 

THE FUTURE The board is confident that Hyprop will

continue to deliver further growth in distributions for the year

ending 31 December 2004.

Utilising its strong capital base and active asset management,

Hyprop will continue to explore strategic acquisitions that

will enhance the quality of its portfolio. Where appropriate,

further select disposals in the commercial portfolio will

be undertaken.  

The board has announced its intention to implement a rights

issue during the current year to facilitate potential future growth.

WORD OF THANKS Sincere thanks to the management

teams, staff and advisors for their skill, dedication, and

unwaivering commitment and to the board members for their

valuable advice and constructive input in delivering exceptional

financial results. My appreciation to all our investors, fund

managers and analysts for their continued support and faith in

the company.

PG Prinsloo

Managing Director
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FIVE-YEAR REVIEW

2003 2002 2001 20001 19991

R000 R000 R000 R000 R000

Turnover 316 691 160 653 111 755 56 521 56 058 

Operating income 195 251 105 598 72 058 42 754 35 833 

Interest received 1 767 498 4 529 7 617 12 668 

Interest paid (45 289) (16 916) (3 778) –   –   

Abnormal items –   –   –   272 –   

Net operating income 151 729 89 180 72 809 50 643 48 501 

Profit on disposal of 

investment properties 6 814 – – –   –   

Change in fair value of 

financial assets 2 069 – – –   –

Change in fair value of 

investment properties 116 684 43 911 (1 323) –   –

Income before debenture 

interest and taxation 277 296 133 091 71 486 50 643 48 501 

Debenture interest paid (124 364) (83 967) (72 021) (49 260) (46 526)

Net income/(loss) before taxation 152 932 49 124 (535) 1 383 1 975 

Secondary tax on companies (31) (21) (18) (13) (12)

Deferred taxation (21 129) (6 586) –   –   –   

Net income/(loss) after taxation 131 772 42 517 (553) 1 370 1 963 

Minority interest (64 149) (17 054) – –   –   

Attributable (loss)/profit 

from associates (223) (268) (51) 8 3 

Net profit/(loss) for the year 67 400 25 195 (604) 1 378 1 966 

Dividends (249) (168) (146) (101) (93)

Transfer to revaluation reserve (57 283) (25 184) 1 323 (272) –   

Transfer to non-

distributable reserve (8 208) –   –   –   –   

Retained income/(loss) for 

the year 1 660 (157) 573 1 005 1 873 

Capital employed 2 708 930 1 067 997 807 008 299 596 298 319 

Investment property at 

fair value2 2 701 505 1 103 877 870 593 276 594 242 569 

Distribution per combined 

unit (cents) 140,00 130,00 126,36 117,00 107,52 
1 These figures have not been restated to account for the change in accounting policies adopted in 2002

2 Includes minority interests
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CORPORATE GOVERNANCE

The directors fully support the comprehensive approach to

corporate governance incorporated in the King II Report and

the principles of good corporate governance established by the

Code of Corporate Practices and Conduct, and are committed

to their implementation. The company has complied with the

Code of Corporate Practices and Conduct to the following

extent:

THE BOARD
STRUCTURE

The board consists of eleven members with a majority of non-

executive directors. The directors of the company at the date of

this annual report and their attendance at board and

committee meetings during the year ended 31 December 2003

are set out below. The number in brackets reflects the total

number of meetings held during the year:

Board meetings Audit Remuneration Nomination
Ordin- Committee Committee Committee
ary Special Meetings Meetings Meetings

Directors

MS Aitken* 4(4) 3(3) 1(1) 1(1)

J Bentel† 4(4) 3(3)

WE Cesman* 4(4) 3(3) 3(3) 1(1)

PF Kirchmann 4(4) 3(3) 1(1) 1(1)
(Chairman)*†^~

PG Prinsloo 4(4) 3(3) 3(3) 1(1)
(Managing
Director)

S Shaw-Taylor 4(4) 2(3) 3(3) 1(1) 1(1)
*#

PJ Thurling* 3(4) 3(3) 3(3)

M Wainer* 4(4) 3(3)

SV Webb* 4(4) 1(3)

PL Whewell† 3(4) 3(3)

LI Weil* 2(4) 3(3)
(appointed 
2 June 2003)

* Non-executive

† Independent non-executive

# Chairman Audit Committee

^ Chairman Remuneration Committee

~ Chairman Nomination Committee

The capacity of the directors may be categorised as follows:

Executive director: Mr PG Prinsloo (Managing Director) is

a salaried employee of Hyprop Manco and is responsible for

the day-to-day operations of the group.

Non-executive directors: Messrs MS Aitken, WE Cesman,

S Shaw-Taylor, PJ Thurling, M Wainer, LI Weil and Mrs

SV Webb, in accordance with Hyprop’s policy, represent at

board level significant combined unitholders and suppliers to

Hyprop. 

Independent non-executive directors: Messrs PF Kirchmann

(Chairman), J Bentel and PL Whewell are neither significant

combined unitholders in, nor suppliers to Hyprop as defined in

the King II Report and are as such regarded as independent.

The roles of Chairman and Managing Director are completely

separated. The independent non-executive Chairman and

fellow non-executive directors contribute a wide range of skills

and expertise, all with property experience in common.  

The roles and responsibilities of the board have been codified

in a Board Charter. The Board Charter deals with procedural

matters ranging from board meetings through board com-

position and processes to remuneration and evaluation.

Substantively the Board Charter governs the bases on which

the board is expected to determine group strategy, monitor

operational performance and management, ensure the

integrity of the company’s risk management and internal

controls and establish a code of ethical conduct.  

The board schedules to meet at least four times per year and

additional board meetings are convened as dictated by

circumstances. In addition, four asset management meetings

are held per annum and attended by the majority of members

of the board.

All directors have unrestricted access to the advice and services

of the Company Secretary and to company records,

information, documents and property. Non-executive directors

also have unfettered access to management at any time. All
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directors are entitled, at the company’s expense, to seek

independent professional advice on any matters pertaining

to the group where they deem this to be necessary.

PROCESSES

No director holds a fixed-term contract of employment of any

duration. Directors retire every three years and being eligible,

offer themselves for re-election subject to combined

unitholders’ approval in general meeting.

In accordance with the South African Companies Act, directors

are required to disclose their unitholdings, additional

directorships and any potential conflicts of interest to the

Chairman and the Company Secretary. In addition, having

regard to the provisions of the JSE and the Insider Trading Act

directors and senior employees likely to have access to the

company’s financial results and other price-sensitive

information, are prohibited from dealing in Hyprop’s combined

units for specified time periods preceding the relevant

announcements. The manner in which this is regulated is

clearly explained in the group’s Code of Ethics and Conduct.

COMMITTEES
AUDIT COMMITTEE

The audit committee comprises of four directors – PG Prinsloo,

WE Cesman, S Shaw-Taylor (committee chairman) and

PJ Thurling – three of whom are non-executive. The committee

meets at least three times per year, which is considered to be

adequate for the purposes of the business. The group’s

external auditors and executive management are invited to

attend each meeting.  

The audit committee is tasked with reviewing accounting,

auditing and financial reporting matters to ensure that an

effective control environment in the group is maintained.

The audit committee also monitors proposed changes in

accounting policies, reviews the internal audit functions,

discusses and advises the board on the accounting implications

of major transactions and recommends the appointment of

external auditors for approval by combined unitholders in

general meeting.

The committee further assesses adherence to controls and

systems within the group and, where necessary, recommends

and monitors necessary improvements during the year. The

committee will continue to monitor and appraise internal

operating structures and systems to ensure that these are

maintained and continue to contribute to the ongoing success

of the group.

The committee has satisfied its duties during the year in

accordance with its terms of reference as set out in the recently

adopted Audit Committee Charter. The Charter will be

reviewed annually in order to keep pace with international

trends and best practice.

REMUNERATION COMMITTEE

The remuneration committee, chaired by the company’s

independent non-executive Chairman PF Kirchmann, com-

prises of a further two non-executive directors – S Shaw-Taylor

and MS Aitken – and Managing Director PG Prinsloo. The

Managing Director is excluded from deliberations regarding his

own remuneration.

The committee meets at least once a year to review and make

recommendations to the board on the company’s remunera-

tion arrangements for executive and non-executive directors.

The company’s remuneration policy aims to ensure the

retention and attraction of high-calibre individuals at levels that

are competitive within the appropriate market.

NOMINATION COMMITTEE

The nomination committee is chaired by the company’s

independent non-executive Chairman PF Kirchmann and

comprises of a further three non-executive directors –

MS Aitken, WE Cesman and S Shaw-Taylor. 

CORPORATE GOVERNANCE CONTINUED
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The committee meets once a year to review the scope and

composition of the board and its committees and to make

recommendations for changes that will result in a board and

committees appropriate to the company’s requirements and

the general business landscape.

The committee is also tasked with reviewing and evaluating the

performance of the directors and the board. The committee

liaises with the remuneration committee and further com-

municates its findings to the board, to which it recommends

and then monitors measures of improvement.

INTERNAL CONTROLS AND RISK MANAGEMENT
SYSTEM OF INTERNAL CONTROL

The effectiveness of the internal control system is monitored by

the audit committee through management overview, com-

prehensive reviews and testing by an independent internal

audit function. Continued reviews and reporting structures

enhance the control environment. The overall effectiveness of

the system of internal control remains the responsibility of

the board.  

The system of internal control is designed to provide

reasonable, but not absolute assurance as to the integrity and

reliability of the annual financial statements, to safeguard,

verify and maintain accountability of Hyprop’s assets and to

identify and minimise significant fraud, potential liability, loss

and material misstatement while complying with applicable

laws and regulations.

There are inherent limitations to the effectiveness of any

system of internal control, including the possibility of human

error and the circumvention or overriding of controls.

Accordingly, even an effective internal control system can

provide only reasonable but not absolute assurance with

respect to financial statement preparation and asset

safeguarding. Further, the effectiveness of an internal control

system can change with circumstances. The system is therefore

designed to manage rather than eliminate risk of failure and

opportunity risk.

Nothing has come to the attention of the directors to indicate

that a material breakdown in the controls within the group has

occurred during the year.

INTERNAL AUDIT

Independent internal auditors are mandated annually to

perform a management, risk management, financial and

internal control review. The independent internal auditors

perform their functions on a rotation basis in respect of the

various sites within the group. Their findings are reported to

the audit committee in order to facilitate implementation of

any recommendations.

RISK MANAGEMENT

The board is responsible for ensuring that appropriate risk

management processes are in place and that such processes

are managed and reported on by the audit committee in

consultation with executive management. 

The objective of risk management is to identify, assess and

monitor the risks to which the company is exposed, as well as

to recommend and monitor measures of redress.

The most significant risks faced by Hyprop encompass standard

industry risks including:

•  deterioration in the financial position of tenants and

consequent rental default and/or vacancies;

•  total or partial destruction of investment properties;

•  public liability; and

•  interest rate risk.

Insurable risks such as destruction of properties and public

liability, are monitored and assessed annually and insurance

cover is purchased for material risks where appropriate.  Levels

of cover are adjusted in the light of claims’ experience and
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changes in circumstances affecting the group.   

The level of borrowings and exposure to interest rate risk are

monitored on an ongoing basis. Further detail on financial risk

management, including the group’s exposure to interest rate

risk, credit risk and liquidity risk, is set out in note 21. 

INTEGRATED SUSTAINABILITY Staff are employed by

Hyprop Manco, a private company in which Hyprop holds no

equity interest. Accordingly the structure of the company does

not lend itself to reporting on employment equity, safety and

health practices. In the interests of encouraging and where

possible, facilitating true transformation in accordance with

industry and national objectives, Hyprop endeavours to assist

its agents and partners in fostering a workplace culture in

which good corporate citizenship is considered to be a business

imperative and a competitive advantage. Hyprop has signed a

number of significant service agreements with empowerment

organisations as part of its concerted effort to prioritise the

appointment of previously disadvantaged suppliers.

CORPORATE SOCIAL INVESTMENT Hyprop’s shopping

centres are actively involved in community upliftment through

a variety of social initiatives, examples of which are set

out below:

•  “Spinathon” to benefit EmployAbility Vulindlela, a section

21 company that assists in facilitating employment of people

with an intellectual disability;  

•  The Christmas Angel Tree collection for the South African

Police Services Widows and Orphans Fund in Gauteng and

the African Children's Feeding Scheme;

•  Fundraising initiatives for local charities and schools; 

•  Community Kiosks to be used as free public platforms

by registered charities;

•  Children’s Festival of Fun in support of the Red Cross

Children’s Hospital’s Trauma Unit Appeal 2003;

•  National Sea Rescue Institute Survivor Week; 

•  CUPPA for CANSA; and

•  ”Celebrity Hair Shavathon” in support of Pick ‘n Pay’s

Bandana Day for youngsters undergoing chemotherapy.

INVESTOR AND STAKEHOLDER RELATIONS Hyprop is

committed to timeous, accurate and transparent reporting to

investors and stakeholders. The company’s Managing Director

is available to answer queries posed by investors and

stakeholders, and meets regularly with industry analysts.  

The principle of simultaneous public communication to all

investors and stakeholders is strictly adhered to.

Announcements are released on SENS in accordance with the

JSE Rules and Regulations. The corporate website is an

additional medium that facilitates the dissemination of

Hyprop’s financial information and operational achievements.

CODE OF ETHICS AND CONDUCT (“the Code”) The

group is committed to the strictest standards of ethical

conduct, fair dealing and integrity in business practice. To this

end the group has recently adopted the Code to which all

directors and group employees (“staff”) are expected

to subscribe.  

The Code serves as a guideline and is not intended to

substitute for sound personal judgement and inherent

understanding of ethical conduct, which are qualities expected

of all staff.

The Code is underpinned by the principles of honesty, equity,

respect and dignity, and advocates zero tolerance of corruption

and unethical business practices and behaviour. 

CORPORATE GOVERNANCE CONTINUED
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DIRECTORATE

EXECUTIVE DIRECTOR:
Pieter (PG) Prinsloo (38) BSc (QS) (Managing Director)

Pieter is a Quantity Surveyor who has been engaged in every

aspect of property development, management and finance for

18 years. Pieter started his career at Sanlam Properties in

property development and later moved to property manage-

ment. He further broadened his career as a property finance

manager with Standard Bank Properties and ABSA Commercial

Property Finance. 

He joined Hyprop in October 2001 as Managing Director.

INDEPENDENT NON-EXECUTIVE DIRECTORS:
Peter (PF) Kirchmann (64) MSc (Eng) (Chairman)

Peter is a Civil Engineer who has spent 31 years in the

construction and property industries.

He started his career in 1961 working for the Electricity Supply

Commission, Bechtel Corporation in San Francisco and LTA

Engineering before joining the Kirchmann-Hurry Group of

companies as a founder director and shareholder in 1968. He

retired from Kirchmann-Hurry in 1996 but remained on as

non-executive chairman of the board of listed property loan

stock company Kirchmann-Hurry Properties Limited.

He joined the board of Hyprop as Chairman in 2001.

Joshua (J) Bentel (74)

Joshua’s career spans in excess of 30 years in retail and

commercial property. He has been instrumental in raising

R3 billion for retail investment in SA and has developed, inter

alia, the East Rand Mall, La Lucia Mall and the Pavillion and

Rivonia Square Shopping Centres.

His distinguished reputation as a developer and consultant

is underpinned by the confidence of organisations such as

Wooltru, Game and the Foschini Group as well as numerous

other national institutions and private enterprises.

Peter (PL) Whewell (63) CTA

Peter has 30 years’ experience in all spheres of the property

and construction industries. He is currently the executive

chairman of the Kirchmann-Hurry Group and is actively involved

in property asset management and property development on

behalf of the Kirchmann-Hurry Group and private investors.

NON-EXECUTIVE DIRECTORS:
Michael (MS) Aitken (47) BA LLB

An attorney, Michael has 19 years’ experience in property-

related activity with specific expertise in asset management

and investment relating to both directly held and listed

property vehicles.

After embarking on a career in property with Old Mutual

Properties, Michael served as managing director of Standard

Bank Property Fund Managers Limited and as an executive

director of Standard Bank Properties. Since October 1998, he

has served as an executive director of Corovest Property

Group Limited.

Wolf (WE) Cesman (61) CA(SA)

Wolf is a Chartered Accountant who has been engaged in

every aspect of property development and management for

over 30 years. 

Wolf serves on the boards of Redefine Income Fund Limited, of

which he is chairman, ApexHi Properties Limited and Prima. He

is a director of and shareholder in Madison Property Fund

Managers, which asset manages various linked property funds.

Stewart (S) Shaw-Taylor (51) CA(SA)

Stewart has more than 18 years’ industry experience

comprising asset management and administration, property

development and financing.

A Chartered Accountant, Stewart joined the corporate finance

division of Standard Merchant Bank in 1977 and progressed to
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managing director of Standard Bank Property Fund Managers

Limited in 1986. Since 1994 Stewart has been managing

director of Standard Bank Properties, responsible for assets in

excess of R10 billion.

Peter (PJ) Thurling (48) CA(SA)

A Chartered Accountant, Peter joined Anglo American

Property Services (Pty) Limited in 1981 where he was appointed

financial director in 1993.

In 1998 he joined Corovest Property Group Limited as financial

director.

Marc (M) Wainer (55)

Marc has over 30 years’ experience in property asset

management and negotiation. He serves on the boards of

ApexHi Properties Limited, of which he is chairman, Redefine

Income Fund Limited and Prima. He is a director of and

shareholder in Madison Property Fund Managers, which asset

manages various linked property funds.

Sarah (SV) Webb (45) Chartered Surveyor BSc (Hons)

Valuation and Estate Management, CAIB, HDip (Tax)

Sarah has 20 years of property industry experience in the fields

of property management, asset management, valuations and

property finance.

Sarah is a registered valuer. She worked for the Prudential

Assurance Company of South Africa Limited, now part of

Liberty Life, from 1981 to 1986 and has since worked for The

Standard Bank of South Africa Limited. She is currently a

director of Standard Bank Properties.

Les (LI) Weil (59) BComm CA(SA) MBA

Les  has 27 years’ experience in real estate, prior to which

he spent several years in merchant banking and commerce.

He holds numerous directorships including Property Fund

Managers Limited and the executive chairmanship of JHI Real

Estate Limited and public offices including The King Committee

on Corporate Governance. He is also a past president of

SACOB.

Les is the property consultant to the Airports Company South

Africa Limited on whose board he served as a director from

1993 to 2000. He is a fellow of the Institute of Directors, a

registered valuer, an appraiser appointed by the Minister of

Justice and a Commissioner of Oaths.

ALTERNATE DIRECTORS:
MJ (Michael) Watters 

DN (Dave) Martin* 

* DN Martin resigned as alternate director on 30 March 2004
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APPROVAL OF ANNUAL
FINANCIAL STATEMENTS

The annual financial statements set out on pages 22 to 53 are
the responsibility of the directors.

The directors are responsible for selecting and adopting sound
accounting practices, for maintaining an adequate and
effective system of accounting records, for the safeguarding of
assets and for developing and maintaining a system of internal
control that, among other things, will ensure the preparation
of annual financial statements that achieve fair presentation.
The annual financial statements set out in this annual report
have been prepared by the directors in accordance with
Generally Accepted Accounting Practice. They are based on
appropriate accounting policies which have been consistently
applied, unless otherwise indicated, and which are supported
by reasonable and prudent judgments and estimates.

The annual financial statements have been prepared on the
going concern basis since the directors have every reason to
believe that the company and the group have adequate
resources in place to continue operations for the foreseeable
future. The auditors have concurred with the directors’
statements on internal control and going concern.

The external auditors are responsible for independently
auditing and reporting on these annual financial statements in
conformity with generally accepted auditing standards.

The annual financial statements were approved on behalf of
the board by:

PF Kirchmann PG Prinsloo

Chairman Managing Director

24 February 2004

DECLARATION BY
COMPANY SECRETARY

I declare that, to the best of my knowledge, the company has

lodged with the Registrar of Companies all such returns as are

required of a public company in terms of the South African

Companies Act 1973, and that all such returns are true, correct

and up-to-date.

LR Cohen CA(SA)

Company Secretary

24 February 2004

REPORT OF THE
INDEPENDENT AUDITORS

Report of the independent auditors to the members of
Hyprop Investments Limited.

We have audited the group annual financial statements and
company annual financial statements of Hyprop Investments
Limited for the year ended 31 December 2003, set out on
pages 22 to 53. These annual financial statements are the
responsibility of the company’s directors. Our responsibility is to
express an opinion on these annual financial statements based
on our audit.

SCOPE We conducted our audit in accordance with
Statements of South African Auditing Standards. Those
standards require that we plan and perform the audit to
provide reasonable assurance that the financial statements are
free of material misstatement. An audit includes:

•  examining, on a test basis, evidence supporting the amounts
and disclosures in the financial statements;

•  assessing the accounting principles used and significant
estimates made by management; and

•  evaluating the overall financial statement presentation.

We believe that our audit provides a reasonable basis for
our opinion.

AUDIT OPINION In our opinion the annual financial
statements fairly present, in all material respects, the financial
position of the company and the group at 31 December 2003
and the results of their operations, changes in equity and cash
flows for the year then ended in accordance with South African
Statements of Generally Accepted Accounting Practice, and in
the manner required by the Companies Act in South Africa.

Grant Thornton 

Registered Accountants and Auditors

Chartered Accountants (SA)

Johannesburg

24 February 2004
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The directors have pleasure in submitting their report for the

group for the year.

NATURE OF BUSINESS  Hyprop is a property investment

holding company listed on the JSE. The company, together

with its subsidiaries, holds high quality real estate investments

in Hyde Park, The Glen, The Mall and Canal Walk as well as

prominent offices in the decentralised nodes of the northern

suburbs of Johannesburg. The group’s intention is to grow and

diversify the portfolio by acquiring or developing properties as

and when appropriate opportunities arise.  

REVIEW OF ACTIVITIES The results of the group and the

company and the state of their affairs are set out in the annual

financial statements on pages 22 to 53 and are commented on

in the Managing Director’s Report.

CAPITAL STRUCTURE  All combined units comprise one

ordinary share and one debenture and may only be traded on

the JSE. The return to each investor therefore comprises two

distinct elements:

•  a dividend on the share component of the combined unit;

and

•  interest on the debenture component of the combined unit.

The interest payable per debenture is a fixed multiple being

499 times the dividend payable per ordinary share.

The terms and conditions governing the debentures are

contained in the Debenture Trust Deed.

At a general meeting of combined unitholders, held on

29 October 2003, the authorised share capital was increased to

R2 000 000 comprising 200 000 000 ordinary shares

of one cent each.

The following movements in the issued combined units took

place during the year:

Ordinary Deben-
Number of share Deben- ture
combined capital tures premium

For the year units R000 R000 R000

Combined units 
in issue at 
1 Jan 2003 64 719 478 648 319 067 144 981

Additional 
combined 
units issued 
on 12 May 
2003* 24 289 701 243 119 748 128 910

Combined 
units in 
issue at 
31 Dec 2003 89 009 179 891 438 815 273 891

* Ranking pari passu with combined units already in issue from 1 January 2003

Full particulars regarding the authorised and issued share

capital at 31 December 2003 are set out in note 5 to the

annual financial statements, and full particulars regarding the

debentures are set out in note 8.

The company’s unissued combined units have been placed

under the control of the directors until the forthcoming annual

general meeting.

DIRECTORATE  An abridged curriculum vitae for each of the

directors is set out on pages 19 and 20. 

LI Weil was appointed as a non-executive director on 2 June

2003, which appointment will be confirmed by combined

unitholders at the forthcoming annual general meeting.

PJ Thurling and SV Webb, in accordance with the company’s

articles of association, retire by rotation at the forthcoming

annual general meeting and being eligible, offer themselves

for re-election.

DIRECTORS’ REPORT
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DIRECTORS’ REPORT CONTINUED

SECRETARY The secretary of the company is LR Cohen

(CA(SA)) who was appointed on 27 November 2003. His

business and postal addresses, which are also the company’s

registered and business addresses, are set out on page 65.

AUDITORS  Grant Thornton will continue in office in

accordance with section 270(2) of the South African

Companies Act, 1973.

DIRECTORS’ INTERESTS  The interests of the directors

and alternate directors in the combined units of the company

as at 31 December 2003 were as follows:

Beneficial
(direct and indirect)

Director 2003 2002

Non-executive directors

PF Kirchmann (Chairman) 1 003 907 923 027

MS Aitken 7 125 7 125

J Bentel 253 625 159 130

WE Cesman – –

S Shaw-Taylor 7 125 7 125

PJ Thurling – –

M Wainer – –

SV Webb – –

PL Whewell 185 820 185 820

Alternate directors

DN Martin 14 14

MJ Watters – –

No non-beneficial combined units were held by any of the

directors or alternate directors. There have been no changes in

the directors’ interests between the end of the financial year

and the date of this annual report.

DIRECTORS’ INTEREST IN CONTRACTS  No material

contracts in which the directors have an interest/s were entered

into during the year, other than the transactions detailed in

note 20 to the annual financial statements.

DIRECTORS’ REMUNERATION Details of the directors’

remuneration are set out in note 11 to the annual financial

statements.

ADMINISTRATION AND MANAGEMENT  Hyprop

Manco undertakes the group’s asset management functions

together with the day-to-day management of Hyde Park, The

Glen and the offices in terms of an agreement that will expire

on 31 December 2006.

The management agreement with Homeways (Pty) Limited,

which managed 24 office buildings on behalf of Hyprop, was

terminated on 31 December 2003 by mutual agreement and

the management function was taken over by Hyprop Manco.

Similarly the management agreement with David Reid Property

Services (Pty) Limited, which managed The Glen on behalf of

the co-owners, was terminated on 31 May 2003 by mutual

agreement and the management function was taken over by

Hyprop Manco.

JHI Real Estate Limited manages The Mall and JHI House on

behalf of Hyprop on a day-to-day basis in terms of an

agreement that will expire on 31 December 2007.
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Canal Walk Manco manages Canal Walk on behalf of Hyprop

on a day-to-day basis in terms of an agreement that will expire

on 31 December 2006.

The following fees were paid during the year:

Fees Total (R000)

Asset management:

Hyprop Manco 7 774

Property management:

Hyprop Manco 3 709

Canal Walk Manco 368

Homeways (Pty) Limited 1 832

JHI Real Estate Limited 2 978

David Reid Property Services (Pty) Limited 519

9 406

Lease commission:

Hyprop Manco 669

Canal Walk Manco –

Homeways (Pty) Limited 269

JHI Real Estate Limited 270

David Reid Property Services (Pty) Limited 20

1 228

SUBSIDIARY COMPANIES At 31 December 2003 Hyprop

owned the entire share capital of three companies, of which

two are share block companies. Details of these subsidiaries are

set out on page 52.

The rental income generated by the properties held in the

share block companies accrues directly to the holding company

Hyprop, which also bears the operating and administration

costs of these properties.

No subsidiary reflected either a profit or a loss during the

year under review.

VALUATION OF PORTFOLIO Hyprop’s real estate portfolio

was valued by the external valuer at R2 262 million at

31 December 2003 after deducting the minority interest in

Canal Walk and The Glen (see note 2.6 to the annual financial

statements). This excludes Hyprop’s investment in Prima, which

was valued at year-end at R25,3 million. 

The net asset value per combined unit increased by 4,4% to

R11,69 per combined unit, after borrowings, compared with

the listed combined unit price on the JSE of R13,75 per

combined unit at 31 December 2003.

POST BALANCE SHEET EVENTS With effect from

1 March 2004, Hyprop disposed of its 50% interest in the

shares in and claims against Murinda Investments (Pty) Limited

for a consideration of R650 000.
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2003 2002 2003 2002
Note R000 R000 R000 R000

ASSETS

Non-current assets

Tangible assets 2 2 715 680 1 115 481 2 263 390 944 083

Current assets 105 298 7 898 89 144 14 543

Financial assets 3 25 939 546 36 161 10 767

Trade and other receivables 70 336 4 106 52 596 2 442

Cash and cash equivalents 4 9 023 3 246 387 1 334

Total assets 2 820 978 1 123 379 2 352 534 958 626

EQUITY AND LIABILITIES

Equity capital and reserves 760 518 420 165 325 125 259 937

Share capital 5 891 648 891 648

Non-distributable reserves 6 320 142 254 651 318 105 254 651

Retained income 7 107 5 447 6 129 4 638

Minority interest 7 432 378 159 419 – –

Non-current liabilities 1 948 412 647 832 1 939 324 645 690

Debentures and debenture premium 8 712 706 464 048 712 706 464 048

Deferred taxation 9 27 716 6 586 18 628 4 444

Long-term liabilities 10 1 207 990 177 198 1 207 990 177 198

Current liabilities 112 048 55 382 88 085 52 999

Trade and other payables 45 348 12 468 21 385 10 085

Taxation 32 11 32 11

Combined unitholders for distribution 66 668 42 903 66 668 42 903

Total equity and liabilities 2 820 978 1 123 379 2 352 534 958 626

GROUP COMPANY
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2003 2002 2003 2002
Note R000 R000 R000 R000

Turnover 316 691 160 653 216 664 136 531

Operating income 11 195 251 105 598 169 022 100 214

Interest received 12 1 767 498 1 431 160

Interest paid 13 (45 289) (16 916) (45 289) (16 916)

Net operating income 151 729 89 180 125 164 83 458

Profit on disposal of investment properties 6 814 – 6 814 –

Change in fair value of financial assets 2 069 – 2 069 –

Change in fair value of investment properties 116 684 43 911 69 949 29 628

Income before debenture interest and taxation 277 296 133 091 203 996 113 086

Debenture interest paid (124 364) (83 967) (124 364) (83 967)

Net income before taxation 152 932 49 124 79 632 29 119

Taxation 14 (21 160) (6 607) (14 215) (4 465)

Net income after taxation 131 772 42 517 65 417 24 654

Minority interest (64 149) (17 054) – –

Attributable loss from associates (223) (268) (223) (268)

Net profit for the year 67 400 25 195 65 194 24 386

Earnings per combined unit (cents) 15 215,44 168,67

Headline earnings per combined unit (cents) 15 142,44 129,76
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Non- Re-
Share distributable valuation Retained

capital reserve reserve income Total
Group R000 R000 R000 R000 R000

Balance at 1 January 2002 648 9 050 220 417 5 604 235 719 

Net profit for the year 25 195 25 195

Transfer to revaluation reserve (net of deferred

taxation and minority interest) 25 184 (25 184) –

Dividends (168) (168) 

Balance at 31 December 2002 648 9 050 245 601 5 447 260 746

Issue of ordinary share capital 243 243 

Net profit for the year 67 400 67 400 

Transfer to revaluation reserve (net of deferred

taxation and minority interest) 57 283 (57 283) –   

Net transfer from non-distributable reserve (282) 8 490 (8 208) –   

Dividends (249) (249)

Balance at 31 December 2003 891 8 768 311 374 7 107 328 140 

Non- Re-
Share distributable valuation Retained

capital reserve reserve income Total
Company R000 R000 R000 R000 R000

Balance at 1 January 2002 648 9 050 220 417 5 604 235 719 

Net profit for the year 24 386 24 386

Transfer to revaluation reserve (net of 

deferred taxation) 25 184 (25 184) –

Dividends (168) (168) 

Balance at 31 December 2002 648 9 050 245 601 4 638 259 937

Issue of ordinary share capital 243 243 

Net profit for the year 65 194 65 194 

Transfer to revaluation reserve (net of deferred

taxation) 55 246 (55 246) –  

Net transfer from non-distributable reserve (282) 8 490 (8 208) –  

Dividends (249) (249)

Balance at 31 December 2003 891 8 768 309 337 6 129 325 125 

28
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2003 2002 2003 2002
Note R000 R000 R000 R000

Cash flows from operating activities (2 584) (13 801) (9 551) (14 457)

Cash generated from operations 16.2 167 039 103 199 135 165 98 352

Interest income 1 767 498 1 431 160

Finance charges (45 289) (16 916) (45 289) (16 916)

Cash distributed to minority shareholders (25 243) (4 529) – –

Secondary tax on companies paid 16.3 (10) (29) (10) (29)

Distributions to combined unitholders (100 848) (96 024) (100 848) (96 024)

Interest paid to combined unitholders 16.4 (100 646) (95 832) (100 646) (95 832)

Dividends paid to combined unitholders 16.5 (202) (192) (202) (192)

Cash flows from investing activities (1 271 329) (58 898) (1 271 086) (58 898)

Net acquisition of tangible assets 16.6 (1 318 334) (59 341) (1 318 091) (59 341)

Proceeds on disposal of tangible asset 70 551 500 70 551 500

Increase in financial assets (23 546) (57) (23 546) (57)

Cash flows from financing activities 1 279 690 69 957 1 279 690 69 957

Issue of combined units 248 899 –  248 899 –  

Increase in long-term liabilities 1 030 791 69 957 1 030 791 69 957

Net decrease in cash and cash equivalents 5 777 (2 742) (947) (3 398)

Cash and cash equivalents at the beginning of the year 3 246 4 732 1 334 4 732

On acquisition of business 1 256 – –

Cash and cash equivalents at the end of the year 9 023 3 246 387 1 334
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1  ACCOUNTING POLICIES

The annual financial statements are prepared on the historical

cost basis and incorporate the principal accounting policies set

out below, which are consistent with those of the previous year.

The accounting policies comply with South African Statements

of Generally Accepted Accounting Practice.

1.1 Basis of consolidation

The consolidated financial statements incorporate those of the

company and its subsidiaries. The results of any subsidiaries

acquired are included from the effective dates of acquisition up

to the effective dates of disposal.

Differences between the consideration paid for subsidiaries

acquired and the fair value of their identifiable net assets at

acquisition are included with the cost of investment properties.

1.2 Tangible assets

1.2.1 Investment properties

Investment properties held by the group for the purpose of

earning rental income and capital appreciation are initially

recorded at cost. They are subsequently stated at fair value as

determined at the end of the financial year by an independent

registered valuer.

Any surplus or deficit arising from the change in the fair value

of investment properties is included in the net income for the

year in which it arises. The net surplus or deficit is transferred

to a revaluation reserve.

Realised surpluses and deficits on the disposal of the

investment properties are recognised in net income for the year

and are calculated as the difference between the sale price and

the fair value of the property. The net gain or loss on the sale

of an investment property is transferred to a non-distributable

reserve.

1.2.2 Other tangible assets

Depreciation is provided on all tangible assets, other than

investment properties, to write down the cost less estimated

residual value in equal instalments over the estimated

economic lives of the assets as follows:

• Tenant installations

Short-term lease 1 - 4 years in year of

acquisition

Long-term lease 5 years or period of lease

longer

• Building appurtenances

Carpets 5,9 years

Security equipment 3 years

Plant and equipment 6,7 years

Air-conditioning 5 years

• Motor vehicles 5 years

1.3 Non-distributable reserve

Realised surpluses and deficits arising on the disposal of

investment properties are transferred to a non-distributable

reserve and are not available for distribution.

Unrealised surpluses and deficits arising on the fair valuation of

financial assets at year-end are transferred to a non-

distributable reserve and are not available for distribution.

1.4 Revaluation reserve 

All unrealised gains and losses arising on the revaluation of

investment properties from cost to fair value, are transferred to

a revaluation reserve. The revaluation reserve is not available

for distribution.
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1.5 Provisions

A provision is recognised when the company has a present

legal or constructive obligation as a result of past events, it

is probable that an outflow of economic resources will be

required to settle the obligation and a reliable estimate of

the amount of the obligation can be made.

1.6 Turnover

Turnover includes rental income and operating expense

recoveries from investment properties. 

1.7 Associates

An associate is an investee that is neither a subsidiary nor

a joint venture of the company, but provides the company with

the ability to exercise significant influence. Profits and losses

arising from investments in associate companies are equity-

accounted.

1.8 Capitalised interest

Interest on funds used to effect improvements to qualifying

assets is capitalised to the cost of the assets from the time of

disbursement until practical completion of the project. 

1.9 Segmental information

On a primary basis the company is organised into three major

business segments – retail, office and investment.

1.10 Financial instruments

Financial instruments carried on the balance sheet include cash

and bank balances, trade and other receivables, trade and other

payables, borrowings and financial assets. Subsequent to initial

recognition these instruments are measured as set out below:

•  trade and other receivables are stated at cost less provision

for bad debts;

•  trade and other payables are stated at nominal value; and

•  financial assets available for sale are initially recorded at cost

and subsequently fair valued at year-end. In instances where

listed securities are held for sale, such investments are fair

valued using the closing share price at year-end.

1.11 Taxation

The charge for current taxation is based on the results for the

year as adjusted for items which are non-assessable or

disallowed and is calculated using rates prevailing at the

balance sheet date.

Deferred income taxation is provided using the balance sheet

liability method for all temporary differences arising between

the tax value of assets and liabilities and their carrying values

for financial reporting purposes. In principle, deferred taxation

liabilities are recognised for all taxable temporary differences

and deferred taxation assets are recognised to the extent that

it is probable that taxable profit will be available against which

deductible temporary differences can be utilised. 

Deferred taxation is calculated at the tax rates that are

expected to apply to the period when the asset is realised or

the liability settled.

Deferred capital gains taxation is provided at current income

tax rates and capital gains inclusion rates and is based on:

•  the gains between year-end valuations and the base cost of

the investment properties at 31 October 2001; or

•  the gains between year-end valuations and the cost

of acquisition of the investment properties after 31 October

2001.
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2  TANGIBLE ASSETS
2.1  Cost and valuation
Investment properties 2 701 505 1 103 877 2 252 312 932 479

Historic cost 2 320 493 839 549 1 932 318 682 434

Revaluation surplus 381 012 264 328 319 994 250 045

Building appurtenances 24 790 20 415 21 593 20 415

Tenant installations 11 056 10 510 11 056 10 510

Motor vehicles 181 138 138 138

2 737 532 1 134 940 2 285 099 963 542

2.2  Accumulated depreciation
Building appurtenances 13 534 11 887 13 393 11 887

Tenant installations 8 198 7 463 8 198 7 463

Motor vehicles 120 109 118 109

21 852 19 459 21 709 19 459

2.3  Net carrying value
Investment properties 2 701 505 1 103 877 2 252 312 932 479

Building appurtenances 11 256 8 528 8 200 8 528

Tenant installations 2 858 3 047 2 858 3 047

Motor vehicles 61 29 20 29

2 715 680 1 115 481 2 263 390 944 083 

2.4  Movement for the year
Capital expenditure 1 551 902 206 235 1 317 602 59 341

Investment properties 1 543 857 201 294 1 312 797 54 400

Building appurtenances 5 756 1 155 2 559 1 155

Tenant installations 2 246 3 786 2 246 3 786

Motor vehicles 43 – –   –

Change in fair value of investment properties 116 684 43 911 69 949 29 628

Disposal of investment properties (63 737) (500) (63 737) (500)

Interest capitalised 488 – 488 –

Depreciation (5 138) (4 796) (4 995) (4 796)

1 600 199 244 850 1 319 307 83 673
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2.5 Tangible assets pledged as security

The following properties have been pledged as security by

means of mortgage bonds (note 10.1):

To Standard Bank Properties (a division of The Standard

Bank of South Africa Limited) to secure borrowing

facilities totalling R1 300 million:

1   Erf 201 Hyde Park Township

2   Erf 202 Hyde Park Extension 21 Township

3   Erf 214 Hyde Park Extension 16 Township

4   Erf 14 Hyde Park Township

5   Holding 91 Hyde Park Agricultural Settlement

6   Erf 390 Hyde Park Township

7   Erf 389 Hyde Park Extension 21 Township

8   Erf 391 Hyde Park Extension 16 Township

9   Portion 8 of Erf 181 Edenburg Township

10 Remaining Extent of Erf 180 Edenburg Township

11 Erf 9 Wierda Valley Township

12 Remaining Extent of Erf 6 Wierda Valley Township

13 Erf 1343 Vorna Valley Extension 21 Township

14 Erf 1335 Vorna Valley Extension 21 Township

15 Portion 6 of Erf 7 Wierda Valley Township

16 Portion 263 (a portion of portion 245) of the farm

Syferfontein 51, Registration division IR, Gauteng Province

17 Portion 11 of Erf 1 Wierda Valley Township

18 Portion 5 of Erf 7 Wierda Valley

19 Remaining extent of Erf 197 Dunkeld West Township

20 A 50,1% share in Erf 33 Gleneagles Extension 2 Township

21 A 50,1% share in Portion 14 of the farm Gleneagles

no 102, Registration division IR, Gauteng Province

22 Erf 233 Rosebank Township

23 Portion 1 and Portion 2 of Erf 226 Rosebank Township

24 An 80% share in Erf 5958 Montague Gardens, City of Cape

Town

To ABSA Bank Limited to secure borrowing facilities

totalling R100 million:

1   Erf 325 Hyde Park Extension 56 Township

2   Erf 326 Hyde Park Extension 56 Township

3   Erf 132 Atholl Extension 12 Township

4   Erf 133 Atholl Extension 12 Township

5   Erf 134 Atholl Extension 12 Township

6   Remaining extent of Erf 135 Atholl Extension 12 Township

7   Portion 1 of Erf 135 Atholl Extension 12 Township

8   Portion 3 of Erf 184 Atholl Extension 12 Township

9   Portion 4 of Erf 184 Atholl Extension 12 Township



10 Erf 6 Simba Township

11 Erf 1322 Sunninghill Extension 115 Township

12 Erf 190 Dunkeld West Extension 5 Township

13 Erf 191 Dunkeld West Extension 5 Township

14 Erf 192 Dunkeld West Extension 5 Township

15 Remaining extent of Erf 193 Dunkeld West 

Extension 5 Township

16 Erf 194 Dunkeld West Extension 5 Township

17 Erf 123 Craighall Park Township

2.6 Property valuation

Investment properties are reflected at valuation at year-end. It

is the policy of the group to obtain independent valuations of

the investment properties annually.

The portfolio was valued at R2 701,5 million at 31 December

2003, including minority interests, by Mr RH Roper FRICS, MIV

(SA) – Chartered Valuation Surveyor and Registered Valuer –

using the discounted cash flow of the future income stream

method.
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2003 2002 2003 2002
R000 R000 R000 R000

3  FINANCIAL ASSETS

3.1  Subsidiaries

Shares 62 488 62 488

At cost – – 56 561 56 561

Write-up of investment to net realisable value of 

underlying property interests – – 53 402 53 402

Less: Pre-acquisition dividends – – (47 475) (47 475)

Amounts owing to subsidiaries (52 266) (52 267)

10 222 10 221

3.2  Associated companies

Oshbro Investments 23 (Pty) Limited

Unlisted shares at cost

–  50% interest in Oshbro Investments 23 (Pty) Limited

–  Directors’ valuation: R700 000 (2002: R580 000)

Interest in associate 585 579 585 579

Loan 611 578 611 578

Attributable share of post-acquisition (losses)/profits (26) 1 (26) 1

Murinda Investments (Pty) Limited

Unlisted shares at cost

–  50% interest in Murinda Investments (Pty) Limited

–  Directors’ valuation: R650 000 (2002: R1 953 000)

Interest in associate (15) (58) (15) (58)

Loan 182 246 182 246

Attributable share of post-acquisition losses (197) (304) (197) (304)

570 521 570 521

Sub-total 570 521 10 792 10 742
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Sub-total carried forward 570 521 10 792 10 742

3.3  Investments

Unlisted investments at cost 25 25 25 25

Listed investments at valuation 25 344 25 344 

– Investment in Prima at cost 23 275 – 23 275 –

– Write-up of investment to fair value 2 069 – 2 069 –

25 369 25 25 369 25

Total financial assets 25 939 546 36 161 10 767

The write-up of the investment in Prima was

based on the closing price of Prima at year-end  

being 98 cents per unit.

4  CASH AND CASH EQUIVALENTS

Cash and cash equivalents comprise cash on hand and cash floats 9 023 3 246 387 1 334 
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2003 2002 2003 2002
R000 R000 R000 R000

5  SHARE CAPITAL
Authorised
200 000 000 (2002: 100 000 000) ordinary shares of one cent each 2 000 1 000 2 000 1 000

Issued
Issued 89 009 179 (2002: 64 719 478) 891 648 891 648

The unissued combined units are under the control of the 
directors in terms of a resolution of combined unitholders 
passed at the last annual general meeting. This authority 
remains in force until the forthcoming annual general meeting.

Combined unitholder information
Combined unitholder spread at year-end:

Combined unitholders Combined units
Quantity % Quantity %

Public combined unitholders 1 406 99,2 32 579 519 36,6
Non-public combined unitholders:
– Directors 6 0,4 1 457 616 1,6 
– Combined unitholders with an interest of 5% or more 5 0,4 54 972 044 61,8

Total 1 417 100,0 89 009 179 100,0 

Portfolio size (combined units)
1 – 1 000 464 32,8 140 849 0,2 
1 001 –  10 000 642 45,3 2 645 424 2,9
10 001 – 100 000 235 16,6 6 371 858 7,2 
100 001 – 1 000 000 57 4,0 14 730 690 16,5 
1 000 001 and over 19 1,3 65 120 358 73,2 

Total 1 417 100,0 89 009 179 100,0

At year-end the directors were aware of the following interests 
of 5% or more in the share capital of the company: % of total

Number of combined
combined units in

units issue

The Standard Bank Property Group 16 503 486 18,6
Redefine Income Fund 10 782 728 12,1 
Growthpoint Properties Limited 10 212 973 11,5 
Corovest Property Group Limited 9 101 905 10,2 
The Marriott Property Group 8 370 952 9,4 

54 972 044 61,8 
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6  NON-DISTRIBUTABLE RESERVES
Realised surplus on disposal of investment properties 7 010 9 050 7 010 9 050
Revaluation of investment properties 311 374 245 601 309 337 245 601
Revaluation of financial assets 1 758 – 1 758 –

320 142 254 651 318 105 254 651

7  MINORITY INTEREST
The Glen
Interest in investment property 162 351 146 894 – –
Change in fair value of investment property 38 921 14 283 – –
Deferred taxation on fair value adjustment (7 981) (2 142) – –

193 291 159 035 – –
Share of net profit 21 794 4 913 – –
Distributions (21 529) (4 529) – –

193 556 159 419

Canal Walk
Interest in investment property 232 882 – – –
Change in fair value of investment property 5 328 – – –
Deferred taxation on fair value adjustment (723) – – –

237 487 – – –
Share of net profit 4 668 – – –
Distributions (3 333) – – –

238 822 – – –

Total 432 378 159 419 – –

Reconciliation to minority interest in the income statements:
The Glen
Change in fair value of investment property 38 921 14 283
Deferred taxation on fair value adjustment (7 981) (2 142)
Prior year deferred taxation on fair value adjustment 2 142 –

Share of net profit 21 794 4 913

54 876 17 054 

Canal Walk

Change in fair value of investment property 5 328 –

Deferred taxation on fair value adjustment (723) –

Share of net profit 4 668 –

9 273 –

Total 64 149 17 054 
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8  DEBENTURES AND DEBENTURE PREMIUM

89 009 179 (2002: 64 719 478) unsecured, unsubordinated 

variable rate debentures of 493 cents each 438 815 319 067 438 815 319 067

Premium on debentures 273 891 144 981 273 891 144 981

712 706 464 048 712 706 464 048

In terms of the Debenture Trust Deed, the interest on the 

debentures is a fixed multiple of 499 times the dividend declared 

on ordinary shares. The debentures are redeemable at their par 

value at the instance of the debenture holders at any time after 

25 years from the date of their allotment. The right of 

redemption may be exercised only by special resolution of the 

debenture holders. The Debenture Trust Deed is available for 

inspection by combined unitholders or their duly authorised 

agents at the registered office of the company.

During the year, 24 289 701 debentures were issued at a 

premium of R5,31 per debenture as part payment for the 

acquisition of The Mall and JHI House. 

9  DEFERRED TAXATION

Capital gains taxation on revaluation of investment properties 28 300 6 586 19 148 4 444

Fair value adjustment to financial assets 310 – 310 –

Provision for doubtful debts (260) – (312) –

Prepaid expenses 94 – 94 –

Interest capitalised 146 – 146 –

Other differences (874) – (758) –

27 716 6 586 18 628 4 444

Reconciliation of the movement in deferred taxation liability:

Opening balance 6 586 – 4 444 –

Fair value adjustment to investment properties 21 714 6 586 14 704 4 444

Other adjustments (584) – (520) –

Closing balance 27 716 6 586 18 628 4 444
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10  LONG-TERM LIABILITIES

10.1 Interest-bearing borrowings – non-current

10.1.1 Standard Bank Properties (a division of  

The Standard Bank of South Africa Limited) 1 162 990 132 233 1 162 990 132 233

The loan is secured in terms of a first mortgage bond over 

fixed property with a carrying value of R2 000 million 

(note 2.5). The loan terminates on 30 June 2008 and only 

interest is payable. 

Hyprop has pre-approved borrowing facilities of R1 300 million.

Interest is payable at both fixed and floating interest rates.

At year-end the fixed interest rate agreements were as follows:

R20 million at 13,98% – expiry date October 2006

R15 million at 13,34% – expiry date August 2005

R15 million at 13,34% – expiry date January 2005

R25 million at 12,99% – expiry date March 2006

R20 million at 12,80% – expiry date May 2006

R17 million at 12,32% – expiry date May 2006

R27 million at 10,70% – expiry date July 2005

R30 million at 10,70% – expiry date September 2005

R700 million at 9,42% – expiry date October 2004 

(renewed at 11,18% – expiry date October 2005)

R200 million at 9,8% – expiry date January 2004

On expiry date of the agreements, the rate will revert back to 

a floating rate. The balance of the loan, amounting to 

R93,99 million, is subject to a floating interest rate which 

is 1,5% above the publicly quoted short-

term overnight rate.
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10.1.2 ABSA Bank Limited 45 000 44 965 45 000 44 965

The loan is secured in terms of a first mortgage bond over 

fixed property with a carrying value of R171,9 million (note 2.5). 

The loan terminates on 26 June 2006 and only interest is payable. 

Hyprop has pre-approved borrowing facilities of R100 million. 

Interest is payable at both fixed and floating interest rates.

At year-end the fixed interest rate agreement was as follows:

R45 million at 10,85% – expiry date June 2006

On expiry date of the agreement  the rate will revert back to a 

floating rate.

Hyprop applies all surplus cash to its existing borrowing facilities 

to reduce gearing and interest rate costs.

1 207 990 177 198 1 207 990 177 198

10.2 Borrowing powers

In terms of its articles of association the borrowing powers 

of the company, excluding the debentures, are limited to 55% 

of the directors’ bona fide valuation of the company’s 

property portfolio.
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11  OPERATING INCOME

Operating income is arrived at after the following items:

Income

Net rental income from co-ownership of The Glen 21 779 13 032

Net rental income from co-ownership of Canal Walk 18 421 –

Expenses

Auditors’ remuneration 612 141 522 141

Audit fee 587 132 497 132

Secretarial fees 25 9 25 9

Internal audit fees 60 –   60 –   

Bad debts 1 845 –   948 –   

Depreciation of tangible assets 5 138 4 796 4 995 4 796

Management fee 17 180 9 120 17 180 9 120

Directors’ emoluments

Fee for services as directors 258 250

Non-executive

MS Aitken 27 28

J Bentel 25 25

WE Cesman 29 28

PF Kirchmann 31 35

S Shaw-Taylor 30 30

PJ Thurling 28 4

M Wainer 25 25

MJ Watters – 25

SV Webb 25 25

PL Whewell 25 25

LI Weil 13 –   
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11  OPERATING INCOME (continued)
Executive
PG Prinsloo 950 713

– Basic salary 561 441
– Performance payment 300 165
– Expense allowance 59 77
– Provident contribution 30 30

The cost of PG Prinsloo’s remuneration package is
borne by Hyprop Manco.

12  INTEREST RECEIVED
Interest received on positive bank balances 1 767 498 1 431 160

13  INTEREST PAID
Long-term liabilities 45 777 16 916 45 777 16 916 
Capitalised (488) –   (488) –   

45 289 16 916 45 289 16 916 

Interest relates to long-term borrowings from Standard Bank 
Properties and ABSA Bank as detailed in note 10.1.

14  TAXATION
Secondary tax on companies 31 21 31 21
Deferred taxation 21 129 6 586 14 184 4 444

21 160 6 607 14 215 4 465

No provision has been made for 2003 current taxation as the 
company has a loss for tax purposes.

Reconciliation of taxation charge
Net profit before taxation at 30% 45 880 14 738 23 890 8 736 
Minority interest (9 496) (1 717)
Other differences – – (1 535) –
Permanent differences

–  Fair value adjustment to investment properties (13 226) (6 587) (6 215) (4 444)
–  Fair value adjustment to financial assets (310) – (310) –
– Capital profit on disposal of investment properties (1 753) – (1 680) –
– Other permanent differences 34 9 34 9

Deferred taxation asset not recognised – 143 – 143
Secondary tax on companies 31 21 31 21 

Taxation expense per the income statements 21 160 6 607 14 215 4 465
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15  EARNINGS PER COMBINED UNIT

The calculation of earnings per combined unit is based on net 

profit after taxation after adding back debenture interest of 

R124 363 829 (2002: R83 967 050), totalling R191 764 203 

(2002: R109 162 344). The calculation of headline earnings 

per combined unit, amounting to R126 784 689 

(2002: R83 978 298), is based on the above, after adjusting 

for the change in fair value of investment properties,

amounting to R116 684 671 (2002: R43 910 915). 

The total combined units in issue throughout the year 

were 89 009 179 (2002: 64 719 478).

Reconciliation – headline earnings

Net profit for the year 67 400 25 195 

Headline earnings adjustments (64 980) (25 184)

Change in fair value of investment properties:

– Gross amount (116 684) (43 911)

– Deferred taxation thereon 20 467 6 586 

Attributable to minority shareholders 37 687 12 141 

Profit on disposal of investment properties (net of capital

gains taxation) (6 450) –

Headline earnings – shares 2 420 11 

Debenture interest paid 124 364 83 967 

Headline earnings – combined units 126 784 83 978 
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16  NOTES TO THE CASH FLOW STATEMENTS

16.1 The following convention applies to figures other

than adjustments:

Outflows of cash are represented by figures in brackets.

Inflows of cash are represented by figures without brackets.

16.2 Cash generated from operations

Net income on ordinary activities before taxation 152 932 49 124 79 632 29 119

Adjustments 47 457 61 270 94 385 75 891

Change in fair value of investment properties (116 684) (43 911) (69 949) (29 628)

Change in fair value of investments (2 069) – (2 069) –

Profit on sale of investment properties (6 814) – (6 814) –

Depreciation 5 138 4 796 4 995 4 796

Interest income (1 767) (498) (1 431) (160)

Finance charges 45 289 16 916 45 289 16 916

Debenture interest payable to combined unitholders 124 364 83 967 124 364 83 967

Operating profit before working capital changes 200 389 110 394 174 017 105 010

Decrease in working capital (33 350) (7 195) (38 852) (6 658)

Decrease/(increase) in trade and other receivables (66 230) 176 (50 154) (367)

(Decrease)/increase in trade and other payables 32 880 (7 371) 11 302 (6 291)

Cash generated from operations 167 039 103 199 135 165 98 352

16.3 Secondary tax on companies paid

Tax owing at the beginning of the year (11) (19) (11) (19)

Per income statements (31) (21) (31) (21)

Tax owing at the end of the year 32 11 32 11

(10) (29) (10) (29)
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16  NOTES TO THE CASH FLOW STATEMENTS (continued)

16.4 Interest paid to combined unitholders

Interest payable at the beginning of the year (42 817) (54 682) (42 817) (54 682)

Per income statements (124 364) (83 967) (124 364) (83 967)

Interest payable at the end of the year 66 535 42 817 66 535 42 817

(100 646) (95 832) (100 646) (95 832)

16.5 Dividends paid to combined unitholders

Dividends payable at the beginning of the year (86) (110) (86) (110)

Per statements of changes in equity (249) (168) (249) (168)

Dividends payable at the end of the year 133 86 133 86

(202) (192) (202) (192)

16.6 Net acquisition of tangible assets

Investment properties 1 310 288 54 400 1 313 285 54 400

Building appurtenances 5 756 1 155 2 559 1 155

Tenant installations 2 246 3 786 2 246 3 786

Motor vehicles 43 – – –

1 318 333 59 341 1 318 090 59 341 

17  COMMITMENTS

Authorised capital expenditure

Already contracted for 11 000 3 055 11 000 3 055

Not yet contracted for 40 400 6 443 40 400 6 443

51 400 9 498 51 400 9 498

This expenditure will be financed out of available cash resources 

and banking facilities.

Post balance sheet events are detailed in the Directors’ Report 

on page 25. 
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18  RETIREMENT BENEFITS

The company has no formal or informal arrangement whereby benefits are provided for employees on or after termination of 

service as all employees are employees of the management company, Hyprop Manco.

19  CONTINGENT LIABILITIES

During 2003, the company successfully appealed against an order from the High Court regarding the removal of the glass 

structure at the Cradock Road entrance of The Mall.

As at the balance sheet date, any future liability in this regard was uncertain and a reliable estimate of possible costs, if any, 

could not be made.

Accordingly, any possible future costs have been treated as a contingency and no provision was made at year-end.
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20  RELATED PARTIES AND RELATED PARTY TRANSACTIONS

Related parties with whom the company transacted 

during the year were:

Hyprop Manco 12 153 8 362 12 153 8 362

Expenditure comprising: Asset management fee, management 

fee and letting commission

Relationship: Joint management and directorial

Shareholders of Hyprop Manco

FHP Managers (Pty) Limited, Corovest Property Group 

Limited and Corpcapital Limited each hold a 30% share, while 

JH Isaacs Group Holdings (Pty) Limited holds a 10% share

Homeways (Pty) Limited 3 641 1 457 3 641 1 457

Expenditure comprising: Management fee, letting commission, 

tenant installations and building maintenance

Relationship: Directorial

Standard Bank Properties 47 576 13 614 47 576 13 614

Expenditure comprising: Interest on borrowings and loan 

administration fee

Relationship: Joint shareholding and directorial

Corpcapital Limited 3 000 – 3 000 –

Expenditure comprising: Commission

Relationship: Joint shareholding and directorial

Canal Walk Manco 368 – 368 –

Expenditure comprising: Management fee and letting commission

Relationship: Joint management and directorial

Shareholders of Canal Walk Manco

FHP Managers (Pty) Limited, Corovest Property Group 

Limited and Madison Property Fund Managers (Pty) Limited each 

holds a 24% share, Ellerine Bros. (Pty) Limited holds a 6% share

while JH Isaacs Group Holdings (Pty) Limited holds an 8% share

GROUP COMPANY
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2003 2002 2003 2002
R000 R000 R000 R000

20  RELATED PARTIES AND RELATED PARTY TRANSACTIONS 
(continued)

JHI Real Estate Limited 3 248 – 3 248 –

Expenditure comprising: Property management and 

letting commission

Relationship: Directorial

Prima 

Sale of certain property letting businesses

– for cash 43 225 – 43 225 –

– for Prima units at cost 23 275 – 23 275 –

Relationship: Directorial

Corpcapital Corporate Finance

Expenditure comprising: Fees for corporate finance services 750 30 750 30

Relationship: Joint shareholding and directorial

Pikappa Property Holdings (Pty) Limited – 165 – 165

Expenditure comprising: Garden maintenance

Relationship: Joint shareholding and directorial

K-H Property Holding (Pty) Limited – 500 – 500

Sale of portion 108 of Erf 726 Craighall Park for a market- 

related purchase consideration, payable in cash on transfer 

date 30 October 2002

Relationship: Joint shareholding and directorial

Kirchmann-Hurry Construction (Pty) Limited – 1 789 – 1 789

Expenditure comprising: Tenant installations and 

building maintenance

Relationship: Joint shareholding and directorial

The above transactions were carried out on commercial terms 

and conditions no more favourable than those available in 

similar arms-length dealings at market-related rates.
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21  FINANCIAL RISK MANAGEMENT

The company's financial instruments consist mainly of deposits with banks, loans from banks, accounts receivable, interest rate

fixes, debentures and accounts payable. In respect of the abovementioned financial instruments, book values approximate fair

value. Exposure to interest rate, credit and liquidity risks arises in the normal course of business. 

Interest rate risk

The company's exposure to interest rate risk and the interest rates on financial instruments at balance sheet date were:

Weighted average 5 years
effective interest rate 1 year or less 2-5 years or more Total

Year ended 31 December 2003 % R000 R000 R000 R000

Financial assets

Trade and other receivables 70 336 – – 70 336 

Cash at bank 4,5 9 023 – – 9 023 

Total financial assets 79 359 – – 79 359 

Financial liabilities

Trade and other payables 45 348 – – 45 348 

Interest-bearing borrowings 9,99 293 990 914 000 – 1 207 990 

Debenture interest payable Variable 66 668 – – 66 668 

Debenture capital – – 712 706 712 706 

Total financial liabilities 406 006 914 000 712 706 2 032 712 

Weighted average 5 years 
effective interest rate 1 year or less 2-5 years or more Total

Year ended 31 December 2002 % R000 R000 R000 R000

Financial assets

Trade and other receivables 4 106 – – 4 106 

Cash at bank 3 3 246 – – 3 246 

Total financial assets 7 352 – – 7 352 

Financial liabilities

Trade and other payables 12 468 – – 12 468 

Interest-bearing borrowings 14,40 82 198 95 000 – 177 198 

Debenture interest payable Variable 42 903 – – 42 903 

Debenture capital – – 464 048 464 048 

Total financial liabilities 137 569 95 000 464 048 696 617 
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21  FINANCIAL RISK MANAGEMENT (continued)

Credit risk management

Potential areas of credit risk consist of trade receivables and short-term cash investments. Trade receivables consist of a large,

wide-spread tenant base. The financial position of these tenants is monitored on an ongoing basis. Provision is made for all specific

doubtful debts at year-end. Management did not consider there to be any material credit risk exposure that was not already

covered by a doubtful debt provision.

It is company policy to deposit short-term cash investments with reputable financial institutions.

Liquidity risk management 

The company monitors liquidity risk by monitoring forecast cash flows.

The company’s borrowings are limited by its articles of association to 55% (2002: 50%) of the directors’ bona fide valuation of

the consolidated property portfolio.

The company’s unutilised borrowing capacity at 31 December 2003 can be summarised as follows:

2003 2002
R000 R000

Value of property portfolio* 2 287 877 942 653 

55% (2002: 50%) thereof 1 258 332 471 327 

Total borrowings 1 207 990 177 198 

Unutilised borrowing capacity 50 342 294 129 

* Excludes minority interests and includes investment in Prima
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2003 2002 2003 2002
R000 R000 R000 R000

Issued
share Book value Amount owing by/(to)

Name of wholly-owned subsidiary capital of shares subsidiary company

Hyde Park Corner Shopping Centre 

(Pty) Limited 10 002 10 10 1 548 1 548 

Hyde Park Investments Share Block 

(Pty) Limited 7 201 62 428 62 428 (62 427) (62 428)

Morningside Viewsites Share Block (Pty) Limited 320 50 50 8 613 8 613 

62 488 62 488 (52 266) (52 267)
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Retail Office Investments Total Retail Office Investments Total
2003 2003 2003 2003 2002 2002 2002 2002
R000 R000 R000 R000 R000 R000 R000 R000

Segmental information

Business segment

Revenue

External rental 213 916 103 426 –   316 691 80 789 77 752 2 112 160 653

Total revenue 213 916 103 426 –   316 691 80 789 77 752 2 112 160 653

Segmental result

Operating profit 141 013 65 794 (11 556) 195 251 57 924 67 964 (20 290) 105 598

Interest received 540 192 1 034 1 767 348 55 95 498

Revaluation of 

fixed property 128 734 (12 050) – 116 684 136 331 (92 420) –  43 911

Other information

Non-current assets 2 268 605 432 900 14 175 2 715 680 702 829 411 843 809 1 115 481 

Financial assets – – 25 939 25 939 – – 546 546 

Accounts receivable 27 858 (1 648) 44 126 70 336 3 359 (748) 1 495 4 106 

Cash and cash equivalents 8 636 – 387 9 023 1 912 – 1 334 3 246 

Total assets 2 305 099 431 252 84 627 2 820 978 708 100 411 095 4 184 1 123 379 

Debentures – – 438 815 438 815 – – 319 067 319 067

Debenture premium – – 273 891 273 891 – – 144 981 144 981

Deferred taxation 43 386 (15 671) – 27 716 20 449 (13 863) – 6 586 

Long-term liabilities – – 1 207 990 1 207 990 – – 177 198 177 198

Accounts payable 29 613 4 132 11 603 45 348 5 072 4 604 2 792 12 468

Taxation – – 32 32 – – 11 11

Combined unitholders 

for distribution – – 66 668 66 668 – – 42 903 42 903

Total liabilities 72 999 (11 538) 1 998 999 2 060 460 25 521 (9 259) 686 952 703 214

Capital expenditure 1 546 258 5 644 – 1 551 902 201 608 4 627 – 206 235
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PROPERTIES OWNED
for the year ended 31 December 2003 

RETAIL
Market

Cost of value
Lettable      properties at Vacancy at

space 2003 2002 year-end year-end
Property description Location (m2) R000 R000 R000 (m2) %
Hyprop 
Hyde Park Hyde Park 37 121 223 008 196 601 405 415 359 1

80% undivided share in Century City,   131 320 931 527 – 950 800 10 882 8
Canal Walk Cape Town

The Mall Rosebank 33 086 320 520 – 271 340 620 2

50,1% undivided share in The Glen Gleneagles 45 000 147 981 147 483 202 078 958 2

OFFICES
Hyprop  
and Morningside Viewsites 
Share Block (Pty) Limited
Morning View Office Park Morningside 10 969 44 525 42 894 55 890 264 2

Hyprop 
JHI House Rosebank 17 573 Included – 77 300 1 082 6

with 
The Mall

Atholl Ridge Sandton 8 578 58 904 58 904 56 260 – –

Belvedere Place Sunninghill 10 821 51 416 51 416 47 170 1 834 17

Investment Place Hyde Park 6 254 38 509 38 221 39 430 500 8

The Grace Rosebank 7 493 32 284 – 34 270 403 5

Vodacom Park Wierda Valley 5 101 14 256 14 256 24 830 – –

Waterfall Close Midrand 3 766 15 641 15 641 15 400 1 271 34

Albury Park Craighall 8 143 40 445 40 305 29 080 1 289 16

Bolton Gardens & SBDS House 1 800 8 663 8 633 708
Draycott Place 1 665 8 211 8 211 164
Chelsea Close 868 4 095 4 095 217
Westminster 1 184 5 749 5 749 37
1 Albury Park 1 186 6 099 6 099 0
6 Albury Park 1 440 7 628 7 518 163

Sandton Place Wierda Valley 3 372 18 041 18 041 13 130 – –

Howick Gardens Midrand 3 015 11 917 11 917 11 760 977 32

Octagon House Wierda Valley 2 207 8 717 8 699 6 470 1 104 50

ACS House Rivonia 1 743 7 487 7 487 6 020 276 16

>>
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Group Market
cost of value

Lettable      properties at Vacancy at
space 2003 2002 year-end year-end

Property description Location (m2) R000 R000 R000 (m2) %

Wierda Gables Wierda Valley 2 049 10 814 10 814 5 960 484 24

Linger Longer/Turtle Creek Wierda Valley 597 3 459 3 459 4 570 – –

Dresner House Craighall 892 3 600 – 3 020 471 53

Rivonia Service Station Rivonia N/a 1 665 1 665 2 340 – –

Financial year-end 31 December

Publication of financial results February

Annual general meeting 29 June 2004

Annual report posted to combined unitholders June 2004

Interim report posted to combined unitholders August 2004

DISTRIBUTIONS
Interim September 2004

Final March 2005

COMBINED UNITHOLDERS’ DIARY

DISTRIBUTION DETAILS
for the year ended 31 December 2003 

Distribution 2003 2002
number (cents) (cents)

Interest on debentures 139,720 129,740 

Six months to 30 June 2002 29 63,583 

Six months to 31 December 2002 30 66,157 

Six months to 30 June 2003 31 64,970 

Six months to 31 December 2003 32 74,750 

Dividends on ordinary shares 0,280 0,260 

Six months to 30 June 2002 29 0,127 

Six months to 31 December 2002 30 0,133 

Six months to 30 June 2003 31 0,130 

Six months to 31 December 2003 32 0,150 

140,000 130,000
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NOTICE OF ANNUAL GENERAL MEETING
Hyprop Investments Limited
Registration number 1987/005284/06
(“Hyprop” or “the company”)

Share code: HYP
ISIN code: ZAE 000003430

NOTICE is hereby given that the annual general meeting of

unitholders of Hyprop will be held at the offices of Hyprop,

3rd Floor, North Wing, Hyde Park Shopping Centre, Jan Smuts

Avenue, Sandton, on Tuesday 29 June 2004 at 09:30 for

the purposes of: 

•  considering and adopting the annual financial statements of

the company for the year ended 31 December 2003;

•  considering and, if deemed fit, adopting with or without

modification, the special and ordinary resolutions set out

below; and

•  transacting any other business as may be transacted at an

annual general meeting.

ORDINARY RESOLUTION 1:  ADOPTION OF ANNUAL

FINANCIAL STATEMENTS

“Resolved that the annual financial statements of the company

for the year ended 31 December 2003 be and are hereby

received and adopted.”

ORDINARY RESOLUTION 2:  RE-ELECTION OF DIRECTOR

“Resolved that PJ Thurling, who in terms of the company’s

articles of association retires by rotation and being eligible offers

himself for re-election, be re-elected as a director of the

company.” An abridged curriculum vitae for PJ Thurling is set out

on page 20 of the annual report of which this notice forms part.

ORDINARY RESOLUTION 3:  RE-ELECTION OF DIRECTOR

“Resolved that SV Webb, who in terms of the company’s articles

of association retires by rotation and being eligible offers herself

for re-election, be re-elected as a director of the company.” An

abridged curriculum vitae for SV Webb is set out on page 20 of

the annual report of which this notice forms part.

ORDINARY RESOLUTION 4:  CONFIRMATION OF APPOINTMENT

OF DIRECTOR

“Resolved that the appointment of LI Weil as a director of the

company be and is hereby confirmed.” An abridged curriculum

vitae for LI Weil is set out on page 20 of the annual report of

which this notice forms part.

ORDINARY RESOLUTION 5:  CONFIRMATION OF APPOINTMENT

OF COMPANY SECRETARY

“Resolved that the appointment of LR Cohen as Company

Secretary be and is hereby confirmed.”

ORDINARY RESOLUTION 6:  RE-APPOINTMENT OF AUDITORS

“Resolved that Grant Thornton be re-appointed as the auditors

of the company.”

ORDINARY RESOLUTION 7:  UNISSUED ORDINARY

COMBINED UNITS

“Resolved that all authorised but unissued combined units of

the company be placed under the control of the directors of

the company until the next annual general meeting, with the

authority to allot and issue all or part thereof in their discretion,

subject to sections 221 and 222 of the Companies Act, 1973,

as amended and the Listings Requirements of the JSE Securities

Exchange South Africa.”

ORDINARY RESOLUTION 8:  ISSUE OF COMBINED UNITS

FOR CASH

“Resolved that, pursuant to the articles of association of the

company, the directors of the company be and are hereby

authorised until this authority lapses at the next annual general

meeting of the company, unless it is renewed at the next

annual general meeting and provided that this authority shall

not extend beyond 15 months, to allot and issue combined

units for cash subject to the Listings Requirements of the JSE

Securities Exchange South Africa (“JSE”) and the Companies

Act, 61 of 1973, on the following bases:

a)  the allotment and issue of combined units for cash shall be

made only to persons qualifying as public shareholders as

defined in the Listings Requirements of the JSE and not to

related parties;

b)  the number of combined units issued for cash shall not in

the aggregate in any one financial year of the company

(which commenced 1 January 2004) exceed 15% of the

company’s issued combined units.  The number of

combined units which may be issued for cash shall be based

on the number of combined units in issue at the date of the

application, less any combined units issued by the company

during the current financial year, provided that any

combined units to be issued for cash pursuant to a rights

issue (announced and irrevocable and underwritten) or

acquisition (concluded up to the date of application) may

be included as though they were combined units in issue at

the date of application;
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c)  the maximum discount at which combined units may be

issued for cash is 10% of the weighted average price on the

JSE of those combined units over 30 days prior to the date

that the price of the issue is determined by the directors of

the company; 

d)  after the company has issued combined units for cash

which represent, on a cumulative basis within a financial

year, 5% or more of the number of combined units in issue

prior to that issue, the company shall publish an

announcement containing full details of the issue, including

the effect of the issue on the net asset value and earnings

per combined unit of the company; and

e)  the combined units which are the subject of the issue for

cash must be of a class already in issue, or where this is not

the case, must be limited to such combined units or rights

as are convertible into a class already in issue.”

In terms of the Listings Requirements of the JSE a 75% majority

of the votes cast by combined unitholders present or

represented by proxy at the annual general meeting must be

cast in favour of Ordinary Resolution 8 for it to be approved.

SPECIAL RESOLUTION 1:  COMBINED UNIT PURCHASES

“Resolved that the directors be authorised in terms of the

company’s articles of association, until this authority lapses at

the next annual general meeting of the company unless it is

then renewed at the next annual general meeting of the

company and provided that this authority shall not extend

beyond 15 months, to enable the company or any subsidiary of

the company to acquire combined units of the company

subject to the Rules and Requirements of the JSE Securities

Exchange South Africa (“JSE”) on the following bases:

a)  the acquisition of combined units must be implemented

through the order book operated by the JSE trading system

without any prior understanding or arrangement between

the company and the counter party;

b)  the company (or any subsidiary) must be authorised to do

so in terms of its articles of association; 

c)  the number of combined units which may be acquired

pursuant to this authority in any financial year (which

commenced 1 January 2004) may not in the aggregate

exceed 20% of the company’s share capital as at the date

of this notice of annual general meeting;

d)  repurchases may not be made at a price more than 10%

above the weighted average of the market value on the JSE

of the combined units in question for the five business days

immediately preceding the repurchase;

e)  repurchases may not take place during a prohibited period

in compliance with paragraph 3.67 of the Listings Require-

ments of the JSE;

f) after the company (or any subsidiary) has acquired

combined units which constitute, on a cumulative basis,

3% of the number of combined units in issue (at the time

that authority from combined unitholders for the

repurchase is granted), the company shall publish an

announcement to such effect;

g)  the company’s sponsor must confirm the adequacy of the

company’s working capital for purposes of undertaking the

repurchase of combined units in writing to the JSE prior to

the company (or any subsidiary) entering the market to

proceed with the repurchase;

h)  the company must remain in compliance with paragraphs

3.37 to 3.41 of the Listings Requirements of the JSE

concerning unitholder spread after such repurchase; and

i)  the company (or any subsidiary) shall appoint only one agent

to effect repurchases on its behalf.”  

In accordance with the requirements of section 5.94 of the

Listings Requirements of the JSE, the directors record that:

Although there is no immediate intention to effect a

repurchase of the combined units of the company, the

directors would utilise the general authority to repurchase

combined units as and when suitable opportunities present

themselves, which opportunities may require expeditious

and immediate action.

The directors, after considering the maximum number of

combined units that may be repurchased and the price at

which the repurchases may take place pursuant to the general

buyback authority, are of the opinion that for a period of 12

months after the date of this annual general meeting:



59

>>

•  the company and the group will be able to pay its debts

in the ordinary course of business;

•  the consolidated assets of the company and the group fairly

valued in accordance with generally accepted accounting

practice, will be in excess of the consolidated liabilities of the

company and the group after the buyback; and

•  the company’s and the group’s share capital, reserves

and working capital will be adequate for ordinary

business purposes.

Reason for and effect of Special Resolution 1

The reason for Special Resolution number 1 is to afford directors

of the company (or any subsidiary) a general authority to effect

a buyback of the company’s combined units on the JSE. The

effect of the resolution will be that the directors will have the

authority, subject to the Rules and Requirements of the JSE, to

effect acquisitions of the company’s combined units on the JSE.

The following additional information, some of which may

appear elsewhere in the annual report of which this notice

forms part, is provided in terms of the Listings Requirements of

the JSE for the purpose of this general authority:

•  Directors – pages 19 and 20;

•  Major beneficial unitholders – page 37;

•  Directors’ interests in combined units – page 24;

•  Share capital of the company – pages 23 and 37.

Litigation statement 

In terms of section 11.26 of the Listings Requirements of the

JSE, the directors whose names appear on page 24 of the

annual report, are not aware of any legal or arbitration

proceedings including proceedings that are pending or

threatened, that may have or have had in the recent past

(being at least the previous 12 months) a material effect on the

group’s financial position. 

Directors’ responsibility statement

The directors whose names appear on page 24 of the annual

report, collectively and individually accept full responsibility for

the accuracy of the information pertaining to this special

resolution and certify that, to the best of their knowledge and

belief, there are no facts that have been omitted which would

make any statement false or misleading, and that all

reasonable enquiries to ascertain such facts have been made

and that the special resolution contains all information required

by the Act and the Listings Requirements of the JSE.

Material changes

Other than the facts and developments reported on in the

annual report, there have been no material changes in the

affairs or financial position of the company and its subsidiaries

since the date of signature of the audit report and up to the

date of this notice.

SPECIAL RESOLUTION 2: DISTRIBUTION DATES

“Resolved that, notwithstanding the relevant provisions of the

Debenture Trust Deed and the Supplemental Debenture Trust

Deeds, interest shall not be payable to debenture holders in

respect of the periods 1 January 2004 to 30 June 2004 and 1

July 2004 to 31 December 2004, but instead, interest shall be

payable in respect of the periods:

–  1 January 2004 to 31 July 2004 to all debenture holders

registered on a date to be notified by Hyprop to debenture

holders on SENS and in the press (which date shall not be

later than 30 September 2004 and which interest shall be

paid not later than 31 October 2004); and

–  1 August 2004 to 31 December 2004 to all debenture

holders registered on a date to be notified by Hyprop to

debenture holders on SENS and in the press (which date

shall not be later than 28 February 2005 and which interest

shall be paid not later than 31 March 2005.)”

The board of directors of Hyprop and the debenture trustee,

Edward, Nathan & Friedland (Pty) Limited have consented to

the aforegoing.

The requisite majority for the passing of the special resolution

shall be not less than 75% of the persons voting at the annual

general meeting on a show of hands and if a poll is demanded,

then not less than 75% of the votes given in person or by proxy

in respect of such resolution. 

Reason for and effect of Special Resolution 2

The reason for Special Resolution number 2 is to authorise the

board to declare special distributions for the 7 month period

ended 31 July 2004 and the 5 month period ended 31

December 2004, instead of the 6 month periods stipulated in

the Debenture Trust Deed.
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The effect of Special Resolution number 2 is that the

directors will have the requisite authority to declare such

special distributions.

ORDINARY RESOLUTION 9:  SIGNATURE OF DOCUMENTATION

“Resolved that a director of the company or the Company

Secretary be and is hereby authorised to sign all such

documentation and do all such things as may be necessary for

or incidental to the implementation of Ordinary Resolutions

numbers 1, 2, 3, 4, 5, 6, 7 and 8 and Special Resolutions

numbers 1 and 2, which are passed by the combined

unitholders with and subject to the terms thereof.”

VOTING AND PROXIES

A combined unitholder of the company entitled to attend,

speak and vote at the annual general meeting is entitled to

appoint a proxy or proxies to attend, speak and, on a poll,

to vote in his stead. The proxy need not be a combined

unitholder of the company.

On a show of hands, every combined unitholder of the

company present in person or represented by proxy shall have

one vote only. On a poll, every combined unitholder of the

company present in person or represented by proxy shall have

one vote for every combined unit held in the company by such

combined unitholder.

A form of proxy is attached for the convenience of certificated

and own-name dematerialised combined unitholders holding

combined units in the company who cannot attend the annual

general meeting but wish to be represented thereat. Such

combined unitholders must complete and return the attached

form of proxy and lodge it with the transfer secretaries of

the company.

Dematerialised combined unitholders who have not elected

own-name registration in the sub-register through a Central

Securities Depository Participant (“CSDP”) and who wish to

attend the annual general meeting must instruct the CSDP or

broker to provide them with the necessary authority to attend. 

Dematerialised combined unitholders who have not elected

own-name registration in the sub-register through a CSDP and

who are unable to attend, but wish to vote at the annual

general meeting, must timeously provide their CSDP or broker

with their voting instructions in terms of the custody

agreement entered into between that combined unitholder

and the CSDP or broker.

Forms of proxy may also be obtained on request from the

company’s registered office. The completed forms of proxy

must be deposited at, posted or faxed to the transfer

secretaries Computershare Investor Services 2004 (Pty) Limited,

Ground Floor, 70 Marshall Street, Johannesburg 2001 (PO Box

61051, Marshalltown 2107) to be received by no later than

09:30 on Friday 25 June 2004. Any combined unitholder who

completes and lodges a form of proxy will nevertheless be

entitled to attend and vote in person at the annual general

meeting should the combined unitholder subsequently decide

to do so.

By order of the board.

LR Cohen CA(SA)

Company Secretary

24 February 2004

Registered office Transfer secretaries

3rd Floor Computershare Investor 

North Wing Services 2004 (Pty) Limited

Hyde Park Shopping Centre Ground Floor

Jan Smuts Avenue 70 Marshall Street

Sandton Johannesburg

2196 2001

NOTICE OF ANNUAL GENERAL MEETING CONTINUED 



>>

61

For use by the holders of the company’s certificated ordinary shares and/or dematerialised ordinary shares held
through a Central Securities Depository Participant (“CSDP”) or broker who have selected own-name registration and
who cannot attend but wish to be represented at the annual general meeting of the company at the offices of
Hyprop, 3rd Floor, North Wing, Hyde Park Shopping Centre, Jan Smuts Avenue, Sandton, or at any adjournment if
required. Additional forms of proxy are available from the company’s registered office.

Not for the use by holders of the company’s dematerialised ordinary shares who have not selected own-name
registration. Such shareholders must contact their CSDP or broker timeously if they wish to attend and vote at the
annual general meeting and request that they be issued with the necessary authorisation to do so, or provide the CSDP
or broker timeously with their voting instructions should they not wish to attend the annual general meeting but wish
to be represented thereat, in order for the CSDP or broker to vote in accordance with their instructions.

For use at the annual general meeting to be held at 09:30 on Tuesday 29 June 2004.

I/We

of

being the registered holder of shares hereby appoint of

or failing him/her of

or failing him/her, the chairman of the meeting as my/our proxy to vote for me/us on my/our behalf at the annual general meeting
of the company to be held on 29 June 2004 at 09:30 and at any adjournment thereof.

Please indicate with an “X” in the appropriate spaces how you wish your votes to be cast. Unless this is done the proxy will vote
as he/she thinks fit.

In favour of Against Abstain

1  To pass ordinary resolutions

1.1  To receive and adopt the annual financial statements for the year ended 
31 December 2003

1.2  To confirm the appointment of LR Cohen as Company Secretary

1.3  To place the unissued combined units under the control of directors

1.4  To issue for cash all or any of the authorised but unissued combined units 

1.5  To authorise the signature of documentation

2  To pass special resolutions  

2.1  To enable the company (or any subsidiary) to purchase combined units of
the company

2.2  To change the distribution dates

3  Election of directors

3.1 To re-elect PJ Thurling as a director of the company

3.2 To re-elect SV Webb as a director of the company

3.3 To confirm the appointment of LI Weil as a director of the company

4  Re-appointment of auditors

4.1 To re-appoint Grant Thornton as auditors of the company 

Signed this                                                                 day of 2004

Signature
Please read the notes on the reverse side.

FORM OF PROXY FOR SHAREHOLDERS
Hyprop Investments Limited
Registration number 1987/005284/06
(“Hyprop” or “the company”) 
Share code: HYP
ISIN code: ZAE 000003430
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NOTES TO THE FORM OF PROXY

1 This form of proxy is to be completed only by those

members who are:

• holding ordinary shares in a certificated form; or

• recorded in the sub-register in electronic form in their

“own-name”.

2 Each shareholder is entitled to appoint one or more proxies

(none of whom need to be a shareholder of the company)

to attend, speak and vote in place of that shareholder at

the annual general meeting.

3 Shareholder(s) that are certificated or own-name

dematerialised shareholders may insert the name of a

proxy or the names of two alternate proxies of the

shareholder’s choice in the space/s provided, with or

without deleting “the chairperson of the annual general

meeting”, but any such deletion must be initialled by the

shareholder(s). The person whose name stands first on the

form of proxy and who is present at the annual general

meeting will be entitled to act as proxy to the exclusion of

those whose names follow. If no proxy is named on a

lodged form of proxy, the chairperson shall be deemed to

have been appointed as the proxy.

4 A shareholder’s(s’) instructions to the proxy must be

indicated by the insertion of the relevant number of votes

exercisable by the shareholder in the appropriate box

provided. Failure to comply with the above will be deemed

to authorise the proxy, in the case of any proxy other than

the chairperson, to vote or abstain from voting as deemed

fit and in the case of the chairperson to vote in favour of

the resolution.

5 A shareholder or his/her proxy is not obliged to use all the

votes exercisable by the shareholder, but the total of the

votes cast or abstained from may not exceed the total of

the votes exercisable in respect of the ordinary shares held

by the shareholder.

6 Forms of proxy must be lodged at, posted or faxed to the

transfer secretaries, Computershare Investor Services 2004

(Pty) Limited, Ground Floor, 70 Marshall Street,

Johannesburg 2001 (PO Box 61051, Marshalltown 2107) to

be received by not later than 09:30 on Friday 25 June 2004.

7 The completion and lodging of this form of proxy will not

preclude the relevant shareholder from attending the

annual general meeting and speaking and voting in person

thereat to the exclusion of any proxy appointed, should

such shareholder wish to do so. Where there are joint

holders of ordinary shares, the vote of the first joint holder

who tenders a vote as determined by the order in which

the names stand in the register will be accepted.

8 Where there are joint holders of any ordinary shares, only

that holder whose name appears first in the register in

respect of such ordinary shares need sign this form

of proxy.

9 The chairperson of the annual general meeting may reject

or accept any form of proxy which is completed and/or

received otherwise than in accordance with these notes,

provided that, in respect of acceptances, the chairperson is

satisfied as to the manner in which the shareholder

concerned wishes to vote.

10 Documentary evidence establishing the authority of a

person signing this form of proxy in a representative

capacity must be attached to this form of proxy unless

previously recorded by the company or Computershare

Investor Services 2004 (Pty) Limited or waived by the

chairperson of the annual general meeting.

11 Any alteration or correction made to this form of proxy

must be initialled by the signatory/ies.

12 A minor must be assisted by his/her parent/guardian

unless the relevant documents establishing his/her legal

capacity are produced or have been registered by

Computershare Investor Services 2004 (Pty) Limited.
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For use by the holders of the company’s certificated debentures and/or dematerialised debentures held through a
Central Securities Depository Participant (“CSDP”) or broker who have selected own-name registration and who
cannot attend but wish to be represented at the annual general meeting of the company at the offices of Hyprop,
3rd Floor, North Wing, Hyde Park Shopping Centre, Jan Smuts Avenue, Sandton, or at any adjournment if required.
Additional forms of proxy are available from the company’s registered office.

Not for the use by dematerialised debenture holders who have not selected own-name registration. Such debenture
holders must contact their CSDP or broker timeously if they wish to attend and vote at the annual general meeting
and request that they be issued with the necessary authorisation to do so, or provide the CSDP or broker timeously
with their voting instructions should they not wish to attend the annual general meeting but wish to be represented
thereat, in order for the CSDP or broker to vote in accordance with their instructions.

For use at the annual general meeting to be held at 09:30 on Tuesday 29 June 2004.

I/We

of

being the registered holder of debentures hereby appoint of

or failing him/her of

or failing him/her, the chairman of the meeting as my/our proxy to vote for me/us on my/our behalf at the annual general meeting
of the company to be held on 29 June 2004 at 09:30 and at any adjournment thereof.

Please indicate with an “X” in the appropriate spaces how you wish your votes to be cast. Unless this is done the proxy will vote
as he/she thinks fit.

In favour of Against Abstain

1  To pass ordinary resolutions

1.1  To receive and adopt the annual financial statements for the year ended 
31 December 2003

1.2  To confirm the appointment of LR Cohen as Company Secretary

1.3  To place the unissued combined units under the control of directors

1.4  To issue for cash all or any of the authorised but unissued combined units 

1.5  To authorise the signature of documentation

2  To pass special resolutions

2.1  To enable the company (or any subsidiary) to purchase combined units of
the company

2.2  To change the distribution dates

3  Election of directors

3.1 To re-elect PJ Thurling as a director of the company

3.2 To re-elect SV Webb as a director of the company

3.3 To confirm the appointment of LI Weil as a director of the company

4  Re-appointment of auditors

4.1 To re-appoint Grant Thornton as auditors of the company 

Signed this                                                                 day of 2004

Signature
Please read the notes on the reverse side.

FORM OF PROXY FOR DEBENTURE HOLDERS
Hyprop Investments Limited
Registration number 1987/005284/06
(“Hyprop” or “the company”) 
Share code: HYP
ISIN code: ZAE 000003430
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NOTES TO THE FORM OF PROXY

6 Forms of proxy must be lodged at, posted or faxed to the

transfer secretaries, Computershare Investor Services 2004

(Pty) Limited, Ground Floor, 70 Marshall Street,

Johannesburg 2001 (PO Box 61051, Marshalltown 2107)

to be received by not later than 09:30 on Friday 25 June

2004.

7 The completion and lodging of this form of proxy will not

preclude the relevant debenture holder from attending the

annual general meeting and speaking and voting in person

thereat to the exclusion of any proxy appointed, should

such debenture holder wish to do so.  Where there are

joint holders of debentures, the vote of the first joint

holder who tenders a vote as determined by the order in

which the names stand in the register will be accepted.

8 Where there are joint holders of any debentures, only that

holder whose name appears first in the register in respect

of such debentures need sign this form of proxy.

9 The chairperson of the annual general meeting may reject

or accept any form of proxy which is completed and/or

received otherwise than in accordance with these notes,

provided that, in respect of acceptances, the chairperson is

satisfied as to the manner in which the debenture holder

concerned wishes to vote.

10 Documentary evidence establishing the authority of a

person signing this form of proxy in a representative

capacity must be attached to this form of proxy unless

previously recorded by the company or Computershare

Investor Services 2004 (Pty) Limited or waived by the

chairperson of the annual general meeting.

11 Any alteration or correction made to this form of proxy

must be initialled by the signatory/ies.

12 A minor must be assisted by his/her parent/guardian

unless the relevant documents establishing his/her legal

capacity are produced or have been registered by

Computershare Investor Services 2004 (Pty) Limited.

1 This form of proxy is to be completed only by those

members who are:

• holding debentures in a certificated form; or

• recorded in the sub-register in electronic form in their

“own-name”.

2 Each debenture holder is entitled to appoint one or more

proxies (none of whom need to be a debenture holder of

the company) to attend, speak and vote in place of that

debenture holder at the annual general meeting.

3 Debenture holder(s) that are certificated or own-name

dematerialised debenture holders may insert the name of

a proxy or the names of two alternate proxies of the

debenture holder’s choice in the space/s provided, with or

without deleting “the chairperson of the annual general

meeting”, but any such deletion must be initialled by the

debenture holder(s). The person whose name stands first

on the form of proxy and who is present at the annual

general meeting will be entitled to act as proxy to the

exclusion of those whose names follow. If no proxy is

named on a lodged form of proxy, the chairperson shall be

deemed to have been appointed as the proxy.

4 A debenture holder’s(s’) instructions to the proxy must be

indicated by the insertion of the relevant number of votes

exercisable by the debenture holder in the appropriate box

provided. Failure to comply with the above will be deemed

to authorise the proxy, in the case of any proxy other than

the chairperson, to vote or abstain from voting as deemed

fit and in the case of the chairperson to vote in favour of

the resolution.

5 A debenture holder or his/her proxy is not obliged to use all

the votes exercisable by the debenture holder, but the total

of the votes cast or abstained from may not exceed the

total of the votes exercisable in respect of the debentures

held by the debenture holder.
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Hyprop Investments Limited

Registration number 1987/05284/06

REGISTERED OFFICE, BUSINESS ADDRESS AND

COMPANY SECRETARY

LR Cohen CA(SA)

3rd Floor  North Wing

Hyde Park Shopping Centre

Jan Smuts Avenue  Sandton 2196

PO Box 41257  Craighall 2024

Telephone  +27 11 325 4340

Fax  +27 11 325 4966

E-mail  info@hyprop.co.za

Internet address  www.hyprop.co.za

INDEPENDENT AUDITORS

Grant Thornton

(Member firm of Grant Thornton International)

137 Daisy Street  cnr Grayston Drive  Sandton 2196

Private Bag X28  Benmore 2010

CORPORATE ADVISORS AND SPONSORS

JAVA Capital (Pty) Limited

2 Arnold Road  Rosebank 2196

PO Box 2087  Parklands 2121

TRANSFER SECRETARIES

Computershare Investor Services 2004 (Pty) Limited

Ground Floor  70 Marshall Street

PO Box 61051  Marshalltown 2107

TRUSTEE FOR DEBENTURE HOLDERS

Edward Nathan & Friedland (Pty) Limited

4th Floor  The Forum

2 Maude Street  Sandton 2146

PO Box 783347  Sandton 2146

COMMERCIAL BANKERS

ABSA Bank Limited

1st Floor  Block A

Sandown Village Office Park

61 Gwen Lane  Sandton 2196

PO Box 782991  Sandton 2146

ADMINISTRATION

DESIGN Visual Ignition 1301
DTP DTPAlign
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