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overview



A valuable portfolio comprising 27 properties and a disciplined approach 
to acquisitions based on underlying property fundamentals

Active asset management improving the quality of the portfolio and  
stabilising income 

Trading at a discount to NAV and an equity yield of 9.1%* while providing 
investors with exposure to a developed and stable economy

Approval granted to pursue ASX listing proposal

3* Investec calculations as at 5 November 2018; IAPF forward yields are pre-withholding tax and based on clean prices



Financial performance
In line with expectations
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2.0%
interim pre WHT 
distribution growth –
0.2% post WHT 
distribution growth

Sep-18 Mar-18

Gearing 36.2% 35.8%

Cost of funding 3.91% 3.68%

Hedge percentage 85.4% 87.1%

Debt expiry 4.0 years 3.2 years

Hedge expiry 5.7 years 6.2 years

NAV per unit AUD1.30 AUD1.29



Property performance
Quality portfolio supported by active asset management  
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7.8x
asset growth 
since listing

5.1
year WALE

3.3%
average escalations

285 587m2
GLA

99.0%
occupancy

Sep-18 Mar-18
27 26

Key metrics

number of properties

AUD1 013mn
portfolio value



ASX listing
Key strategic initiative
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• Approval granted to pursue ASX listing proposal within a 12 month window 
(Sep-18 to Sep-19) 

• Timing dependent on:
− market conditions and Australian peer set trading metrics
− identifying an appropriate asset acquisition 
− available windows given IAPF’s closed periods and Australian REIT 

reporting seasons

• Maintaining a disciplined approach to potential acquisitions is key — must be 
the right asset at the right price



ASX listing (cont)
M&A activity has accelerated, mainly focused in office and industrial
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• 2018 has seen a notable increase in M&A activity, with four live deals yet to 
play out:

• acquisition of IOF (office) by Oxford Properties
• acquisition of FLK (diversified) by Charter Hall Group
• acquisition of AOF (office) by Starwood Group
• takeover of PLG (industrial) by ESR Real Estate

• Historically, the average premium to NTA is 10% on successful M&A deals 
whilst the average premium to the undistributed price is 13-15% to get a real 
estate takeover done



Aust ra l i a  P roper ty  Fund

market update



Solid growth is expected to continue in 2019
28 years of positive GDP growth

9Source: Australian Bureau of Statistics, JLL Research, Deloitte Access Economics (2Q18)

• All states forecasting positive 
growth

• Australia benefiting from 
diversified state economies

• Positive GDP growth from 1990 
to 2018

• RBA forecasting GDP growth of 
3.0% + through 2019 
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Australian property landscape
Investor appetite remains strong based on sound underlying fundamentals

10Source: JLL Research
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• Industrial transaction volumes down 
on previous years

• Occupier demand remains strong

• Office vacancy rates have tightened

• Offshore investors account for 38% 
of transaction volume



Australian property landscape (cont) 
Strong asset base in prime and grade A assets throughout the region
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Modest yield compression due to continued investor 
demand for grade A office properties
Capitalisation rates for office properties have 
stabilised. Continued demand for industrial assets is 
driving down capitalisation rates

Market for industrial assets has remained stable, 
however investor appetite for high quality and well 
located assets remains high

Capitalisation rates for both office and industrial assets 
remain relatively unchanged since March 2018. This is 
consistent with the overall market in Victoria
Industrial market has remained stable and 
capitalisation rates relatively static. Investor demand 
continues to focus on prime assets 
Office market shows continued firming of capitalisation 
rates for good quality assets located in the CBD
Industrial market has remained stable over the period
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78% total return since listing
IAPF vs ZAR / AUD exchange rate

12
* Return calculation based on listing price of ZAR 9.42 and takes into account ZAR equivalent of all pre-WHT distributions paid out to date
Source: Bloomberg as at 5 November 2018

• Delivered a 29.8% capital return in ZAR (19.6% return in AUD and 10.2% currency return)
• Declared distributions of 457.05 ZAR cents (pre-WHT), equating to an income return of 48.6%*
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Relative price performance since listing
IAPF vs Australian and South African REIT indices

13Bloomberg: as at 5 November 2018
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property portfolio



Property portfolio
Maintaining disciplines and continued focus on active asset management

15



Acquisitions
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Limited activity during the period

36–42 Hydrive Close, Dandenong South

Tenant | Brickwood

Purchase price
AUD 19 450 000

Acquisition date GLA
April 2018 14 635m²
Occupancy Purchase yield
100% 6.3%

• WALE of 7.1 years
• Tenant is a subsidiary of ASX-

listed Pact Group
• Logistics/warehouse use
• Close proximity to significant 

infrastructure projects
• Increased exposure to Victoria, 

one of Australia’s best performing 
economies



Leasing activity
9% of the portfolio by area transacted since 1 April 2018

17

• Continuing focus on tenant 

engagement and extending 

leases in advance of 

contractual expiries where 

appropriate

• Over 24 800m² leased or 

subject to signed HoAs since 

1 April 2018

• 66 Glendenning Road, Sydney 

extended for a further 10 years 

over 16 461m²

Signed leases GLA (m²) WALE (years) Escalations (%)
Replacement leases / renewals

Office 4 377 4.7 2.24

Industrial 16 461 10.0 3.00

Letting of vacancy

Office 2 442 5.9 3.56

Total signed leases 23 280 6.4 2.74
Signed HOAs GLA (m²) WALE (years) Escalations (%)
Replacement leases / renewals

Office 1 054 2.5 3.50

Letting of vacancy

Office 488 5.9 3.50

Total signed HOAs 1 542 3.3 3.50
Total 24 822 6.1 2.83

3 045m² 1 626m² 0m² 0m² 2 442m² 2 229m²
+ + - - =Opening 

vacancy*

Expiries 

/cancellations

Acquired 

vacancy

Replacement

/renewals

Vacancy 

Let
Closing 

vacancy

* The opening vacancy has been increased by 10m² due to area changes at 324 Queen Street, Brisbane 



Lease expiry profile 
99.0% occupancy and 48.7% of leases expiring after five years
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• Low existing vacancy of 1.0% 

• FY19 expiries reduced to 0.2%

• Majority of FY20 expiries 
concentrated in NSW

• Almost half of FY21 expiries 
concentrated in Victoria

• WALE of 5.1 years

* Lease expiry profile includes signed leases but not signed heads of agreement
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Sustainability and CSI 
A social conscience and giving back to our community

19
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Key financial metrics
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Reviewed six 
months to 

30 September
2018

Reviewed six 
months to 

30 September
2018

+/-

Distribution (AUDmn) 24.2 21.3 13.8%

Interim distribution per unit pre WHT (cents) 5.05 4.95 2.0%

Interim distribution per unit post WHT (cents) 4.65 4.64 0.2%

Reviewed six 
months to 

30 September
2018

Audited
as at

31 March
2018

+/-

Portfolio size (AUDmn) 1 013.4 986.7 2.7%

NAV per unit (cents) 130.10 128.94 0.9%

Financial 
results 
underpinned 
by stable 
base portfolio 
and active 
asset 
management   

Results in line with guidance



Base portfolio
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Reviewed 
six months to 
30 September 

2018 
(AUDmn)

Reviewed 
six months to
30 September

2017 
(AUDmn) +/-

Base rental income 30.9 30.0 2.9%

Base net outgoings (1.2) (0.7) 60.0%

Base other property expenses (0.5) (0.6) (10.0%)

Base net property income 29.2 28.7 1.7%

Acquisitions 5.3 - n/a

Net property income 34.5 28.7 20.2%

Improvement in 
WALE and 
vacancy in the 
base portfolio 
for the year

Base portfolio continues to underpin revenue growth



Distribution growth (pre WHT)
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Debt management
Active balance sheet management by extending shorter term debt expiries
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Key indicators 30-Sep-18 31-Mar-18
Drawn debt AUD367mn AUD360mn
Gearing 36.2% 35.8%
Weighted average debt cost 3.91% 3.68%
Weighted average debt maturity 4.0 years 3.2 years
Percentage of debt hedged 85.4% 87.1%
Weighted average hedge maturity 5.7 years 6.2 years

• Debt book restructured to push 
out Mar-20 and Mar-21 expiries

• Weighted debt expiry extended by 
one year

• Strong balance sheet with 
historically low interest rates 
locked in for 5.7 years
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Aust ra l i a  P roper ty  Fund

conclusion



Conclusion

• Exposure to a stable and growing economy
• Maintaining disciplines in a competitive market
• Buying value and looking to create value through active asset management
• Strong portfolio total return not reflected in unit price
• On the pathway to an ASX listing



Aust ra l i a  P roper ty  Fund

appendix



Fund snapshot

28

Market capitalisation ZAR 5.8b / AUD 572mn* 
Unit price ZAR 12.21
NAV per unit ZAR 13.28*

Premium to NAV (9%)

No. of properties 27
GLA 285 587m2

Vacancy 1.0%
WALE (years) 5.1
In-force escalations 3.3%
Asset value AUD 1 013mn

No. of properties 12
GLA 139 991m2

Vacancy 1.3%
WALE (years) 4.5
In-force escalations 3.3%
Asset value AUD 774mn

No. of properties 15
GLA 145 596m2

Vacancy 0%
WALE (years) 6.7
In-force escalations 3.2%
Asset value AUD 239mn

INDUSTRIAL

OFFICE

PROPERTY PORTFOLIO

* Based on ZAR/AUD exchange rate of ZAR 10.21 and unit price of 12.21 as at 5 November 2018

AS AT 5 NOVEMBER 2018



Inward listed companies forward yields

29Source: Bloomberg as at 2018/11/02, Investec calculations
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Income statement

30

Reviewed 
six months to

30 September 2018 
(AUDmn)

Reviewed
Six months to

30 September 2017 
(AUDmn)

Revenue, excluding straight-line rental revenue adjustment 43.6 34.8
Straight-line rental revenue adjustment 1.4 1.9
Revenue 45.0 36.7

Property expenses (9.2) (6.1)
Net property income 35.8 30.6

Other operating expenses (3.3) (2.7)
Operating profit 32.5 27.9

Fair value adjustments 4.2 27.5
Finance costs (7.1) (4.7)
Finance income 0.0 0.0
Other income 0.2 0.0
Total comprehensive income attributable to unitholders 29.8 50.7



Office performance
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Reviewed 
six months to
30 September 

2018 
(AUDmn)

Reviewed 
six months to
30 September 

2017 
(AUDmn) +/-

Base rental income 19.4 19.0 2.1%

Base recoverable outgoings 3.5 3.1 13.4%

Base gross income 22.9 22.1 3.7%
Base outgoings expenses (4.7) (3.8) 22.4%

Base other property expenses (0.3) (0.4) (18.0%)

Base gross expenses (5.0) (4.2) 19.0%
Base net property income 17.9 17.9 0.1%
Acquisitions 4.0 - -

Net property income 21.9 17.9 22.6%
Average in-force escalations 3.3% 3.5% –

WALE (by income) 4.5 years 4.2 years 0.3 years

Vacancy (%) 1.3% 2.2% (0.9%)

Improving 
WALE and 
occupancy in 
office portfolio 
for the year

Strong leasing activity and increasing WALE



Industrial performance
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WALE increased through acquisitions and active asset management during the period

Reviewed 
six months to
30 September 

2018 
(AUDmn)

Reviewed 
six months to
30 September 

2017 
(AUDmn) +/-

Base rental income 11.5 11.0 4.4%
Base recoverable outgoings 2.0 1.7 21.8%
Base gross income 13.5 12.7 6.7%
Base outgoings expenses (2.0) (1.7) 21.8%
Base other property expenses (0.3) (0.3) 7.2%
Base gross expenses (2.3) (2.0) 19.8%
Base net property income 11.2 10.8 4.3%
Acquisitions 1.3 - -
Net property income 12.5 10.8 15.9%
Average in-force escalations 3.2% 3.2% –
WALE (by income) 6.7 years 5.8 years 0.9 years
Vacancy (%) 0% 0% –

Long WALE 
and 0% 
vacancy in 
Industrial 
portfolio



Distribution reconciliation
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Reviewed 
six months to

30 September 2018 
(AUDmn)

Reviewed 
six months to

30 September 2017 
(AUDmn)

+/-

Profit 29.8 50.7
Less: straight line rental adjustment (1.4) (1.9)
Less: net fair value adjustments (4.2) (27.5)
Total interim distribution 24.2 21.3
Number of units 478.8 429.3

cpu cpu
Interim distribution per unit pre WHT 5.05 4.95 2.0%
Interim distribution per unit post WHT 4.65 4.64 0.2%



Balance sheet
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Reviewed as at 
30 September 2018 (AUDmn)

Audited as at 
31 March 2018 (AUDmn)

+/-
%

Assets
Investment property 1 013.4 986.7 2.7%

Cash and equivalents 7.9 7.2 9.7%

Derivative financial instruments 1.0 1.0 7.3%

Other assets 5.3 3.8 40.9%

Total assets 1 027.6 998.6 3.1%
Unitholders' interest
Contributed equity 515.2 515.2 0.0%

Retained earnings 107.7 102.2 5.5%

Liabilities
Long term liabilities 366.1 342.4 6.9%

Derivative financial instruments 1.7 2.0 (14.5%)

Trade and other payables 12.5 12.5 0.1%

Distribution payable 24.4 24.3 0.3%

Total equity and liabilities 1 027.6 998.6 2.9%
Net asset value per unit (cents) 130.1 128.9 0.9%



Asset growth and gearing
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Geographical spread
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GLA RevenueAsset value
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Sectoral spread
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49%51%

76%

24%

77%

23%

GLA RevenueAsset value

49%51%
Office Industrial



Our property landscape 
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WESTERN AUSTRALIA – 1
SOUTH AUSTRALIA – 1

QUEENSLAND 3 2
NEW SOUTH WALES 5 4

ACT 1 4
VICTORIA 2 3

NEW ZEALAND 1 –
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Disclaimer

The material in this presentation has been prepared by Investec Property Limited ABN 93 071 514 246 (Investec Property) and is general background information about the activities of the Investec Australia Property Fund 

ARSN 162 067 736 (the Fund) and the Fund’s activities current as at the date of this presentation. This information is given in summary form and does not purport to be complete. 

Information in this presentation, including forecast financial information, should not be considered as advice or a recommendation to investors or potential investors in relation to holding, purchasing or selling securities or 

other financial products or instruments and does not take into account your particular investment objectives, financial situation or needs. 

Before acting on any information you should consider the appropriateness of the information having regard to these matters, any relevant offer document and in particular, you should seek independent financial advice.

All securities and financial product or instrument transactions involve risks, which include (among others) the risk of adverse or unanticipated market, financial or political developments and, in international transactions, 

currency risk. Past performance is not a reliable indicator of future performance.

This presentation may contain forward looking statements including statements regarding our intent, belief or current expectations with respect to Investec Property and the Fund’s activities and operations, market 

conditions, results of operation and financial condition, specific provisions and risk management practices. 

The forward looking statements contained in the presentation are based on the assumptions that the macro-economic environment will not deteriorate markedly, no tenant failures will occur and budgeted renewals will be 

concluded. Budgeted rental income was based on in force leases, contractual escalations and market-related renewals.

Readers are cautioned not to place undue reliance on these forward looking statements. Investec Property does not undertake any obligation to publicly release the result of any revisions to these forward looking 

statements to reflect events or circumstances after the date hereof to reflect the occurrence of unanticipated events. 

While due care has been used in the preparation of forecast information, actual results may vary in a materially positive or negative manner. Forecasts and hypothetical examples are subject to uncertainty and 

contingencies outside the control of Investec Property and the Fund. Past performance is not a reliable indication of future performance. 

Unless otherwise specified all information is for the period to 30 September 2018. Certain financial information in this presentation is prepared on a different basis to the Fund’s Financial Report, which is prepared in 

accordance with Australian Accounting Standards. Where financial information presented within this presentation does not comply with Australian Accounting Standards, reconciliation to the statutory information is 

provided. 

This report provides further detail in relation to key elements of the Fund’s financial performance and financial position. Any additional financial information in this presentation which is not included in the Fund’s Financial 

Report was not subject to independent audit or review by KPMG.

Investec Australia Property Fund is incorporated and registered in Australia in terms of ASIC (ARSN 162 067 736)

The material in this presentation relates to the portfolio of Investec Australia Property fund, which is a Registered for distribution as a foreign collective investment scheme in terms of Section 65 of the Collective Investment 

Schemes Control Act No. 45 of 2003 and operated by Investec Property Limited (ACN 071 514 246; AFSL 290 909)

Investec Property is the issuer of units in the scheme. Investments in the scheme are not deposits with, or other liabilities of, any Investec Group entity (including Investec Property, Investec Australia Limited and any other 

subsidiaries, affiliates, employees or agents) and are subject to investment risk, including possible delays in repayment and loss of income and capital invested. Past performance is not necessarily a guide to future 

performance. Returns and benefits are dependent on the performance of underlying assets and other variable market factors and are not a guarantee. Exchange rate fluctuations may have an adverse effect on the value of

certain investments. No member of the Investec Group guarantees any particular rate of return or the performance of the scheme, nor do they guarantee the repayment of capital from the scheme. The recipient 

acknowledges that the Investec Group will have no liability whatsoever (to the maximum extent permitted by law) to the recipient in connection with this document, the information, or any investment or financial decision 

made in relation to the matters discussed herein, or any due diligence by the recipient; and the recipient releases the Investec Group from any loss, damage claim, action, liability (including without limitation for negligence), 

cost and expenses in connection with the contents, use or assessment of this document or any other oral or written representation made in connection with its contents by the Investec Group.

The scheme is regulated in Australia and is approved by the FSCA in South Africa as a foreign collective investment scheme. The scheme is listed on the JSE Limited.


