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Hyprop provides investors with the opportunity

to participate directly in the income and capital

growth of a professionally managed property

loan stock company. The market capitalisation of

Hyprop at 31 December 2002 was R744 million.

The group's prime property portfolio comprises

strategic retail investments in Hyde Park, The

Glen and The Mall as well as commercial

investments in prominent office buildings located

in the northern suburbs of Johannesburg. 

NATURE OF BUSINESS

DEFINITIONS

“the board” the board of directors of

Hyprop Investments Limited

“the current year” the year ending

31 December 2003

“The Glen” The Glen Shopping Centre

“the group” Hyprop Investments Limited

and its subsidiaries,

investments and associates

“Hyde Park” Hyde Park Corner

Shopping Centre

“Hyprop” or Hyprop Investments

“the company” Limited

“JSE” JSE Securities Exchange

South Africa

“The Mall” The Rosebank Mall

“the previous year” the year ended

31 December 2001

“SA” South Africa

“the year” or the year ended

“the year under review” 31 December 2002

Hyprop focuses on prime, strategically located retail

property investments and augments its portfolio with

select office properties 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 opportunities that will enhance its

performance while disposing of non-strategic properties. 

STRATEGIC OBJECTIVES
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FINANCIAL HIGHLIGHTS
FOR THE YEAR ENDED 31 DECEMBER 2002 
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1999 2000 2001 2002

Retail

Offices

Parking

Operating income (R000) 105 598 72 058
Interest income (R000) 498 4 529
Interest paid (R000) (16 916) (3 778)
Net operating income (R000) 89 180 72 809 

Borrowings at year-end (R000) 177 198 107 241
Debt-to-open market ratio (%) 19 14

Total combined units in issue at year-end 64 719 478 64 719 478
Weighted average combined units 64 719 478 57 599 237
Headline earnings per combined unit (cents) 129,76 127,51*
Distribution per combined unit (cents) 130,00 126,36
Change (%) 3 8

Net asset value per combined unit (R) 11,20 10,81
Closing combined unit price (R) 11,50 9,95
Premium/(discount) to net asset value (%) 2,7 (8,0)

Vacancy factor (% of lettable area) 8,0 11,0
Gross collections (rent and total recoveries) (R000) 160 653 111 755 

Management fees (excluding commission paid but
including asset management) (R000) 9 120 7 331
Management fees (% of gross collections) 5,7 6,6 

* Based on weighted average combined units

DISTRIBUTION PER COMBINED UNIT

GROUP COMPANY

2002 2001
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INTRODUCTION

I am pleased to report that Hyprop increased its

distribution to combined unitholders by 3% in 2002,

despite challenging trading conditions. 

The Rand’s decline at the end of 2001 resulted in sharp

increases in interest rates during 2002, contradicting

general expectations of a buoyant economy and

negatively impacting on business growth. However, the

high interest rates did enable the Rand to recoup a large

portion of its losses by year-end.  

In the property market the commercial sector was most

affected by the decline in property returns. In contrast the

retail property sector, characterised by comparatively low

vacancy levels, was the year’s best performer.

Fortunately the listed property sector grew significantly.

Underperforming property returns prompted property

owners to incorporate their portfolios into property unit

trusts and loan stock companies to reduce their

borrowings, and investors capitalised on larger listed

companies’ offer of liquidity and a stable, regular income.

Increased activity resulted in the sector’s consolidation,

with smaller illiquid companies being absorbed to achieve

critical mass and boost the larger entities’ liquidity. This in

turn attracted increased interest from institutions and fund

managers which traditionally deal only in large volumes.

THE YEAR UNDER REVIEW

Hyprop’s strong exposure to the healthy retail property

sector contributed significantly to the group’s

performance. This should be further boosted by our

recent acquisition of The Mall. 

The Mall’s acquisition increased our

market capitalisation to over R1 billion

through the issue of purchase

consideration units. This is expected to

impact positively on our combined units’

tradability and to further stimulate already

increased demand for our combined units

by institutions and fund managers.

Although the value of our commercial

property portfolio declined as a result of

adverse economic factors and an increase

in speculative office developments,

vacancy levels were down from the

previous year. Active campaigns to

decrease these further in 2003 have

already yielded positive results.

LOOKING AHEAD

The inflation rate is currently falling and

interest rates are expected to drop in 2003. This should

boost retailers’ performances and further strengthen the

retail property sector.

The recent exit of speculative developers from the office

market is anticipated to reintroduce equilibrium into the

commercial property sector. There are also early

indications that the oversupply of decentralised office

space could be nearing its end, assisting with the decline

in vacancy levels. 

CHAIRMAN’S REPORT



Together these positive market conditions should result in

increased earnings for property companies across the

board. In addition, loan stock companies specifically are

expected to become increasingly attractive to retirement

funds due to the recent 7% reduction in their tax on

interest income. Hyprop is ideally positioned to capitalise

on improved trading conditions to maintain its delivery of

sustainable returns to combined unitholders.

The company’s excellent market yield of approximately

11%, together with low gearing levels as a result of strict

financial management, should enable Hyprop to further

grow and consolidate our portfolio through the acquisition

of high quality assets.  

APPRECIATION

My sincere thanks to Pieter Prinsloo and his staff for

successfully managing and growing our portfolio in 2002.

PF Kirchmann

Chairman

24 February 2003
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CHAIRMAN’S REPORT CONTINUED



5

MANAGING DIRECTOR’S REPORT

THE YEAR UNDER

REVIEW

Hyprop outperformed the

property loan stock index for

most of 2002 by maintaining a

superior rating in the listed

property sector, and has

continued to trade above its net

asset value for the first quarter

in 2003. 

Following the acquisition of the

Kirchmann-Hurry portfolio in 2001 and the

subsequent acquisition of a controlling share in The Glen

in September 2002, Hyprop continued to fulfil its

objective of delivering sustained earnings growth

to combined unitholders. 

The company successfully pursued new investment

opportunities that contributed to the portfolio’s growth

and diversification, illustrated by the acquisitions of a

controlling share in The Glen, and of The Mall and JHI

House with effect from 1 January 2003. These

acquisitions have furthered the group’s intention to

maintain a greater exposure to the retail sector and to

position Hyprop as a leading niche retail

property specialist.

Operating income for the year ended 31 December 2002

surged by 47% due to the expansion of the property

portfolio. The increase in interest paid for the year

was the result of borrowing facilities utilised to fund

new business.

Distribution

Against the static and even negative distribution growth

trend in the industry, Hyprop’s total distribution for the

year of 130,00 cents per combined unit increased 3%

from the previous year’s distribution of 126,36 cents per

combined unit.

Portfolio valuation

The sectoral spread of the portfolio, as independently

valued at 31 December 2002, is as follows:

Change from
the previous

Value year
Sector (Rm) % (%)

Retail 551 58 15

Commercial 392 42 (8) 

Total 943 100 5

The net increase in the portfolio value can be attributed to

the strong performance of the retail portfolio supported

by the robust trading of national retailers in 2002.   

Vacancies

Vacancies by rentable area at 31 December 2002 were as

follows:

2002 2002 2001 2001
Sector (m2) (%) (m2) (%)

Retail 230 0,2 607 0,5

Commercial 12,246 8,6 13,846 10,3

Total 12,476 8,8 14,499 10,8

Vacancies for the year declined, equating in value to 6%

of potential rental income compared with 8% for the

previous year. No significant vacancies were experienced

in the retail sector. More detail in respect of vacancies is

set out under “Properties Owned ”on page 40.  

Capital expenditure

During the year R4,941 million (2001: R7,979 million) was

spent on tenant installations, plant, equipment and

building appurtenances. To maintain and enhance the

quality of the portfolio the board has approved further

expenditure of R9,498 million for the current year.

Borrowings

At 31 December 2002 Hyprop’s borrowings amounted to

R177,2 million equating to a 19% debt-to-open market

value ratio, after accounting for the minority interest in



* As reported by Statistics SA
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The Glen. At year-end 57% of Hyprop’s borrowings had

been hedged against short-term interest rate fluctuations

for periods ranging from two to four years.

With the settlement election for the payment of The Mall

and JHI House completed, Hyprop’s debt-to-open market

value ratio will remain at 19%.

JSE trading and liquidity

Hyprop’s market capitalisation increased from

R644 million at 31 December 2001 to R744 million by

December 2002. The growth in market capitalisation has

been supported by a strong demand for Hyprop’s

combined units by institutions and fund managers.

Following the acquisition of The Mall, Hyprop is well

positioned to raise its market capitalisation to beyond the

R1 billion mark.

PROPERTY PORTFOLIO

Retail portfolio

Hyprop’s retail portfolio benefited from a 4,5% growth in

real retail sales, which recorded their best performance

since the 6,7% growth in 1995*. The growth was in line

with recent information confirming that SA had largely

shrugged off the impact of a slow global economy and

four interest rate hikes during the year to post positive

overall growth. 

However, in accordance with the latest GDP and

manufacturing data, real retail sales figures for the fourth

quarter of 2002 indicated a slow-down on the back of a

generally slowing economy. Household furniture

accounted for the bulk of the decrease at 7,1%, while

sales of jewellery, silverware, watches and precious

stones dropped 6,7%. 

The data also confirmed the recent trend of continued

growth in cash sales as consumers seek to avoid

accumulating more debt – cash sales comprised 76% of

total sales in December 2002, 2% higher than in

December 2001. Economists expect retail sales to be

stimulated by Finance Minister Trevor Manuel’s 2003

budget and a gradual decrease in interest rates in the

current year. 

Hyprop’s retail portfolio consists of the following

properties:

The Glen

During the year Hyprop acquired a further 16,77%

undivided share in The Glen for a purchase consideration

of R47,8 million, equating to an initial forward yield of

13%. The acquisition has given Hyprop the controlling

50,1% stake in The Glen.  

The 45 000m2 regional shopping centre accommodates

150 shops and is anchored by national tenants including

Pick ‘n Pay, Woolworths and Edgars, which together

occupy 73% of the leasable area.

The Glen achieved a strong trading performance in 2002

with an average of one million shoppers visiting the

centre each month and a 21% year-on-year increase in

average trading turnover. The Glen has a reasonably high

lease expiry profile of 17% by area for 2003, which

together with the healthy trading performances in 2002

delivering

MANAGING DIRECTOR’S REPORT CONTINUED
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will provide management with a good opportunity to

increase base rentals.    

By year-end the extension to The Glen had been

completed, facilitating the expansion of Pick ‘n Pay and

other national tenants. Hyprop’s contribution of R5,2 million

to the total expansion cost of R10,3 million will yield an

initial 16% return. The Glen currently has 10 000m2 of

unutilised retail rights and management is finalising a

master plan for further expansion.

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 further

anchored by national tenants including Pick ‘n Pay,

Exclusive Books, Woolworths and ten Nu Metro cinemas.

Overall the centre consists of 24 900m2 retail and

9 200m2 air-conditioned office space. On average 420 000

shoppers visit the centre monthly with many of these

being repeat weekly customers. 

Hyde Park benefited from a robust performance by

retailers during the year and achieved net income growth

of 8%. 

A new Clicks store is currently under development at a

total cost of R2,2 million and management is actively

exploring further expansion opportunities.

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 and is a popular destination for

overseas tourists. 

The Mall consists of a 32 000m2 retail area

accommodating 120 shops, and is anchored by Pick ‘n

Pay, Stuttafords and ten Cinema Nouveau theatres. Since

December 2002 an average of 850 000 shoppers a month

have visited the centre. 

The suburb of Rosebank has, in the last two years, seen a

revival as a retail and commercial hub and has once again

become safe and vibrant. This, together with the completion

of The Mall’s refurbishment and upgrade, has positioned

the centre to perform strongly in the current year. Increased

trading activity is expected to add to this performance. 

Synergistic opportunities between the three shopping

centres will be further explored in 2003.

COMMERCIAL PORTFOLIO

The office sector remained oversaturated with a resultant

slow take-up of vacant space. Loss of income due to

vacancies, rent-free periods and reduced rental during the

year impacted negatively on the value of the commercial

portfolio, reflecting an 8% decline in value from the

previous year.   

The 13% (2001: 15%) vacancy figure represents

12 246m2 office space, an improvement of 1 600m2 over

13 846m2 for the previous year. 76% of the vacancies

were contained in the Craighall/Dunkeld, Wierda Valley

and Midrand office nodes. Management expects that this

will improve over the next two years following an

anticipated decline in new speculative commercial

developments and sharp increases in building costs.  

MANAGING DIRECTOR’S REPORT CONTINUED

growing a
balanced portfolio
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of prime, strategically located
retail property and office investments
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Management’s active campaign to retain existing tenants

resulted in 8 200m2 of lease renewals during 2002. The

office portfolio has a reasonable lease expiry profile of

15% by area for 2003 and good progress has already

been made in the renewal of leases.  

Hyprop will focus on disposing of office properties that do

not satisfy criteria in terms of location, size and quality

and will retain only sizeable, well-located and high quality

office parks. JHI House was acquired with effect from

1 January 2003 in terms of the acquisition agreement

with The Rosebank Mall (Proprietary) Limited. This eight

storey building in the heart of Rosebank comprises

18 000m2 A-grade office space with adjacent under-

cover parking.

Further details of Hyprop’s office portfolio are set out

under “Properties Owned” on page 40.

THE FUTURE

The board will endeavour to deliver some growth in

distributions per combined unit for the year ending

31 December 2003 and will apply all resources at its

disposal to continue Hyprop’s outperformance of the

listed property sector.

Management will pursue investment opportunities in the

retail sector that will continue to contribute to the

strength and diversification of the portfolio. Properties in

the commercial portfolio that do not align with the

company’s investment strategy will be sold.

WORD OF THANKS

A sincere word of thanks and appreciation to fellow board

members, management teams, staff and advisors for

their dedication, commitment and diligence in achieving

the group’s goals. My thanks too to all our combined

unitholders for their ongoing faith in the group.

PG Prinsloo

Managing Director

24 February 2003

MANAGING DIRECTOR’S REPORT CONTINUED

ensuring
sustainable
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FIVE-YEAR REVIEW

Turnover 160 653 111 755 56 521 56 058 53 130 

Operating income 105 598 72 058 42 754 35 833 29 375 
Interest received 498 4 529 7 617 12 668 14 401
Interest paid (16 916) (3 778) – – –
Abnormal items – – 272 – – 

Net operating income 89 180 72 809 50 643 48 501 43 776
Change in fair value of investment property 43 911 (1 323) – – – 

Income before debenture interest and tax 133 091 71 486 50 643 48 501 43 776
Debenture interest 83 967 72 021 49 260 46 526 41 541 

Debenture interest paid 83 967 72 726 50 628 46 526 41 541
Less: capitalised – (705) (1 368) – – 

Income/(loss) before taxation 49 124 (535) 1 383 1 975 2 235
Secondary tax on companies (21) (18) (13) (12) (10)
Deferred taxation (6 586) – – – –

Net income/(loss) after taxation 42 517 (553) 1 370 1 963 2 225
Minority interest (17 054) – – – –
(Loss)/income from associates (268) (51) 8 3 (5)

Net profit/(loss) for the year 25 195 (604) 1 378 1 966 2 220
Dividends (168) (146) (101) (93) (83)
(Transfer to)/from non-distributable reserve (25 184) 1 323 272 – – 

Retained (loss)/income for the year (157) 573 1 005 1 873 2 137 

Capital employed 1 067 997 807 008 299 596 298 319 296 446 

Property investments at fair value including
revaluation reserve 1 115 452 870 593 276 594 242 569 238 733 

Distributions per combined unit (cents) 130,00 126,36 117,00 107,52 96,00 

2002 2001 2000* 1999* 1998*
R000 R000 R000 R000 R000
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*These figures have not been restated to account for the change in accounting policies adopted in 2002.
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REPORT OF THE INDEPENDENT

AUDITORS

DECLARATION BY COMPANY

SECRETARY

APPROVAL OF ANNUAL

FINANCIAL STATEMENTS

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 2002, set out on
pages 18 to 39. These financial statements are the
responsibility of the company’s directors. Our responsibility is
to express an opinion on these 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 financial statements fairly present, in all
material respects, the financial position of the company and
the group at 31 December 2002 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 South African Companies Act.

Grant Thornton Kessel Feinstein

Registered Accountants and Auditors
Chartered Accountants (SA)

Johannesburg

24 February 2003

The annual financial statements set out on pages 18 to 39
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
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 2003

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.

PG Prinsloo (BSc (QS))

Company Secretary

24 February 2003
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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 (“the Code”), and are
committed to their implementation. The company has
complied with the Code to the following extent:

THE BOARD
Structure
The board consists of ten members.  The directors of
the company at the date of this annual report are:

Appointment Meeting 

date attendance•

Director (%)

Executive director

PG Prinsloo 1 October 2001 100

(Managing Director)#*

Non-executive directors

PF Kirchmann 16 May 2001 85

(Chairman)**††

MS Aitken*† 25 August 2000 100

J Bentel 26 October 1987 50

WE Cesman#† 25 August 2000 91

S Shaw-Taylor##*† 25 August 2000 100

M Wainer 12 March 2002 71

MJ Watters 25 August 2000 25

SV Webb 9 March 2001 75

PL Whewell 16 May 2001 100

Alternate directors

PJ Thurling 25 August 2000 100

DN Martin 16 May 2001

• including committee meeting attendance

# Audit Committee 

## Audit Committee Chairman

* Remuneration Committee 

** Remuneration Committee Chairman

† Nomination Committee 

†† Nomination Committee Chairman

The capacity of the directors may be categorised
as follows:

Executive director: Mr PG Prinsloo (Managing Director)
is a salaried employee of Hyprop Management
Company (Proprietary) Limited.

Non-executive directors: Messrs MS Aitken;
WE Cesman; S Shaw-Taylor; MJ Watters and M Wainer
and Mrs SV Webb, in accordance with Hyprop’s policy

represent at board level significant combined
unitholders and suppliers to Hyprop. Mr PL Whewell on
behalf of a private company, represents a significant
supplier to Hyprop.

Independent directors: Messrs PF Kirchmann
(Chairman) and J Bentel, as defined in the Code, are
not significant combined unitholders in Hyprop.

The roles of Chairman and Managing Director
are completely separated. The directors have a wide
range of skills, all with property experience in common.

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

The board is currently considering the implementation
of a Board Charter.

Committees

Audit committee
The audit committee comprises of three directors of
which two are non-executive. The committee meets at
least three times per year with the group’s external
auditors and executive management to review accounting,
auditing and financial reporting matters to ensure that an
effective control environment in the group is maintained.
The committee also monitors proposed changes in
accounting policies, reviews the internal audit functions
and discusses and advises the board on the accounting
implications of major transactions.

The committee has the co-operation of all directors,
management and staff and is satisfied that controls
and systems within the group have been adhered
to and, where necessary, improved during the year
under review.

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 company.

Remuneration committee
The remuneration committee, chaired by the
company’s non-executive Chairman, comprises of a
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further two non-executive directors and the Managing
Director. 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 remuneration 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 relevant market.  

Nomination committee
During the year under review a nomination committee
was established consisting of the company’s non-
executive Chairman and two other non-executive
directors. 

The committee meets once a year to review the scope,
composition and performance of the board and its
committees and to make recommendations for
changes that will result in a board and in committees
appropriate to the company’s requirements.

MANAGEMENT AND FINANCIAL CONTROLS
During the year independent internal auditors
performed a management and financial control review.
No significant weaknesses were identified and the
overall conclusion was that the:

•  directors had maintained an adequate system of
internal controls and accounting records;

•  assets of the group were safeguarded and are
appropriately insured;

•  group as it is structured, should remain a going
concern in the foreseeable future; and

•  management understood the group’s policy and
employed the appropriate strategy.   

INTERNAL CONTROL
The effectiveness of the internal control system is
monitored through management overview,
comprehensive reviews and testing by an internal audit
function which has been outsourced.

The board is responsible for the group’s systems of
internal control. These systems are designed to provide
reasonable, but not absolute, assurance as to the
integrity and reliability of the financial statements, to
safeguard, verify and maintain accountability of its
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 assurance with
respect to financial statement preparation and asset
safeguarding. Furthermore, 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.

The controls throughout the group concentrate on
critical risk and these areas are closely monitored.
Continued reviews and reporting structures enhance
the control environment. 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.

EQUAL OPPORTUNITIES
The company does not employ staff. Accordingly,
Hyprop will endeavour to assist its agents and partners
in fostering a workplace culture in which all their
employees may enjoy equal opportunities, irrespective
of race or gender.

CORPORATE GOVERNANCE CONTINUED
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DIRECTORATE

PF Kirchmann [63]
MSc (Eng)
Non-executive
chairman

A Civil Engineer with
31 years’ experience
in the construction
and property
industries.

PG Prinsloo [37]
BSc (QS)
Managing director

A Quantity Surveyor
engaged in every
aspect of property
development,
management and
finance for 17 years.

MS Aitken [46]
BA LLB
Non-executive
director

Has 18 years’
experience in
property related
activity, with specific
expertise in asset
management and
investment relating to
both directly held and
listed property
vehicles.

J Bentel [73]
Non-executive
director

Career spans in
excess of 30 years in
retail and commercial
property. 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.

WE Cesman [60]
CA(SA)
Non-executive
director

Has been engaged in
every aspect of
property development
and management for
over 30 years, 24
years of which were
spent with Liberty
Properties where he
held the office of
Managing Director
from 1983 until
retiring in February
2000.

S Shaw-Taylor [50]
CA(SA)
Non-executive
director

Has more than
15 years’ property
industry experience
comprising asset
management and
administration,
property development
and financing. Since
1994 has been
Managing Director of
Standard Bank
Properties.

M Wainer [54]
Non-executive
director

Has been involved in
property management
and administration for
more than 30 years.

MJ Watters [42]
BSc (Eng) MBA
Non-executive
director

Has over 14 years’
experience in all
property related
activities with specific
expertise in property
development and
investment.

SV Webb [43]
Chartered Surveyor
Non-executive
director

Has 20 years of
property industry
experience in the
fields of property
management, asset
management,
valuations and
property finance.

PL Whewell [62]
CTA
Non-executive
director

Has 28 years’
experience in
property
development,
management and
construction.

PJ Thurling

Alternate director

DN Martin

Alternate director

PF Kirchmann

PG Prinsloo 

MS Aitken

J Bentel

WE Cesman

S Shaw-Taylor PL WhewellMJ Watters

SV WebbM Wainer
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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 property investments in Hyde Park, The Glen
and The Mall as well as prominent office buildings 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 of the company and the state
of their affairs are set out in the attached financial
statements 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.

There were no changes to the authorised or issued number
of combined units during the year under review and the
issued capital remains at 64 719 478 combined units. Full
particulars regarding the authorised and issued share capital
at 31 December 2002 are set out in note 4 to the financial
statements, and full particulars regarding the debentures are
set out in note 7.

The company’s unissued combined units have been placed
under the control of the directors until the forthcoming
annual general meeting.

DIRECTORATE
Details of the directors are set out on page 17 of this
annual report. 

G Itzikowitz resigned as a non-executive director on
11 March 2002 and M Wainer was appointed as a non-
executive director on 12 March 2002. MS Aitken,
WE Cesman and S Shaw-Taylor 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. 

SECRETARY
The secretary of the company is PG Prinsloo who was
appointed on 1 October 2001. His business and postal
addresses, which are also the company’s registered and
business addresses, are set out on page 47 of this
annual report.

AUDITORS
Grant Thornton Kessel Feinstein 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 2002
were as follows:

Director Beneficial

(direct and indirect)

2002 2001

Executive director

PG Prinsloo (Managing Director) – –

Non-executive directors

PF Kirchmann (Chairman) 923 027 923 076

MS Aitken 7 125 7 125

J Bentel 159 130 155 254

WE Cesman – –

S Shaw-Taylor 7 125 7 125

M Wainer – –

MJ Watters – –

SV Webb – –

PL Whewell 185 820 185 820

Alternate directors

PJ Thurling – –

DN Martin 14 14

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’ REPORT
FOR THE YEAR ENDED 31 DECEMBER 2002 
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DIRECTORS’ INTERESTS 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 18 to the financial statements.

DIRECTORS’ REMUNERATION
Details of the directors’ remuneration are set out in note 10
to the financial statements.

ADMINISTRATION AND MANAGEMENT
Hyprop Management Company (Proprietary) Limited
undertakes the group’s asset management functions
together with the day-to-day management of six office
buildings and Hyde Park in terms of an agreement that will
expire on 31 December 2003.

Homeways (Proprietary) Limited manages 24 buildings on
behalf of Hyprop on a day-to-day basis in terms of an
agreement that will expire on 30 April 2004.

The Glen, in which Hyprop owns a 50,1% stake, is managed
on a day-to-day basis by David Reid Property Services
(Proprietary) Limited in terms of an agreement that will
expire on 30 September 2003.

SUBSIDIARY COMPANIES
At 31 December 2002 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
38 of this annual report.

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.

POST BALANCE SHEET EVENTS
1  Exchange agreement with Gensec Bank Limited

In an exchange agreement with Gensec Bank Limited,
Hyprop is disposing of Stand 155 Dunkeld West for a
consideration of R4,33 million and is acquiring Stand 197
Dunkeld West for a purchase price of R3,63 million. The
transfer of the properties, which is expected by May 2003,
will result in a reduction of Hyprop’s vacancy exposure in
the area. 

2  Acquisition of The Mall and JHI House

Hyprop acquired The Mall and JHI House from The
Rosebank Mall (Proprietary) Limited with effect from
1 January 2003 for an aggregate purchase consideration of
R320 million. The property was transferred into the name
of Hyprop on 25 April 2003. After an allowance for final
settlement and retention the net consideration equated
to R299,1 million and was disbursed as follows:

– 24 289 701 additional combined units at an issue price of
R10,25 per combined unit; and

– a cash payment of R50,1 million.

Hyprop issued the additional combined units on 12 May
2003, which will rank pari passu in all respects with the
Hyprop combined units then in issue.

VALUATION OF PORTFOLIO
Hyprop’s total portfolio was valued by the external valuers at
R943 million as at 31 December 2002 (see note 2.6 to the
financial statements) after deducting the minority interest in
The Glen. This translates into a net asset value
per combined unit of R11,20, after borrowings, compared
with the JSE price of R11,50 per combined unit at
31 December 2002.

DIRECTORS’ REPORT CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002 
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ASSETS

Non-current assets 1 116 027 871 388 954 850 871 388 

Tangible assets 2 1 115 481 870 631 944 083 860 410

Financial assets 3 546 757 10 767 10 978 

Current assets 7 352 6 807 3 776 6 807 

Trade and other receivables 4 106 2 075 2 442 2 075

Cash and cash equivalents 3 246 4 732 1 334 4 732

Total assets 1 123 379 878 195 958 626 878 195 

EQUITY AND LIABILITIES

Equity capital and reserves 420 165 235 719 259 937 235 719 

Share capital 4 648 648 648 648

Non-distributable reserves 5 254 651 229 467 254 651 229 467

Retained income 5 447 5 604 4 638 5 604

Minority interest 6 159 419 – – –

Non-current liabilities 647 832 571 289 645 690 571 289 

Debentures and debenture premium 7 464 048 464 048 464 048 464 048

Deferred taxation 8 6 586 – 4 444 –

Long-term liabilities 9 177 198 107 241 177 198 107 241 

Current liabilities 55 382 71 187 52 999 71 187 

Trade and other payables 12 468 16 376 10 085 16 376

Taxation 11 19 11 19

Combined unitholders for distribution 42 903 54 792 42 903 54 792

Total equity and liabilities 1 123 379 878 195 958 626 878 195 

GROUP COMPANY

2002 2001 2002 2001
Note R000 R000 R000 R000

BALANCE SHEETS
AT 31 DECEMBER 2002 
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INCOME STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2002

Turnover 160 653 111 755 136 531 111 755 

Operating income 10 105 598 72 058 100 214 72 058

Interest received 498 4 529 160 4 529

Interest paid 11 (16 916) (3 778) (16 916) (3 778)

Net operating income 89 180 72 809 83 458 72 809

Change in fair value of investment property 15 43 911 (1 323) 29 628 (1 323)

Income before debenture interest and taxation 133 091 71 486 113 086 71 486

Debenture interest (83 967) (72 021) (83 967) (72 021)

Debenture interest paid (83 967) (72 726) (83 967) (72 726)

Less: Capitalised – 705 – 705

Net income/(loss) before taxation 49 124 (535) 29 119 (535)

Taxation 12 (6 607) (18) (4 465) (18)

Net income/(loss) after taxation 42 517 (553) 24 654 (553)

Minority interest (17 054) – – –

Attributable loss from associates (268) (51) (268) (51)

Net profit/(loss) for the year 25 195 (604) 24 386 (604)

Earnings per combined unit (cents) 13 168,67 127,51

Headline earnings per combined unit (cents) 13 129,76 127,51

GROUP COMPANY

2002 2001 2002 2001
Note R000 R000 R000 R000
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STATEMENTS OF CHANGES IN EQUITY
FOR THE YEAR ENDED 31 DECEMBER 2002

Non- Re-
Share distributable valuation Retained

capital reserve reserve income Total
Group        R000 R000 R000 R000 R000

Balance at 1 January 2001 434 9 050 48 532 5 031 63 047

Change in accounting policy 173 208 173 208 

Restated balance at 1 January 2001 434 9 050 221 740 5 031 236 255

Issue of ordinary share capital 214 214

Loss for the year ended 31 December 2001 (604) (604)

Transfer from revaluation reserve (1 323) 1 323 –

Dividends (146) (146)

Balance at 31 December 2001 648 9 050 220 417 5 604 235 719 

Profit for the year ended 31 December 2002 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 

Non- Re-
Share distributable valuation Retained

capital reserve reserve income Total
Company        R000 R000 R000 R000 R000

Balance at 1 January 2001 434 9 050 48 532 5 031 63 047

Change in accounting policy 173 208 173 208 

Restated balance at 1 January 2001 434 9 050 221 740 5 031 236 255

Issue of ordinary share capital 214 214

Loss for the year ended 31 December 2001 (604) (604)

Transfer from revaluation reserve (1 323) 1 323 –

Dividends (146) (146)

Balance at 31 December 2001 648 9 050 220 417 5 604 235 719 

Profit for the year ended 31 December 2002 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 
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CASH FLOW STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2002 

Cash flows from operating activities (13 801) 38 143 (27 488) 38 143 

Cash generated from operations 17.2 103 199 82 801 98 352 82 801

Interest income 498 4 529 160 4 529

Finance charges (16 916) (3 778) (16 916) (3 778)

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

Secondary tax on companies paid 17.3 (29) (13) (29) (13)

Distributions to combined unitholders (96 024) (45 396) (96 024) (45 396)

Interest paid to combined unitholders 17.4 (95 832) (45 305) (95 832) (45 305)

Dividends paid to combined unitholders 17.5 (192) (91) (192) (91)

Cash flows from investing activities (58 898) (424 885) (45 866) (424 885)

Net acquisition of tangible assets (59 341) (424 693) (59 341) (424 693)

Proceeds on disposal of tangible asset 500 16 500 16

Increase of financial assets (57) (208) (57) (208)

Cash flows from financing activities 69 957 334 954 69 957 334 954 

Issue of ordinary share capital –  214 –  214

Issue of debentures – 227 499 – 227 499

Increase in long-term liabilities 17.6 69 957 107 241 69 957 107 241 

Net decrease in cash and cash equivalents (2 742) (51 788) (3 398) (51 788)

Cash and cash equivalents at the beginning of the year 4 732 56 520 4 732 56 520

On acquisition of business 1 256 –   – –   

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

GROUP COMPANY

2002 2001 2002 2001
Note R000 R000 R000 R000
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NOTES TO THE FINANCIAL STATEMENTS
FOR THE YEAR ENDED 31 DECEMBER 2002 

1 ACCOUNTING POLICIES

The financial statements are prepared on the historical cost
basis, adjusted by the revaluation of land and buildings as
more fully detailed below, and incorporate the principal
accounting policies set out below which, except as
indicated in notes 1.6 and 15, are consistent with those
of the previous year.

These 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 the investment property is included in the net income for
the year in which it arises. The net surplus or deficit is
transferred to the revaluation reserve.

Realised surpluses and deficits on the disposal of
the investment properties are recognised in the 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, by equal instalments over the estimated
economic lives as follows:

• Tenant installations
Short-term lease 1 - 3 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.

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.

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
Included in turnover are turnover rentals and operating
expense recoveries from investment properties. Com-
parative figures have been restated to include operating
expense recoveries and to exclude interest received.

1.7 Associates
An associate is an investee that is neither a subsidiary nor a
joint venture of the company. This is a long-term investment
that provides the company with the ability to exercise
significant influence.

1.8 Capitalised interest
Interest on funds used to effect improvements to properties
is capitalised to the cost of the property from the time of
disbursement until practical completion of the project.
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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, receivables, trade creditors and
borrowings. 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;

–  cash and cash equivalents are measured at fair value;

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

–  equity instruments are recorded at the proceeds received,
net of direct issue costs.

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. It is calculated using rates that have been
enacted by the balance sheet date.

Deferred income taxation is provided using the balance
sheet liability method for all temporary differences arising
between the tax basis 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. Such assets and liabilities are not
recognised if the temporary difference arises from goodwill
or from the initial recognition of other assets and liabilities in
a transaction that affects neither the tax profit nor the
accounting profit and is not a business combination.

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, based on the gains
between year-end valuations and the base cost of the
investment properties at 31 October.

NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002 

2 TANGIBLE ASSETS

2.1 Cost and valuation

Investment properties 1 103 877 859 171 932 479 848 950 

Historic cost 839 549 638 754 682 434 628 533

Revaluation surplus 264 328 220 417 250 045 220 417 

Building appurtenances 20 415 19 260 20 415 19 260

Tenant installations 10 510 6 724 10 510 6 724

Motor vehicles 138 138 138 138

1 134 940 885 293 963 542 875 072 

2.2 Depreciation

Building appurtenances 11 887 9 437 11 887 9 437

Tenant installations 7 463 5 125 7 463 5 125

Motor vehicles 109 100 109 100

19 459 14 662 19 459 14 662 

2.3 Net carrying value

Investment properties 1 103 877 859 171 932 479 848 950

Building appurtenances 8 528 9 823 8 528 9 823

Tenant installations 3 047 1 599 3 047 1 599

Motor vehicles 29 38 29 38 

1 115 481 870 631 944 083 860 410 

2.4 Movement for the year

Capital expenditure 59 341 424 693 59 341 424 693 

Investment properties 54 400 416 669 54 400 416 669

Building appurtenances 1 155 7 071 1 155 7 071

Tenant installations 3 786 908 3 786 908

Motor vehicles – 45 – 45 

Interest capitalised – 705 – 705

Change in fair value of investment properties 43 911 (1 323) 29 628 (1 323)

Disposal of investment property (500) – (500) –

Investment property acquired on acquisition of The Glen 146 894 – – –

Depreciation (4 796) (3 255) (4 796) (3 255)

244 850 420 820 83 673 420 820 

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002

2.5 Tangible assets pledged as security

The following properties have been pledged as security

by means of mortgage bonds (note 9.1) to secure the

borrowing facilities totalling R300 million:

Standard Bank Properties (a division of the Standard

Bank of South Africa Limited)

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

ABSA Bank Limited

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 denoted at independent

external valuations at year-end. It is the policy of the

group to obtain independent valuations of the

investment properties annually.

The Glen was valued at R323 million by Mr NA Lelosa,

registered valuer with Standard Bank Properties. The

market valuation methodology is based on capitalising

the first year’s market related, normalised net income at

a market-derived capitalised rate.

The balance of the portfolio was valued at

R780,83 million 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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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002 

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 (52 267) (52 267)

10 221 10 221 

3.2 Associated companies

Oshbro Investments 23 (Proprietary) Limited

Unlisted shares at cost

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

–  Directors’ valuation: R580 000 (2001: R584 000)

Interest in associate 579 584 579 584

Loan 578 563 578 563

Attributable share of post-acquisition profits 1 21 1 21

Murinda Investments (Proprietary) Limited

Unlisted shares at cost

–  50% interest in Murinda Investments (Proprietary) Limited

–  Directors’ valuation: R1 953 000 (2001: R1 953 000)

Interest in associate (58) 148 (58) 148

Loan 246 204 246 204

Attributable share of post-acquisition losses (304) (56) (304) (56)

521 732 521 732

3.3 Investments 

Unlisted investments at cost 25 25 25 25

Total financial assets 546 757 10 767 10 978

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000

4 SHARE CAPITAL

Authorised
100 000 000 ordinary shares of one cent each 1 000 1 000 1 000 1 000

Issued
64 719 478 shares 648 648 648 648

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 525 97,04 22 554 172 34,85
Directors 12 2,22 1 182 227 1,83
Non-public combined unitholders with an interest of 5% or more 4 0,74 40 983 079 63,32

Total 541 100,00 64 719 478 100,00

Portfolio size (combined units)
1 – 1 000 123 22,73 54 875 0,09

1 001 – 5 000 167 30,87 472 134 0,73
5 001 – 10 000 90 16,64 659 262 1,02

10 001 – 25 000 76 14,05 1 186 981 1,83
25 001 – 50 000 21 3,88 700 350 1,08
50 001 – 100 000 16 2,96 1 062 990 1,64

100 001 and over 48 8,87 60 582 886 93,61

Total 541 100,00 64 719 478 100,00

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

Redefine Income Fund 13 008 288 20,1
The Coronation Group 12 063 981 18,6
The Standard Bank Property Group 11 910 810 18,4
The Marriott Property Group 8 825 732 13,6
Growthpoint Properties Limited 4 000 000 6,2
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002 

5 NON-DISTRIBUTABLE RESERVES

Realised surplus on disposal of 

investment properties 9 050 9 050 9 050 9 050

Excess on revaluation of investment properties 

over cost 245 601 220 417 245 601 220 417 

254 651 229 467 254 651 229 467 

6 MINORITY INTEREST

Interest in investment property 146 894

Change in fair value of investment property 14 283

Deferred taxation on fair value adjustment (2 142)

159 035

Share of net profit 4 913

Distributions (4 529)

159 419 

7 DEBENTURES AND DEBENTURE PREMIUM

64 719 478 (2001: 64 719 478) unsecured, unsubordinated 

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

Premium on debentures 144 981 144 981 144 981 144 981 

464 048 464 048 464 048 464 048 

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.

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000



31

NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000

8 DEFERRED TAXATION

Capital gains taxation on revaluation of investment properties 6 586 – 4 444 –

9 LONG-TERM LIABILITIES

9.1 Interest-bearing borrowings – non-current
9.1.1 Standard Bank Properties (a division of the Standard Bank 
of South Africa Limited) 132 233 107 241 132 233 107 241
The loan is secured in terms of a first mortgage bond over fixed
property with a carrying value of R388,9 million (note 2.5). The loan 
terminates on 30 June 2006 and only interest is payable.

Hyprop has pre-approved borrowing facilities of R200 million.
Interest is payable at both fixed and floating interest rates. 
At year-end the fixed interest rate agreements were as follows:
R15 million at 11,78% – expiry date January 2003 
(renewed at 13,32% – expiry date January 2005)
R15 million at 13,34% – expiry date August 2005
R20 million at 13,98% – expiry date October 2006
On expiry date of the agreement, the rate will revert back to a 
floating rate. The balance of the loan is subject to a floating 
interest rate which is 1,5% above the publicly quoted short-term 
overnight rate.

9.1.2 ABSA Bank Limited 44 965 – 44 965 –
The loan is secured in terms of a first mortgage bond over fixed
property with a carrying value of R174 million (note 2.5). The loan 
terminates on 20 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 agreements were as follows:
R20 million at 11,75% – expiry date January 2003
(renewed at 13,22% – expiry date January 2005)
R10 million at 13,41% – expiry date December 2004
R15 million at 13,30% – expiry date August 2005
On expiry date of the agreement, the rate will revert back to a 
floating rate. The balance of the loan is subject to a floating 
interest rate which is 1,5% above the publicly quoted short-term 
overnight rate.

Hyprop applies all surplus cash to its existing borrowing facilities 
to reduce gearing and interest rate costs.

177 198 107 241 177 198 107 241

9.2 Borrowing powers
In terms of its articles of association the borrowing powers of 
the company, excluding the debentures, are limited to 50% of 
the directors’ bona fide valuation of the consolidated 
property portfolio.
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002 

10 OPERATING INCOME

Operating income is arrived at after the following items:

Income – 96 13 032 96

Profit on the disposal of tangible fixed assets – 16 – 16

Net rental income from co-ownership of The Glen – 80 13 032 80

Expenses

Auditors’ remuneration 141 239 141 239

Audit fee 132 230 132 230

Fees for other services 9 9 9 9

Depreciation of fixed assets 4 796 3 255 4 796 3 255

Management fee 9 120 7 331 9 120 7 331

Directors’ emoluments

Fee for services as directors 250 105

Non-executive

MS Aitken 28 14

J Bentel 25 9

WE Cesman 28 9

G Itzikowitz – 20

PF Kirchmann 35 9

S Shaw-Taylor 30 8

PJ Thurling 4 –

M Wainer 25 –

MJ Watters 25 14

SV Webb 25 9

PL Whewell 25 13

Fee for managerial services to other companies or their subsidiaries 713 776

Executive

T Schultze (resigned 1 October 2001) – 639

PG Prinsloo (appointed 1 October 2001) 713 137

– Basic salary 441 115

– Performance payment 165 –

– Expense allowance 77 15

– Provident contribution 30 7

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000

11 INTEREST PAID

Long-term liabilities (16 916) (3 778) (16 916) (3 778)

Interest relates to long-term borrowing from Standard Bank 

Properties and Absa Bank as detailed in note 9.1.

12 TAXATION

Secondary tax on companies 21 18 21 18

Deferred taxation 6 586 – 4 444 –

6 607 18 4 465 18

No provision has been made for 2002 current taxation as the 

company has a loss for tax purposes. The estimated loss available 

for set-off against future taxable income amounts to R248 651 

(2001: R241 090).

13 EARNINGS PER COMBINED UNIT

The calculation of earnings per combined unit is based on net 

profit after taxation after adding back debenture interest of 

R83 967 050 (2001: R72 726 075), totalling R109 162 344 

(2001: R72 121 928). The calculation of headline earnings per 

combined unit is based on the above, adjusting for the change 

in fair value of investment properties, totalling R83 978 298 

(2001: R73 444 664). The total combined units in issue throughout 

the year were 64 719 478 (2001: 57 599 237 weighted).

14 COMMITMENTS

14.1 Authorised capital expenditure

–  Already contracted for 3 055 3 530 3 055 3 530

–  Not yet contracted for 6 443 7 350 6 443 7 350 

9 498 10 880 9 498 10 880 

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 19.
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002 

15 CHANGE IN ACCOUNTING POLICY

During the year the group adopted the fair value model in terms 

of AC135 for the valuation of its investment properties. The 

revaluations are transferred to a revaluation reserve in the 

statement of changes in equity.

Adjustment to fair value of investment properties

Restatement of 2001  opening reserves 173 208 173 208

Included in the 2001 income statement – change in fair value (1 323) (1 323)

Included in the 2002 income statement – change in fair value 43 911 29 628

Included in the 2002 income statement – deferred taxation (6 586) (4 444)

16 RETIREMENT BENEFITS

The group 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 Management Company (Proprietary) Limited.

17 NOTES TO THE CASH FLOW STATEMENTS

17.1 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.

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000

17 NOTES TO THE CASH FLOW STATEMENTS (continued)

17.2 Cash generated from operations

Net income/(loss) on ordinary activities before taxation 49 124 (535) 29 119 (535)

Adjustments 61 271 75 832 75 891 75 832 

Change in fair value of investment property (43 911) 1 323 (29 628) 1 323

Profit on sale of vehicle – (16) – (16)

Depreciation 4 796 3 255 4 796 3 255

Interest income (498) (4 529) (160) (4 529)

Interest paid 16 916 3 778 16 916 3 778

Debenture interest payable to combined unitholders 83 967 72 726 83 967 72 726

Capitalised interest – (705) – (705)

Operating profit before working capital changes 110 394 75 297 105 010 75 297

(Decrease)/increase in working capital (7 195) 7 504 (6 658) 7 504 

Decrease/(increase) in trade and other receivables 176 (177) (367) (177)

(Decrease)/increase in trade and other payables (7 371) 7 681 (6 291) 7 681 

Cash generated from operations 103 199 82 801 98 352 82 801 

17.3 Secondary tax on companies paid

Tax owing at the beginning of the year (19) (14) (19) (14)

Per income statement (21) (18) (21) (18)

Tax owing at the end of the year 11 19 11 19 

(29) (13) (29) (13)

17.4 Interest paid to combined unitholders

Interest payable at the beginning of the year (54 682) (27 261) (54 682) (27 261)

Per income statement (83 967) (72 726) (83 967) (72 726)

Interest payable at the end of the year 42 817 54 682 42 817 54 682 

(95 832) (45 305) (95 832) (45 305)

17.5 Dividends paid to combined unitholders

Dividends payable at the beginning of the year (110) (55) (110) (55)

Per statement of changes in equity (168) (146) (168) (146)

Dividends payable at the end of the year 86 110 86 110 

(192) (91) (192) (91)



36

NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002 

17 NOTES TO THE CASH FLOW STATEMENTS (continued)

17.6 Increase in long-term liabilities

Proceeds from long-term liabilities 69 957 107 241 69 957 107 241

18 RELATED PARTIES AND RELATED PARTY TRANSACTIONS

Related parties with whom the company transacted during 

the year were:

Hyprop Management Company (Proprietary) Limited 8 362 7 106 8 362 7 106 

Expenditure comprising: Asset management fee, management 

fee and letting commission 

Relationship: Joint management and directorial 

Shareholders of Hyprop Management Company 

(Proprietary) Limited:

Standard Bank Properties, Coronation Capital Property 

Investments Limited and Corpcapital Limited are equal 

shareholders in Hyprop Management Company 

(Proprietary) Limited.

Homeways (Proprietary) Limited 1 457 1 026 1 457 1 026

Expenditure comprising: Management fee, letting commission, 

tenant installations and building maintenance

Relationship: Joint shareholding and directorial

Kirchmann-Hurry Construction (Proprietary) Limited 1 789 882 1 789 882

Expenditure comprising: Tenant installations and building 

maintenance

Relationship: Joint shareholding and directorial

Pikappa Property Holdings (Proprietary) Limited 165 79 165 79

Expenditure comprising: Garden maintenance

Relationship: Joint shareholding and directorial

K-H Property Holding (Proprietary) 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

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000
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NOTES TO THE FINANCIAL STATEMENTS CONTINUED

FOR THE YEAR ENDED 31 DECEMBER 2002

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000

18 RELATED PARTIES AND RELATED PARTY TRANSACTIONS (continued)

Standard Bank Properties 13 614 3 778 13 614 3 778

Expenditure comprising: Interest on borrowings, loan 

administration fee, project management fee and tenant 

installation costs

Relationship: Joint shareholding and directorial

Corpcapital Corporate Finance 30 – 30 –

Expenditure comprising; Sponsorship

Relationship: Joint shareholding and directorial

The above transactions were carried out on commercial terms 

and conditions no more favourable than those available in 

similar arm’s length dealings at market related rates.
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INFORMATION ON SUBSIDIARY COMPANIES
FOR THE YEAR ENDED 31 DECEMBER 2002

DISTRIBUTION DETAILS
FOR THE YEAR ENDED 31 DECEMBER 2002

GROUP COMPANY

2002 2001 2002 2001
R000 R000 R000 R000

COMPANY

Distribution 2002 2001
number (cents) (cents)

Issued share               Book value       Amount owing by/(to)

Name of wholly owned subsidiary capital of shares subsidiary company

Hyde Park Corner Shopping Centre

(Proprietary) Limited 10 002 10 10 1 548 1 548

Hyde Park Investments Share Block

(Proprietary) Limited 7 201 62 428 62 428 (62 428) (62 428)

Morningside Viewsites Share Block

(Proprietary) Limited 320 50 50 8 613 8 613

62 488 62 488 (52 267) (52 267)

INTEREST ON DEBENTURES

For the year 129,740 126,107

Four months to 30 April 2001 27 41,617

Eight months to 31 December 2001 28 84,490

Six months to 30 June 2002 29 63,583
Six months to 31 December 2002 30 66,157

DIVIDENDS ON ORDINARY SHARES

For the year 0,260 0,253

Four months to 30 April 2001 27 0,083

Eight months to 31 December 2001 28 0,170

Six months to 30 June 2002 29 0,127
Six months to 31 December 2002 30 0,133

130,000 126,360
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SEGMENTAL ANALYSIS

Segmental information
Business segment

Revenue
External rental 80 789 77 752 2 112 160 653 

Total revenue 80 789 77 752 2 112 160 653 

Segmental result
Operating profit 57 924 67 964 (20 290) 105 598 
Interest received 348 55 95 498 
Revaluation of fixed property 136 331 (92 420) –   43 911 
Deferred capital gains taxation (20 449) 13 863 –   (6 586)

Other information
Non-current assets 702 829 411 843 1 355 1 116 027 
Accounts receivable 3 359 (748) 1 495 4 106 
Cash and cash equivalents 1 912 –   1 334 3 246 

Total assets 708 100 411 095 4 184 1 123 379 

Debentures –  –   319 067 319 067 
Debenture premium –   –   144 981 144 981 
Deferred taxation 20 449 (13 863) –   6 586 
Long-term liabilities –   –   177 198 177 198 
Accounts payable 5 072 4 604 2 792 12 468 
Taxation –   –   11 11 
Combined unitholders for distribution –   –   42 903 42 903 

Total liabilities 25 521 (9 259) 686 952 703 214 

Capital expenditure 54 214 4 627 –   58 841 

Retail Office Investments Total
2001 2001 2001 2001

(R000) (R000) (R000) (R000)

Revenue
External rental 66 939 43 253 1 563 111 755 

Total revenue 66 939 43 253 1 563 111 755 

Segmental result
Operating profit 36 271 33 287 2 500 72 058 
Interest received – 789 3 740 4 529
Profit on disposal of fixed asset 16 – – 16
Revaluation of fixed property –  (1 323) –   (1 323)

Other information
Non-current assets 483 556 387 075 757 871 388 
Accounts receivable 1 165 (317) 1 227 2 075 
Cash and cash equivalents – –   4 732 4 732 

Total assets 484 721 386 758 6 716 878 195 

Debentures – –   319 067 319 067 
Debenture premium – –   144 981 144 981 
Long-term liabilities –  –   107 241 107 241 
Accounts payable 3 975 6 401 6 000 16 376 
Taxation – –   19 19 
Combined unitholders for distribution – –   54 792 54 792 

Total liabilities 3 975 6 401 632 100 642 476 

Capital expenditure 97 304 327 389 –   424 693 

Retail Office Investments Total
2002 2002 2002 2002

(R000) (R000) (R000) (R000)
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PROPERTIES OWNED
FOR THE YEAR ENDED 31 DECEMBER 2002

Name and Market Loss of

description Area of Group cost value at           Vacancy at monthly

Name of company of property rentable space of properties year-end year-end income

2002 2001

(m2) R000 R000 R000 (m2) % R

HYDE PARK/CRAIGHALL

Hyprop Investments Limited 1 Hyde Park Corner 34 414 196 601 196 372 388 880 621 2 51 885

and Hyde Park Corner Shopping Centre

Shopping Centre

(Proprietary) Limited

Hyprop Investments Limited 2 Investment Place 6 246 38 221 38 037 36 650 533 9 30 648

3 Bolton Gardens & SBDS House 1 802 8 663 8 663 6 640 886 49 48 730

4 Magalieszicht View 1 186 6 099 6 099 5 490 234 20 12 870

5 Chelsea Close 868 4 095 4 095 3 210 –   – –

6 Draycott Place 1 665 8 211 8 211 6 050 389 23 21 395

7 Westminster 1 184 5 749 5 749 4 990 –   – –

8 Albury Park 6 1 440 7 518 7 050 5 430 355 25 19 525

9 Hydewest 1 132 5 470 5 470 3 980 –   – – 

10 Stand 155 Dunkeld West 1 045 5 280 5 280 3 690 1 045 100 59 043

11 Portland Place n/a 420 420 

MORNINGSIDE

Hyprop Investments Limited 12 Morning View Office Park 10 969 42 894 41 742 58 820 561 5 29 172

and Morningside Viewsites

Share Block (Proprietary)

Limited

Hyprop Investments Limited 13 Motswedi House 1 616 9 045 9 045 7 160 –   – –

50% interest in Oshbro 14 Residential property n/a 584 584 584

Investments 23

(Proprietary) Limited

3 4 5 6 7 8

9 10 12 13 15 16 17 18

1 2
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Name and Market

description Area of Group cost value at           Vacancy at Loss of

Name of company of property rentable space of properties year-end year-end income

2002 2001

(m2) R000 R000 R000 (m2) % R

WIERDA VALLEY

Hyprop Investments Limited 15 47 Wierda Road West 2 207 8 699 8 699 7 770 2 207 100 115 868

16 Linger Longer/ 597 3 459 3 458 4 560 –   – –

Turtle Creek Restaurant

17 Vodacom Park 5 101 14 256 14 256 27 960 –   – –

18 Sandton Place 3 372 18 041 18 041 13 180 –   – –

19 Wierda Gables 2 049 10 814 10 814 6 230 1 004 49 50 200 

SANDTON

20 Atholl Ridge 8 518 58 904 58 904 56 850 –   – –

PARKTOWN

21 60% undivided share in 3 012 6 607 6 607 6 570 214 7 10 165

Princess of Wales 

Terrace Office Block

22 Victoria Gate 2 355 7 649 7 649 6 010 –   – –   

ROSEBANK

23 Kuehne & Nagel House 3 260 10 820 10 807 9 010 –   – –

24 Arbath 580 2 380 2 380 2 470 –   – –   

SUNNINGHILL/RIVONIA

25 ACS House 1 743 7 487 7 486 6 490 229 13 12 595

26 Rivonia Gate 1 and 11 2 736 11 882 11 882 10 070 –   – –

27 Rivonia Service Station n/a 1 665 1 665 2 100

28 Belvedere Place 10 820 51 416 51 416 48 960 1 920 18 –   

MIDRAND

29 Howick Gardens 3 015 11 917 11 917 11 510 771 26 40 478

30 Kernick House 3 006 14 246 14 256 14 440 –   – –

31 Waterfall Close 3 766 15 641 15 641 15 660 1 338 36 70 245 

BRYANSTON

50% interest in Murinda 32 Residential property n/a 148 148

Investments (Proprietary)

Limited

SOUTHERN SUBURBS OF JOHANNESBURG

Hyprop Investments Limited 33 50,1% share in The Glen 45 000 147 483 95 255 161 823 169 – 16 934

19 20 21 23 24 25

26 28 29 30 31 33
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NOTICE OF ANNUAL GENERAL MEETING

Hyprop Investments Limited

Registration number 1987/005284/06

(“Hyprop” or “the company”)

NOTICE is hereby given that the annual general meeting of Hyprop

will be held at the offices of Hyprop, 3rd Floor North Block, Hyde Park

Corner Shopping Centre, Jan Smuts Avenue, on 18 June 2003 at

10:00 for the purposes of:

•  considering and adopting the annual financial statements of the

company for the year ended 31 December 2002;

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

cation, 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 2002 be and are hereby received and

adopted.”

Ordinary Resolution 2: Re-election of director

“Resolved that MS Aitken be re-elected as a director of

the company.”

Ordinary Resolution 3: Re-election of director

“Resolved that WE Cesman be re-elected as a director of the

company.”

Ordinary Resolution 4: Re-election of director

“Resolved that S Shaw-Taylor be re-elected as a director of the

company.”

Ordinary Resolution 5: Re-appointment of auditors

“Resolved that Grant Thornton Kessel Feinstein be re-appointed as

the auditors of the company.”

Ordinary Resolution 6: 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 7: 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 aforementioned 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 basis: 

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 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 shares in issue

at the date of application;

c) the maximum discount at which combined units may be issued for

cash is 10% of the weighted average traded 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; and

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 share of the company.”

In terms of the JSE listings requirements a 75% majority of the votes

cast by shareholders present or represented by proxy at the annual

general meeting must be cast in favour of Ordinary Resolution 7 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 on the

open market of the JSE;
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b) the number of combined units which may be acquired pursuant to

this authority in any financial year (which commenced 1 January

2003) may not in the aggregate exceed 20% of the company’s

share capital, as at the date of this notice of annual general

meeting;

c) 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;

d) repurchases may not take place within 40 days prior to the

publication by the company of its annual or interim results or while

the company is under cautionary announcement; and

e) after the company 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.”

In accordance with the requirements of section 5.94 of the JSE

listings requirements, 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 which may be purchased and the price at which the

repurchases may take place pursuant to the buyback general

authority, are of the opinion that for a period of 12 months after the

date of notice of this annual general meeting;

– the company will be able to pay its debts in the ordinary course

of business;

– the consolidated assets of the company fairly valued in accordance

with generally accepted accounting practice, will be in excess of

the consolidated liabilities of the company after the buyback;

– the share capital of the company will be adequate for the purpose

of the business of the company and its subsidiaries; and

– the working capital available to the company and its subsidiaries

will be adequate for the purposes of the business of the company

and its subsidiaries.

Reasons for and effects of Special Resolution 1

The reason for Special Resolution number 1 is to afford directors of

the company 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.

Ordinary Resolution 8: 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 and

7 and Special Resolution number 1, 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 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 the combined unitholder.

Combined unitholders who have dematerialised the share component

of their units and who wish to attend the general meeting in person

should request the CSDP to provide them with the necessary

authority in terms of their custody agreement with the CSDP.

Duly completed and signed (by the combined unitholder, or the CSDP

in the case of dematerialised combined units) proxy forms must be

lodged at the company’s transfer secretaries at the address below by

no later than 10:00 on 15 June 2003.

By order of the Board.

PG Prinsloo (BSc (QS))

Company Secretary
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Financial year-end 31 December

Publication of financial results February

Annual general meeting 18 June 2003

Annual report posted to combined unitholders May 2003

Interim report posted to combined unitholders August 2003

DISTRIBUTIONS

Interim September 2003

Final March 2004

SHARE ANALYSIS
FOR THE YEAR ENDED 31 DECEMBER 2002 
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Hyprop Investments Limited

Registration number 1987/005284/06

(“Hyprop” or “the company”)

For use at the annual general meeting on 18 June 2003 at 10:00.

I/We

of

being the registered holder of               combined units, do 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 and on my/our behalf at the annual general
meeting of the company to be held on 18 June 2003 at 10:00 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 2002

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

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

1.4 To authorise the signature of documentation

2 To pass special resolution 1 to enable the company and its subsidiaries to
purchase combined units of the company

3 Election of directors

3.1 To re-elect MS Aitken as a director of the company

3.2 To re-elect WE Cesman as a director of the company

3.3 To re-elect S Shaw-Taylor as a director of the company

4 Re-appointment of auditors

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

Signed this                                                   day of                                                                                                     2003

Signature

FORM OF PROXY
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NOTES

1 A combined unitholder entitled to attend and vote at the
annual general meeting may invite one or more persons as
his proxy to attend, speak and vote in his/her stead. A
proxy need not also be a combined unitholder of the
company.

2 If this proxy is signed under power of attorney, such
power of attorney unless previously registered with the
company, must accompany it.

3 Where there are joint registered holders of any combined
units, any one of such persons may vote at any meeting in
respect of such combined units as if he was solely entitled
to, but if more than one of such joint holders be present or
represented at any meeting, the one of the persons
whose name stands first in the register or his proxy shall
alone be entitled to vote. Several executors or
administrators of a deceased combined unitholder, in
whose names any combined units stand, shall be deemed
joint holders thereof.

4 The form of proxy must be completed and delivered to the
transfer secretaries, Computershare Investor Services
Limited, 9th Floor, 70 Marshall Street, Johannesburg 2001
(PO Box 1053 Johannesburg 2000) by no later than 10:00
on 15 June 2003.
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ADMINISTRATION

COMPANY SECRETARY
REGISTERED OFFICE AND BUSINESS ADDRESS
PG Prinsloo BSc (QS)

3rd Floor North Block

Hyde Park Corner 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 Kessel Feinstein

(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 (Proprietary) Limited

2 Arnold Road  Rosebank 2196

(PO Box 2087  Parklands 2121)

TRANSFER SECRETARIES
Computershare Investor Services Limited

9th Floor  70 Marshall Street  Johannesburg 2001

(PO Box 1053  Johannesburg 2000)

TRUSTEE FOR DEBENTURE HOLDERS
Edward Nathan & Friedland (Proprietary) Limited

4th Floor The Forum

2 Maude Street  Sandton 2196

(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)
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