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Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Director's Report

Nature of the business
Texton is a JSE-listed real estate investment trust (“REIT”) that offers shareholders access to global direct and indirect real
estate investments, which aim to deliver sustainable, risk-adjusted returns. The companies direct property portfolio is
valued at R1.3 billion as at 30 June 2026 (2025: R1.2 billion) and our international indirect property investment portfolio
amounts to R37.5 million (2025: R47.3 million). The direct property portfolio includes commercial and retail properties.

Subsidiary Location % owned
Discus House Proprietary Limited South Africa 100%
Imperial Comm Props Proprietary Limited South Africa 100%
Investage 183 Proprietary Limited South Africa 100%
Nungu Trading 88 Proprietary Limited South Africa 100%
TexStores Propriety Limited South Africa 100%
US TP Investments 1 LLC United States of

America
100%

Texton Property Investments UK Limited United Kingdom 100%

Indirectly held subsidiaries- Held by Texton Property Investments UK:
TPI UK No2 Limited United Kingdom 100%
TPI UK No1 Limited United Kingdom 100%
TPI Canvas LP United States of

America
99.5%

Controlled entities
Vunani Property Investment Trust South Africa 100%

Financial results
The detailed financial results are fully set out in the company financial statements.

Going concern
The directors considered the REIT’s portfolio of income-generating properties, contracted lease escalations, tenant retention
levels, and diversified sectoral and geographic exposure. The directors also evaluated the Group’s liquidity position, access to
committed banking facilities, and ongoing compliance with REIT regulatory and debt covenant requirements.

During this assessment, it was noted that the Company's current liabilities exceed its current assets, due to a banking facility
falling due in January 2027 and related party loans.

The Company will engage with relevant bank regarding the renewal of the facility. The Group has a successful track record of
renewing facilities with its banking partners and at the date of this report there is no reason to believe that the facility will not
be renewed. In addition, there are no covenant breaches and the Group has sufficient cash and undrawn facilities available to
settle the outstanding amount.

A substantial portion of the current liabilities consists of loans from two wholly owned subsidaries, Investage 183 Pty and
Imperial Prop Comms Ltd. Since these loans originate from entities that are fully owned by the Company, the Directors confirm
the loans will not be repaid within the next 12 months.
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Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Director's Report

Banking facilities
Texton has unlimited borrowing powers in terms of the Memorandum of Incorporation ("MOI"), but the company has
maintained its debt levels below 60% of its gross asset value in accordance with the JSE Listing Requirements for REIT’s. The
company is also subject to certain financial covenants with the strictest being a 50% loan-to-value covenant on its bank
borrowings. The companies overall debt was R649 million (2025: R668 million) at the reporting date as detailed in note 14 of
the annual financial statements.

Events after the reporting date
Subsequent to year-end, the Group signed sale agreements for the disposal of two properties located in Greenstone,
Johannesburg. The sale value agreed for Greenstone Office Building 15 amounted to R10.8m and Greenstone Office Building 9
amounted to R23.4m. The agreements were signed on 11 and 20 July 2026, respectively and each were subject to a number of
conditions precedents, most notable due diligence periods in favour of the purchasers and final Group board approvals. As at
the date of issuing the financial statements, all conditions were fulfilled and the transaction will be completed in due course.

Declaration of dividend
The Board of directors of Texton (“the Board”) is pleased to announce that Texton has declared a final dividend of 18.45 cents
(2025: 20.13 cents*) per share for the year ended 30 June 2026.
*refers to the dividend declared in April 2025

Salient dates 2026
Declaration date Friday, 25 September 2026
Last day to trade cum dividend Tuesday, 20 October 2026
Trading ex-dividend commences Wednesday, 21 October 2026
Record date Friday, 23 October 2026
Payment date Monday, 26 October 2026

Changes to the Board
No changes were made to the board during the current financial year.

Company secretary
CorpStat Governance Services Propriety Limited, represented by William Somerville, continued to act company secretary
during the year under review.

Stated capital
The authorised shares of the company consist of 2 000 000 000 (two billion) ordinary shares of the same class and no par value.
Total shares in issue amounts to 330 059 664 (2025: 330 059 664).

Auditors
BDO South Africa Incorporated will be recommended to shareholders at the annual general meeting to continue in office in
accordance with Section 90(1) of the Companies Act.

Litigation
The directors are not aware of any legal or arbitration proceedings that have commenced, are pending, have been threatened,
or may have a material impact on the results of the company.
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 INDEPENDENT AUDITOR’S REPORT 
To the Shareholders of 
Texton Property Fund Limited 

Report on the Audit of the Separate Financial Statements  

Opinion  

We have audited the separate financial statements of Texton Property Fund Limited (“the company”) set out on pages 
12 to 70, which comprise the separate statement of financial position as at 30 June 2026, and the separate statement 
of profit or loss and other comprehensive income, the separate statement of changes in equity and the separate 
statement of cash flows for the year then ended, and notes to the separate financial statements, including material 
accounting policy information.  

In our opinion, the separate financial statements present fairly, in all material respects, the separate financial position 
of Texton Property Fund Limited as at 30 June 2026, and its separate financial performance and separate cash flows for 
the year then ended in accordance with IFRS Accounting Standards as issued by the International Accounting Standards 
Board and the requirements of the Companies Act of South Africa. 

Basis for Opinion 

We conducted our audit in accordance with International Standards on Auditing (ISAs). Our responsibilities under those 
standards are further described in the Auditor’s Responsibilities for the Audit of the Separate Financial Statements 
section of our report. We are independent of the company in accordance with the Independent Regulatory Board for 
Auditors’ Code of Professional Conduct for Registered Auditors (IRBA Code), as applicable to audits of financial 
statements of public interest entities, and other independence requirements applicable to performing audits of financial 
statements in South Africa. We have fulfilled our other ethical responsibilities in accordance with the IRBA Code and in 
accordance with other ethical requirements applicable to performing audits in South Africa. The IRBA Code is consistent 
with the corresponding sections of the International Ethics Standards Board for Accountants’ International Code of 
Ethics for Professional Accountants (including International Independence Standards). We believe that the audit 
evidence we have obtained is sufficient and appropriate to provide a basis for our opinion. 

In terms of the IRBA Rule on Enhanced Auditor Reporting for the Audit of Financial Statements of Public Interest Entities, 
published in Government Gazette No. 49309 dated 15 September 2023 (EAR Rule), we report: 

Final Materiality 

Key Audit Matters 

Key audit matters are those matters that, in our professional judgement, were of most significance in our audit of the 
separate financial statements of the current year. These matters were addressed in the context of our audit of the 
separate financial statements as a whole, and in forming our opinion thereon, and we do not provide a separate opinion 
on these matters.  

In terms of the EAR Rule, we are required to report the outcome of audit procedures or key observations with respect 
to the key audit matters and these are included below.  

 

Overall materiality R29,177,588 

1.25% of Total Company Assets 

Rationale for benchmark  
applied 

We determined materiality for the separate financial statements as a whole at 
R29.177 million, representing 1.25% of total company assets. We selected total 
company assets as the benchmark because the company is principally engaged in 
property investment and users’ assessments are significantly influenced by the 
scale and value of its investment property and broader asset base. In determining 
the percentage applied to the benchmark, we exercised professional judgment 
having regard to the company’s listed status, ownership and financing structure, 
the nature of its operations, and the expected sensitivity of users of the separate 
financial statements to misstatements. 
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Key audit matter How our audit addressed the key audit matter 

Valuation of Investment Property 
– Note 5 

 

The company’s investment 
property portfolio contains only 
property in South Africa, with a 
total fair value in the separate 
statement of financial position of 
R1 311 million as at 30 June 2026 
(R1 284 million: 2025). 

 

The company's policy is to have 
at least one-third of its 
properties externally valued by 
independent valuers each year 
and the remaining properties are 
valued internally by the 
management of the company 
using a methodology that is 
similar to that used by the 
independent valuers. 

 

The fair value of each property is 
determined by calculating its net 
present value by discounting 
forecast future net cash flows 
and a residual value at the end of 
the cash flow projection period 
by the discount rate of each 
property. The discount rate used 
to determine the fair value of 
each property is assessed with 
reference to observable inputs. 
The capitalisation rate is 
dependent on a number of 
factors including location, asset 
class, market conditions and the 
risk inherent in the property. 

 

The valuation of investment 
property was considered to be a 
matter of most significance in our 
audit of the separate financial 
statements for the year ended 30 
June 2026, due to the 
significance of the balance, the 
significance of the estimates and 
the level of judgement involved. 

The audit procedures we performed included, amongst others, the following: 

 

• We assessed the design and tested the implementation of relevant 
controls over the valuation process; 

• We assessed the competency, capabilities and objectivity of 
management’s external valuation experts (“management’s 
experts”). This included inspecting professional qualifications, 
registrations and scope of the work performed. We identified no 
aspects in this regard which required further consideration; 

 

• We inspected the valuation reports for the properties valued by 
management, and management’s experts in the current year, to 
assess whether the valuation approach was in accordance with IFRS 
Accounting Standards as issued by the International Accounting 
Standards Board, whether it was consistent with the prior financial 
year, and whether it is considered suitable for use in determining 
the fair value. We found the valuation methodologies applied to be 
consistent with the requirements of IFRS Accounting Standards and 
with generally accepted valuation approaches for the relevant 
property classes; 

• We agreed the recorded fair values of investment properties to the 
applicable external valuation reports or management’s internal 
valuation models, as relevant. No material exceptions were noted; 

• We assessed the key assumptions used in the determination of fair 
values for all South African properties as follows: 

o The forecast revenue applied in the first year of the 
discounted cash flow (“DCF”) was assessed for 
reasonableness. This was performed by agreeing the actual 
revenue per the property management system to the 
amounts used in the DCF model. For a sample, the inputs 
within the property management system used to generate 
the revenue forecast were agreed to underlying signed 
rental agreements. Based on the procedures performed, 
the forecast rental revenue applied in the DCF models was 
within a range we considered reasonable; 

o We assessed the first-year forecast operating costs by 
comparing them with current-year actual costs, approved 
budgets, contractual information and available post-year-
end information, where applicable; 

o We assessed the reasonableness of revenue and expense 
growth rates subsequent to the initial forecast year based 
on our knowledge of the properties obtained through 
research, and by comparing to available industry data for 
similar investment properties; and 

o We assessed the reasonableness of the discount and exit 
capitalisation rates applied by comparing them with 
available market data for comparable investment 
properties. 

• We have tested the mathematical accuracy of the DCF models, by 
reperforming the calculations. No material exceptions were noted; 
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 • In addition to the above, we selected properties based on a risk 
assessment performed, and requested an external, independent 
auditor’s valuation expert to independently assess and conclude on 
the reasonableness of the: 

o Forecast revenue applied in the discounted cash flow 
(“DCF”) models; 

o Future growth in operating cost applied in the DCF models; 

o Revenue and expense growth rates in the DCF models, 
subsequent to the initial forecast year; and 

o Discount, exit and capitalisation rates applied by 
management and management’s expert respectively. 

• We evaluated the adequacy of the disclosures in the separate 
financial statements relating to the valuation of investment 
properties against the requirements of IFRS Accounting Standards as 
issued by the International Accounting Standards Board. 

Other Information 

The directors are responsible for the other information. The other information comprises the information included in 
the documents titled “Texton Property Fund (Registration Number 2005/019302/06) Separate Annual Financial 
Statements for the year ended 30 June 2026” and “Texton Property Fund (Registration Number 2005/019302/06) 
Consolidated Annual Financial Statements for the year ended 30 June 2026”, which includes the Directors’ Report, the 
Audit Committee’s Report and the Company Secretary’s Certificate as required by the Companies Act of South Africa, 
which we obtained prior to the date of this report, and the Texton Property Fund Integrated Annual Report 2026, which 
is expected to be made available to us after that date. The other information does not include the consolidated or the 
separate financial statements and our auditor’s reports thereon. 

Our opinion on the separate financial statements does not cover the other information and we do not and will not 
express an audit opinion or any form of assurance conclusion thereon.  

In connection with our audit of the separate financial statements, our responsibility is to read the other information 
and, in doing so, consider whether the other information is materially inconsistent with the separate financial 
statements or our knowledge obtained in the audit, or otherwise appears to be materially misstated. If, based on the 
work we have performed, we conclude that there is a material misstatement of this other information, we are required 
to report that fact. We have nothing to report in this regard. 

Responsibilities of the Directors for the Separate Financial Statements 

The directors are responsible for the preparation and fair presentation of the separate financial statements in 
accordance with IFRS Accounting Standards as issued by the International Accounting Standards Board and the 
requirements of the Companies Act of South Africa, and for such internal control as the directors determine is necessary 
to enable the preparation of separate financial statements that are free from material misstatement, whether due to 
fraud or error.  

In preparing the separate financial statements, the directors are responsible for assessing the company’s ability to 
continue as a going concern, disclosing, as applicable, matters related to going concern and using the going concern 
basis of accounting unless the directors either intend to liquidate the company or to cease operations, or have no 
realistic alternative but to do so.  

Auditor’s Responsibilities for the Audit of the Separate Financial Statements 

Our objectives are to obtain reasonable assurance about whether the separate financial statements as a whole are free 
from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes our opinion. 
Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted in accordance with 
ISAs will always detect a material misstatement when it exists.  

Misstatements can arise from fraud or error and are considered material if, individually or in the aggregate, they could 
reasonably be expected to influence the economic decisions of users taken on the basis of these separate financial 
statements.  

As part of an audit in accordance with ISAs, we exercise professional judgement and maintain professional scepticism 
throughout the audit. We also:  

• Identify and assess the risks of material misstatement of the separate financial statements, whether due to fraud or 
error, design and perform audit procedures responsive to those risks, and obtain audit evidence that is sufficient and 
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 appropriate to provide a basis for our opinion. The risk of not detecting a material misstatement resulting from fraud 
is higher than for one resulting from error, as fraud may involve collusion, forgery, intentional omissions, 
misrepresentations, or the override of internal control.  

• Obtain an understanding of internal control relevant to the audit in order to design audit procedures that are 
appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the 
company’s internal control.  

• Evaluate the appropriateness of accounting policies used and the reasonableness of accounting estimates and related 
disclosures made by the directors.  

• Conclude on the appropriateness of the directors' use of the going concern basis of accounting and based on the audit 
evidence obtained, whether a material uncertainty exists related to events or conditions that may cast significant 
doubt on the company's ability to continue as a going concern. If we conclude that a material uncertainty exists, we 
are required to draw attention in our auditor's report to the related disclosures in the separate financial statements 
or, if such disclosures are inadequate, to modify our opinion. Our conclusions are based on the audit evidence 
obtained up to the date of our auditor's report. However, future events or conditions may cause the company to 
cease to continue as a going concern.  

• Evaluate the overall presentation, structure and content of the separate financial statements, including the 
disclosures, and whether the separate financial statements represent the underlying transactions and events in a 
manner that achieves fair presentation.  

We communicate with the directors regarding, among other matters, the planned scope and timing of the audit and 
significant audit findings, including any significant deficiencies in internal control that we identify during our audit.  

We also provide the directors with a statement that we have complied with relevant ethical requirements regarding 
independence, and to communicate with them all relationships and other matters that may reasonably be thought to 
bear on our independence, and where applicable, actions taken to eliminate threats or safeguards applied.  

From the matters communicated with the directors, we determine those matters that were of most significance in the 
audit of the separate financial statements of the current year and are therefore the key audit matters. We describe 
these matters in our auditor's report unless law or regulation precludes public disclosure about the matter or when, in 
extremely rare circumstances, we determine that a matter should not be communicated in our report because the 
adverse consequences of doing so would reasonably be expected to outweigh the public interest benefits of such 
communication.  

Report on Other Legal and Regulatory Requirements 

Audit Tenure  

In terms of the IRBA Rule published in Government Gazette No. 39475 dated 4 December 2015, we report that BDO 
South Africa Incorporated has been the auditor of Texton Property Fund Limited for 6 years.  

 

BDO South Africa Incorporated 

Registered Auditors 

 

Stephan Cillié 

Director 

Registered Auditor 

 

25 September 2026 

 

123 Hertzog Boulevard 

Foreshore 

Cape Town, 8001 

BDO South Africa Incorporated (Sep 25, 2026 12:52:17 GMT+2)
BDO South Africa Incorporated

https://secure.eu1.documents.adobe.com/verifier?tx=CBJCHBCAABAAhm-drHFFyZUhKpPGO1FaW3ZQPWi755_2


Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Statement of Financial Position
Company

Notes
2026

R `000
2025

R `000

Assets
Non-current assets 2,109,550 2,278,588
Investment property 5 1,311,162 1,283,577
Equipment 6 4,556 4,782
Tenant installation 7 2,390 3,651
Investments in subsidiaries 36 727,575 909,259
Unlisted investments 13 37,577 47,365
Lease commissions 8 1,948 2,263
Loans to subsidaries 17 24,342 27,691

Current assets 224,657 238,705
Trade and other receivables 9 15,045 13,694
Dividends receivable 28,031 40,024
Income tax receivable 18 18
Loans to subsidiaries 17 163,675 172,063
Cash and cash equivalents 11 17,888 12,906

Total assets 2,334,207 2,517,293

Equity and liabilities
Equity 1,409,799 1,578,004
Share capital 12 2,515,747 2,726,058
Accumulated loss (1,112,525) (1,152,555)
Share based payment reserve 38 6,577 4,501

Non-current liabilities 497,152 630,043
External loans and derivative financial instruments 14 494,050 626,941
Deferred tax 15 3,102 3,102

Current liabilities 427,256 309,246
External loans and derivative financial instruments 14 155,634 42,037
Trade and other payables 16 28,997 26,779
Loans from subsidiaries 17 242,625 240,430

Total equity and liabilities 2,334,207 2,517,293
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Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Statement of Profit or Loss and Other Comprehensive Income
Company

Notes
2026

R `000
2025

R `000

Investment property income 18 187,990 178,756
Straight-line rental adjustment (4,241) (2,991)
Property income 183,749 175,765
Impairment loss on trade receivables (2,851) (4,518)
Property expenses 20 (86,505) (77,936)
Net property income 94,393 93,311
Other income 22 9,328 8,963
Dividends received from subsidiaries 19 28,031 40,024
Administrative expenses (38,249) (36,039)
Foreign exchange losses (2,667) (697)
Operating profit 90,836 105,562
Impairment loss on intercompany loans 17 (4,209) (3,131)
Finance income 23 9,183 14,944
Finance costs 24 (60,919) (72,626)
Fair value adjustments 25 4,199 84,620
Reversal of impairment of investment in subsidiaries 940 -
Profit for the year 40,030 129,369

Total comprehensive income for the year 40,030 129,369
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Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Statement of Changes in Equity

Share capital
R `000

Foreign
currency
translation
reserve
R `000

Share based
payment
reserve

Accumulated
loss

R `000
Total
R `000

Balance at 1 July 2024 2,992,391 - 1,232 (1,149,050) 1,844,573
Share based payment transaction - - - - -
Total comprehensive income for the year - - - 129,369 129,369
Profit for the year - - - 129,369 129,369
Dividends recognised as distributions to shareholder - - - (132,874) (132,874)
Rights Issue (97) - - - (97)
Transaction costs relating to prior year rights issue (97) - - - (97)
Return of contributed tax capital (266,236) - - - (266,236)
Share based payment transaction 3,269 3,269
Balance at 30 June 2025 2,726,058 - 4,501 (1,152,555) 1,578,004

Balance at 1 July 2025 2,726,058 - 4,501 (1,152,555) 1,578,004
Share based payment transaction - - - -
Total comprehensive income for the year - - - 40,030 40,030
Profit for the year - - - 40,030 40,030
Return of contributed tax capital (210,311) - - - (210,311)
Share based payment transaction - - 2,076 - 2,076
Balance at 30 June 2026 2,515,747 - 6,577 (1,112,525) 1,409,799
Notes 12 38
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Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Statement of Cash Flows

Notes
2026

R `000
2025

R `000

Cash flows from operating activities
Cash generated by operations 27 80,160 73,115
Interest received 1,257 6,513
Interest paid (21,806) (40,013)
Dividends paid 29 - (132,874)
Dividends received 23 - 22
Net cash inflow/(outflow) from operating activities 59,611 (93,237)
Cash flows from investing activities
Additions to property, plant and equipment 6 (1,791) (1,301)
Proceeds on disposal of property, plant and equipment 14 -
Additions to investment property 5 (12,297) (4,112)
Proceeds on disposal of investment property classified as held for sale 10 - 4,800
Investment in Unlisted Investments 13 (1,507) -
Return of Investment 37 583 2,435
Loans repaid by subsidiaries 17 57,508 49,619
Loans advanced to subsidiaries 17 (24,725) (3,261)
Commission paid 8 (874) (1,104)
Vendor finance repayment - 29,060
Return from Investment in Subsidiary 36 182,622 134,928
Tenant installation incurred 7 (530) (949)
Net cash inflow from investing activities 199,003 210,115
Cash flows from financing activities
Shares repurchased- transaction costs incurred 12 - (97)
Return of contributed tax capital 12 (210,311) (266,236)
Proceeds from external loans and derivative financial instruments 28 29,300 33,000
Repayments of external loans and derivative financial instruments 28 (86,863) (114,723)
Debt structuring fees paid - (357)
Advancement from subsidiaries 17 14,704 13,605
Repayment to subsidiaries 17 (462) (46)
Net cash (outflow) from financing activities (253,632) (334,854)
Net increase/(decrease) in cash and cash equivalents for the year 4,982 (217,976)
Cash and cash equivalents at the beginning of the year 12,906 230,882
Cash and cash equivalents at the end of the year 11 17,888 12,906
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Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Accounting Policies

Preparation of financial statements
The principal accounting policies applied in the preparation of the financial statements are set out in the notes to the financial
statements and are consistent with those applied in the previous year, unless otherwise stated.

The financial statements were authorised for issue by the board of directors on 25 September 2026.

1. Basis of preparation
1.1 Reporting entity

Texton Property Fund Limited is a company listed on the JSE and is domiciled in the Republic of South Africa. The company
financial statements include the financial statements of Texton Property Fund Limited (“Texton” or “the Company” or “the
Fund”).

1.2 Statement of compliance
The financial statements have been prepared in accordance with IFRS Accounting Standards adopted by the International
Accounting Standards Board (IASB), South African financial reporting requirements, the requirements of the Companies Act 71
of 2008 of South Africa and the JSE Listings Requirements.

1.3 Basis of measurement
The financial statements are prepared on the historical cost basis, unless otherwise stated, and the accounting policies set out
below have been applied consistently to all periods presented in these financial statements. The financial statements are
prepared on the basis that the Company is a going concern.

1.4 Functional and presentation currency
All items in the financial statements of the Company are measured using the currency of the primary economic environment in
which the entity operates (the functional currency). The annual financial statements are presented in South African Rand,
which is Texton Property Fund Limited's functional and the company's presentation currency.

1.5 Use of estimates and judgements

The most significant judgements, estimates and assumptions that may have a material impact on the financial statements are
as follows:

Valuation of investment property
The Board has used the best available evidence to determine the fair value of investment properties as set out in note 5 to the
financial statements. This includes current market prices for properties with similar characteristics and leases and cash flow
projections. As the available information is not directly comparable, the amounts are determined within a reasonable range of
fair value. The principal assumptions underlying the Board’s estimation of fair value are disclosed in note 5 and include the
receipt of contracted rentals, lease renewals, maintenance requirements, operational costs and appropriate discount and
capitalisation rates.

The sensitivity analysis in note 5 provides more detailed information on the changes in inputs on the valuation of investment
property.

Market activity is being impacted in many sectors. Increasing inflation and higher borrowing costs may have an effect on the
investment property prices
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Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Accounting Policies

Basis of preparation continued...

Other areas of significant judgement and estimations :
- Expected credit loss ("ECL") provision for trade receivables such as the use of market information, the credit ratings applied to
categories of tenants, market growth rates and market data relating to the probability of default percentages applied to
calculate the ECLs. For further information, refer to note 9 where details are explained.
- Valuation of unlisted investments, for further refer to note 13.

There were no areas of significant judgement other than those involving estimation.

2. Accounting policies
Subsidiaries
Subsidiaries are entities over which the Company has control. The Company controls an entity when it is exposed to or has
rights to variable returns from its involvement with the entity and has the ability to affect those returns through its power to
govern the financial and operating policies thereof. Subsidiaries are fully consolidated in the Group financial statements from
the date on which control is transferred to the Company. They are deconsolidated from the date that control ceases.
In the Company financial statements, investments are accounted for at cost less accumulated impairment losses.
A list of the company’s subsidiaries is set out in note 36.

Financial instruments
Classification
Financial instruments are contracts that give rise to financial assets in one entity and a financial liability or equity instrument in
another entity.

Non-derivative financial assets
The company’s non-derivative financial assets comprise trade and other receivables, cash and cash equivalents and loans which
are classified as financial assets at amortised cost and unlisted investments held at fair value through profit and loss.

On initial recognition financial assets are measured at fair value plus, for financial assets not measured at fair value through
profit or loss, transaction costs that are directly attributable to the acquisition or issue of the financial assets. Subsequently the
Company measures financial assets either at amortised cost or fair value through profit or loss.

The Company measures financial assets at amortised cost if both of the following conditions are met:
• the objective is to hold assets to collect contractual cash flows, in line with the company's business model, and;
• its contractual terms give rise on specified dates to cash flows that are solely payments of principal and interest on the
principal amount outstanding.

Financial assets are measured at fair value through profit or loss unless it is measured at amortised cost.

The company’s financial assets consist of:
● Trade and other receivables

Trade and other receivables are recognised at trade date at fair value and subsequently at amortised cost. Trade
receivables are amounts due from tenants for contractual lease charges and recoveries and are classified as current unless
recovery is expected more than 12 months from the reporting date.

Refer to Note 9 for the composition of trade and other receivables.

The company adopts the simplified approach to measuring expected credit losses which uses a lifetime expected loss
allowance for all trade receivables.
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● Cash and cash equivalents
Cash and cash equivalents comprise cash balances and call deposits. Cash and cash equivalents are carried at amortised
cost which approximates fair value.

● Unlisted investments
Unlisted investments are carried at fair value through profit or loss and the transaction costs are immediately recognised
in profit or loss. On each measurement date, the investment is remeasured to its fair value and all gains and losses are
recognised in the income statement through profit or loss.

Non-derivative financial liabilities
Initial recognition of financial liabilities is at fair value less directly attributable transaction costs.
A financial liability is derecognised when its contractual obligations are discharged or cancelled or expire.
Subsequent to initial recognition, these financial liabilities are measured as follows:

● Trade and other payables
Trade and other payables are measured at amortised cost using the effective interest rate method.

● External Loans
Non-derivative financial liabilities comprising long-term interest-bearing loans are subsequently measured at amortised
cost using the effective interest method. Any difference between the proceeds (net of transaction costs) and the
settlement or redemption of borrowings, is recognised over the term of the borrowings in accordance with the company’s
accounting policy for borrowing costs.

Stated capital
Ordinary shares
Ordinary shares are classified as equity. Incremental costs directly attributable to the issue of ordinary shares and share options
are recognised as a deduction from equity, net of any tax effects.

Investment property
Investment property is property (land and buildings) held either to earn rental income or for capital appreciation or for both,
but not for sale in the ordinary course of business, use in the production or supply of goods or services or for administrative
purposes.

On initial recognition, the investment property is measured at cost. The cost of investment property comprises the purchase
price and directly attributable expenditure. Subsequent expenditure relating to investment property is capitalised when it is
probable that it will result in future economic benefits and such expenditure can be measured reliably. All other subsequent
expenditure is recognised in profit or loss in the period in which it is incurred.

Subsequently, investment property is measured at fair value. Fair values are determined annually by external independent
registered valuers and internally by the directors on the open market value basis. The valuers use either the discounted cash
flow method or the capitalisation of net income method or a combination of both methods to determine the fair value. Gains
or losses arising from changes in the fair values of investment property are included in profit or loss in the year in which they
arise.

Investment property is maintained, upgraded and refurbished where necessary in order to preserve or improve the capital
value as far as it is possible to do so. Maintenance and repairs which neither materially add to the value of the properties nor
prolong their useful lives are charged against profit or loss.
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Realised gains or losses on the disposal of investment property are recognised in profit for the year and are calculated as the
difference between the proceeds and the carrying amount of the investment property as determined at the last valuation date.

When the company begins to redevelop an existing investment property for continued future use as investment property, the
property remains investment property which is measured based on the fair value model and is not reclassified as property,
plant and equipment during the redevelopment.

Equipment
Recognition and measurement
Items of equipment are measured at cost less accumulated depreciation and accumulated impairment losses.

Depreciation

The estimated useful lives for the current and comparative periods are as follows:

Equipment 3 – 5 years
Furniture and fittings 6 years
Computer equipment 3 years

Impairment
Non-derivative financial assets
● Trade and other receivables

The company recognises a loss allowance for expected credit losses on trade and other receivables which are financial
assets. The amount of expected credit losses is updated at each reporting period. The company measures the loss
allowance for trade receivables at an amount equal to lifetime expected credit losses (the so-called "simplified
approach"of IFRS 9), which represents the expected credit losses that will result from all possible default events over the
expected life of the financial asset. In determining ECLs, both historical loss experience and forward-looking information
are considered. Key qualitative factors include: tenant payment behaviour, industry exposure, concentration risk, and
prevailing economic conditions.

The company makes use of a provision matrix as a practical expedient to the determination of expected credit losses on
trade and other receivables. The provision matrix is based on historic credit loss experience, adjusted for factors that are
specific to the debtors, general economic conditions and an assessment of both the current and forecast direction of
conditions at reporting date.

The customer base is diverse with significantly different loss patterns for different customer segments. The company
combines customer segments which share similar credit risk characteristics for purposes of determining the credit loss
allowance. Details of the provision matrix, per customer segment, is presented in note 9.

Non-financial assets
The carrying amount of the Company’s non-financial assets, other than investment property, are reviewed at each reporting
date to determine whether there is an indication of impairment. If such an indication exists, then the asset’s recoverable
amount is estimated.

An impairment loss is recognised if the carrying amount of an asset exceeds its recoverable amount. Impairment losses are
recognised in profit or loss. The recoverable amount of an asset is the greater of its value in use and its fair value less costs of
disposal. In assessing the value in use, the estimated future cash flows are discounted to their present value using a pre-tax
discount rate that reflects current market assessments of the time value of money and the risks specific to the asset.
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Impairment losses recognised in prior periods are assessed at each reporting date for any indications that the loss has
decreased or no longer exists.

An impairment loss is reversed if there has been a change in the estimates used to determine the recoverable amount and
there is an indication that the impairment loss no longer exists.

An impairment loss is reversed only to the extent that the asset’s carrying amount does not exceed the carrying amount that
would have been determined, net of depreciation or amortisation, if no impairment loss had been recognised.

Lease commissions
Lease commissions represent incremental costs incurred by the Company to secure lease agreements with tenants for its
investment property portfolio. These costs typically include amounts paid to brokers or agents as part of the tenant origination
process.

• Lease commissions are capitalised as part of the carrying amount of the related investment property when they are directly
attributable to securing a lease.

• Capitalised lease commissions are amortised on a straight-line basis over the term of the lease to which they relate and are
recognised as a component of property expenses within profit or loss.

• Where a lease is terminated early or significantly modified, any unamortised portion of the related lease commission is
expensed immediately in profit or loss.

The capitalisation of lease commissions ceases once the property is classified as held for sale or derecognised.

Tenant installations
Tenant installation costs are amounts paid by the Company to contribute toward the tenant’s fit-out or improvement of leased
premises.
The cost of tenant installations is capitalised and amortised on a straight-line basis over the lease term.
Where a lease is terminated early, any unamortised portion of the tenant installation is expensed immediately to profit or loss.
The capitalisation of tenant installation ceases once the property is classified as held for sale or derecognised.

Investment property held for sale
Investment properties are classified as held for sale if it is highly probable that they will be recovered primarily through sale
rather than continuing use.

Investment properties are only classified as held for sale when the property is available for immediate sale in its present
condition, the Company is committed to a plan to sell the investment property, an active plan has been launched to locate a
buyer and complete the sale, the property is being actively marketed at a sale price that is reasonable in relation to the current
fair value of the non-current asset or disposal company and the sale is expected to qualify for recognition as a completed sale
within one year from the date of classification.

Investment property classified as held for sale is measured in accordance with IAS 40 Investment property at fair value with
gains and losses on subsequent remeasurement being recognised in profit or loss.

Dividends paid
Dividends or other distributions to the holders of equity instruments, in their capacity as owners, are recognised directly in
equity on the date of declaration.
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Leases
Lessor accounting
The company are party to numerous leasing contracts as the lessor of property. All leases are operating leases, which are those
leases where the company retain a significant portion of the risks and rewards of ownership.

The company allocates the consideration to each lease and non-lease component based on the amount as stipulated in the
lease agreement as the rental for the asset is separate from the recovery of expenses.

An adjustment is made to contractual rental income earned to bring to account in the current period the difference between
the rental income that the entity is currently entitled to and the rental for the period calculated on a smoothed, straight-line
basis over the period of the lease term. This does not affect distributable earnings.

Costs incurred in an obtaining an operating lease are capitalised and these costs are recognised as an expense over the lease
term.

Costs incurred in earning the lease income is recognised as an expense.

Modifications to an operating lease are accounted from the effective date of the modification, considering any lease income
received in advance or accrued lease payments relating to the original lease as part of the lease payments for the modification.

Lessee accounting
The company is party to lease contracts as lessee for the use of property and IT equipment.

The company allocates the consideration to each lease and non-lease component based on the amount as stipulated in the
lease agreement as the rental for the asset is separate from the recovery of expenses.

• Low value leased assets
Rentals for the low valued leased assets are recognised in other operating expenses. Low value assets include IT equipment.
The company has applied the exemption in IFRS 16 for this asset, and a and right-of-use asset has not been recognised. The
threshold for low value assets are R100 000.

The rental is straight lined over the lease term.

• Variable lease payments
Variable lease payments that are based on turnover rental are excluded from the initial measurement of the lease liability and
are recognised under property expenses, this has been disclosed separately under note 20.

Variable lease payments as described above are expensed as incurred.

• Short terms leases
A lease contract with a term of less than 12 months is considered a short term lease. The company has applied the exemption
in IFRS 16, and a lease liability and right-of-use asset has not been recognised.

These lease payments are expensed as incurred.

Revenue
Investment property income
Revenue comprises rental income and recovery of expenses, excluding VAT.
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Rental income from investment property is recognised in profit or loss on a straight line basis over the term of the lease. Lease
incentives granted are recognised as an integral part of the total rental income, over the term of the lease.

Tenant recoveries are levied monthly in arrears as a result of the company recovering costs of providing the tenant with
services as determined by the lease agreement. The company negotiates the terms of the service, manages the relationship
with the suppliers and is liable for payment (even if the property is vacant or the expense is not recovered from the tenant),
and therefore maintains primary responsibility for providing the service. The company acts as a principal on its own account
when recovering operating costs from the tenant. The frequency and value of these recoveries are not detailed in the lease
agreements as they are based on actual expenses incurred, therefore revenue from recoveries is accounted for in accordance
with IFRS 15.

Revenue is recognised when a lease is signed and the tenant has taken occupation of the premises. Rental and recoveries are
billed on a monthly basis on the South African properties and payment is due within the month either by the 1st or 15th of the
month depending on the terms of the lease.

Revenue other than from contracts with customers
Dividends received from subsidiaries
Dividends received from subsidiaries is recognised when the the Company's right to receive payment is established.
The dividend is recognised directly in profit or loss. The dividend is recognised at book value.

Finance income and finance costs
Finance income comprises interest income on bank balances, interest on investments and inter-company interest. Interest
income is recognised as it accrues in profit or loss, using the effective interest method.

Finance costs comprise interest expense on bank balances and bank loans. Finance costs are expensed in the period in which
they are incurred.

Borrowing costs directly attributable to the acquisition, construction or production of a qualifying asset, which are assets that
necessarily take a substantial period of time to get ready for their intended use or sale, are capitalised to the cost of those
assets. Capitalisation of such borrowing costs ceases when the assets are substantially ready for their intended use or sale.
Investment income earned on the temporary investment of specific borrowings pending their expenditure on qualifying assets
is deducted from the borrowing costs capitalised. Other borrowing costs are expensed in the period in which they are incurred.
Borrowing costs that are not directly attributable to the acquisition, construction or production of qualifying assets are
recognised in profit or loss using the effective interest method.

Foreign currency
Foreign currency transactions
Transactions in foreign currencies are translated to the functional currency of the company at the exchange rates as at the
dates of the transactions. Monetary assets and liabilities denominated in foreign currencies are translated to the functional
currency at the exchange rate as at the reporting date. Non-monetary assets and liabilities denominated in foreign currencies
that are measured at fair value are translated to the functional currency at the exchange rate as at the date that the fair value
was determined. Foreign currency differences arising on translation are recognised in profit or loss.

Employee benefits
Short- term employee benefits
The cost of all short-term employee benefits is recognised during the period in which the employee renders the related service
on an undiscounted basis. The accrual for employee entitlements to salaries, bonuses and annual leave represents the amount
which the company has a present obligation to pay as a result of employees’ service provided to the statement of financial
position date. The company does not provide any retirement or post-retirement benefits.
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Equity settled share-based employee remuneration
For equity-settled share-based payment transactions, the company measures the goods or services received, and the
corresponding increase in equity, directly, at the fair value of the goods or services received, unless that fair value cannot be
estimated reliably. If the company cannot estimate reliably the fair value of the goods or services received, the company
measures their fair value, and their corresponding increase in equity, indirectly, by reference to the fair value of the equity
instruments granted.

The company operates a conditional share plan, which is classified as an equity-settled share-based payment plan, under which
it receives services from employees as consideration for equity instruments of the company. The beneficiaries under the
scheme are executive directors and management. The fair value of the employee services received in exchange for the grant of
shares is recognised as an expense on a straight line basis over the vesting period, with a corresponding adjustment to the
share-based payment reserve.

The total amount expensed to profit or loss is determined by reference to the fair value of the rights to the equity instruments
granted, including any market performance conditions and excluding the impact of any non-market performance vesting
conditions. Non-market performance vesting conditions are included in assumptions regarding the number of shares granted
that are expected to vest. At the end of each reporting period, the company revises its estimates of the number of shares
granted that are expected to vest and recognises the impact of any changes in profit or loss with a corresponding adjustment
to equity.

The effect of all conditional shares granted is taken into account when calculating diluted earnings and diluted headline
earnings per share.

Income tax
Tax expenses
The charge for current taxation is based on the taxable income for the year using the rates enacted or substantively enacted at
reporting date and any adjustment for tax payable or receivable for previous years.

The Company is a REIT as defined by S25BB of the South African Income Tax Act which allows a deduction of the qualifying
distribution to shareholders, limited to taxable income. Profits that are not distributable in terms of S25BB of the Income Tax
Act are subject to South African tax at the applicable rate.

Current tax liabilities (assets) for the current and prior periods are measured at the amount expected to be paid to or
recovered from the taxation authorities, using the tax rates and tax laws that have been enacted or substantively enacted by
the reporting date.

Deferred tax
South Africa
The company is a REIT as defined by S25BB of the South African Income Tax Act which allows a deduction of the qualifying
distribution to shareholders limited to taxable income. To the extent that no tax will become payable in future as a result of
Section 25BB, no deferred tax was recognised on assessed losses and items such as IFRS accounting adjustments.

To the extent that no material amounts of tax will be payable in the future as a result of future distribution profits, no deferred
tax is raised on items such as straight-line rental revenue adjustment and income received in advance.

Deferred tax is not recognised on the fair value adjustment of investment properties as capital gains tax is not applicable in
terms of S25BB. In addition, Section 25BB does not allow for allowances relating to immovable property.
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Allowances granted in prior years, before becoming a REIT must be recouped in the year the immovable property is sold. A
deferred tax liability will be recognised on the recoupment to the extent it will result in a tax liability after the qualifying
distribution deduction.

Related party transactions
Related party transactions are transactions which result in a transfer of resources, services or obligations between related
parties, regardless of whether a price is charged. Related parties refer to entities which the company directly or indirectly,
through one or more intermediaries, controls or is controlled by or is in common control with. These include the subsidiaries
and company entities. Related parties also include the Directors and the entities connected to the above.

3. Risk management
The Company's board of directors has overall responsibility for the establishment and oversight of the company's risk
management framework. The Audit and Risk committee is responsible for developing the company's risk management policies,
and evaluating and improving the effectiveness of risk management, control and governance processes within the company.
The company's risk management policies are established to identify and analyse the risks faced by the company, to set
appropriate risk limits and controls and to monitor risk and adherence to limits.

Risk management policies and systems are reviewed regularly to reflect changes in market conditions and the company's
activities. In respect of financial reporting risks, the Audit and Risk committee also oversees how management monitors
compliance with the company's risk management policies and procedures.

The company has exposure to the following risks from its use of financial instruments:
● Credit risk;
● Liquidity risk; and
● Market risk.
This note presents information about the company’s exposure to each of the above risks, the company’s objectives, policies
and processes for measuring and managing risk, and the Company’s management of capital. Further quantitative disclosures
are included throughout these annual financial statements.

Credit risk
Credit risk is the risk of financial loss to the company if a customer or counter party to a financial instrument fails to meet its
contractual obligations and arises principally from the company's receivables from tenants. Credit risk also arises from the
company's cash balances.

Exposure to credit risk is influenced mainly by the individual characteristics of each tenant. The widespread tenant base
reduces credit risk. Management has established a credit policy under which each new tenant is analysed individually for credit
worthiness before the company’s standard payment terms and conditions are offered which include, in the majority of cases,
the provision of a deposit of at least one month’s rental. When available, the review includes external ratings.

A loss allowance is recognised for all trade receivables and is monitored at the end of each reporting period. In addition to the
loss allowance, trade receivables are written off when there is no reasonable expectation of recovery. Trade receivables which
have been written off are not subject to enforcement activities.

The company makes use of a provision matrix to determine the loss allowance, in accordance with the simplified approach of
IFRS 9. The provision matrix has been developed by making use of past default experience of debtors but also incorporates
forward looking information and general economic conditions of the industry as at the reporting date.
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Trade receivables
The ECL is calculated by applying a loss rate to the outstanding balance of the debtor as at the financial year-end date. The
portfolio is segmented into the following risk categories and separate loss rates are derived for each category:
● Region;
● Type of debtor: government, large listed, small and medium enterprises;
● Arrears status of the debtor; and
● Where the debtor is in arrears, whether a payment was made in the month immediately preceding the financial year-end,

or not.

The loss rate per segment is calculated as the product of the following:
● The probability of default (“PD”); and
● The loss given default (“LGD”).

Probability of default
The definition of default that is used is 90 days, or more, in arrears. This definition is, however, applied carefully to certain
cases:
● Certain entities, particularly the South African government, may be slow or irregular payers. A typical arrears or default

provision is not necessarily held in such cases; and
● The terms of payment with certain entities may be such that payments are due less frequently than monthly.
• In the current year the probability of default has been increased given the impact of Covid and current market conditions.

Industry statistics that are publicly available from Moody’s regarding historical default behaviour is utilised to estimate 12-
month PDs for government entities, large listed corporates and small and medium enterprises.

The ECLs on a 12-month and lifetime basis will not differ materially if applied to the trade receivables book. This is due to the
short-term nature of the debt, which is one month’s rental income.

Loss given default (“LGD”)
The LGD assumptions for debtors that are not in default at the valuation date were set as follows:
● For the “Large Listed” sector, industry statistics were directly applied to set the LGD assumption as this is readily available;

and
● For the “Small and medium enterprises ” sector, the LGD assumption was set at a level that is, in our experience, broadly

consistent with past data and market practice on unsecured credit.

The LGD assumptions for debtors in default are set at the same level for those not in default, unless the debtor is material in
which case management applies specific LGD assumptions.

In addition to the loss allowance, trade and other receivables and tenant recovery accounts are written off when there is no
reasonable expectation of recovery, for example, when a debtor has been placed under liquidation. Trade receivables which
have been written off are not subject to enforcement activities.

Cash and cash equivalents
The company deposits funds and trades derivative instruments when necessary with various financial institutions in South
Africa. From a credit perspective, the company places reliance on the published credit ratings of the major rating agencies
together with the company's own analysis and research.
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Liquidity risk
Liquidity risk is the risk that the company will not be able to meet its financial obligations as they fall due. The company
manages liquidity risk by monitoring cash flows and ensuring that adequate cash is available and by maintaining or renewing
borrowing facilities as appropriate.

The company’s approach to managing liquidity risk is to ensure, as far as possible, that it will always have sufficient liquidity to
meet liabilities when due, under both normal and stressed conditions, without incurring unacceptable losses or risking damage
to the company’s reputation.

Surplus cash is, however, utilised to reduce the other financial liabilities to optimise the borrowing costs. The facility is,
however, an access facility and the surplus can be redrawn at any time should it be required to settle financial obligations.

The company monitors its net liquidity position on a continuous basis by means of expected cash flows. The company seeks to
reduce liquidity risk through the regular review of the maturity profile of financial liabilities to reduce refinancing risk, utilising
facilities with differing maturities to reduce maturity concentration and by employing revolving credit and other similar
facilities.

Refer to note 33.2 for maturity analysis.

Market risk
Market risk is the risk that changes in the market prices, such as interest rates, foreign exchange rates and equity prices will
affect profit or loss or the value of the holdings of financial instruments. The objective of market risk management is to manage
and control market risk exposures within acceptable parameters while optimising the return on risk.

From the company's perspective, the main market risks at present pertain to interest rates and the foreign exchange rates. The
objective of market risk management is to manage and control market risk exposures within acceptable parameters, while
optimising the return. The company uses derivatives to manage market risks. All such transactions are carried out within the
Treasury policy guidelines as set by the Audit and Risk Committee.

The Company is exposed to general market risk relating to its unlisted investments. These investments are priced based on the
underlying assets which are exposed to market risk.

The company does not apply hedge accounting and does not enter into derivative contracts for trading or speculative
purposes.

• Interest rate risk
The company is exposed to interest rate risk on interest-borrowings, cash and cash equivalents and other short-term interest-
bearing investments.

• Foreign currency risk
The company’s transactions are predominantly entered into in the respective functional currency of the Company and the
individual subsidiaries.
However, the Company does utilise GBP borrowings and is consequently exposed to exchange rate fluctuations that have an
impact on cash flows and financing activities.
The Company is also exposed to currency risk in terms of its USD unlisted investment and distributions from its unlisted
investment.
The company is exposed to currency risk in terms of distributions from subsidiaries.
Refer to note 33.3 for sensitivity analysis for interest and foreign risk.
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Capital risk management
The company’s objectives when managing capital are to safeguard the ability of the Company and its subsidiaries to continue
as going concerns in order to provide returns for shareholders and benefits for other stakeholders and to maintain an optimal
capital structure to reduce the cost of capital.

The capital structure of the company consists of external loans and trade and other payables disclosed in notes 14 and 16 and
equity as disclosed in the statement of financial position. The company monitors capital on the basis of the gearing ratio.

The company considers the equity attributable to shareholders as the permanent capital of the company.

The Board’s policy is to maintain a strong capital base so as to maintain investor, creditor and market confidence and to sustain
future development of the business.

4. Fair values
A number of the company’s accounting policies and disclosures require the determination of fair value, for both financial and
non-financial assets and liabilities. Fair values have been determined for measurement and/or disclosure purposes based on
the methods below. When applicable, further information about the assumptions made in determining fair values is disclosed
in the notes specific to that asset or liability.

The company has an established control framework with respect to the measurement of fair values.

The valuation team regularly reviews significant unobservable inputs and valuation adjustments. If third-party
information, such as broker quotes or pricing services, is used to measure fair values, then the valuation team assesses the
evidence obtained from the third parties to support the conclusion that such valuations meet the requirements of IFRS
accounting standards, including the level in the fair value hierarchy in which such valuation should be classified.

Significant valuation issues are reported at each reporting date by the company’s Capital and Investment Committee for
recommendation to the Board and significant valuation issues are reported to the company’s Audit and Risk Committee.

Investment property
Independent valuation companies and the Director's, having appropriate recognised professional qualifications and recent
experience in the location and category of property being valued, values the company’s investment property portfolio annually.
The fair value is the price that would be received to sell an asset in an orderly transaction between market participants at the
measurement date. In the absence of current prices in an active market, the valuations are prepared by considering the
aggregate of the estimated cash flows expected to be received from renting out the property. A yield that reflects the specific
risks inherent in the net cash flows is then applied to the net annual cash flows to arrive at the property valuation.

Valuations reflect, when appropriate, the type of tenants actually in occupation or responsible for meeting lease commitments
or likely to be in occupation after letting vacant accommodation, and the market’s general perception of their
creditworthiness, the allocation of maintenance and insurance responsibilities between the company and the lessee, and the
remaining economic life of the property.

Unlisted investments
Texton has one type of unlisted investment which is measured at fair value.
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Level 3 investments
Level 3 investments include the Cadre real estate investment. The fair values of these investments are primarily determined
with reference to the capital account valuations provided by the respective sponsors. These pooled investment vehicles
aggregate capital from multiple investors and deploy it across a diversified portfolio of underlying assets. Such diversification
spans geographies, asset classes, and investment structures.

Where practicable, the Group discloses the key unobservable inputs used in the valuation of Level 3 investments. However, due
to the pooled and multi-jurisdictional nature of these vehicles, the individual inputs applied at the asset level are not always
observable or available to the Group. Furthermore, disclosing the broad set of uncorrelated and inconsistent unobservable
inputs across the underlying portfolios would not enhance users’ understanding and, in fact, may reduce clarity.

Loans to subsidiaries and company entities
The carrying amount of the loans receivable approximates the fair value due to the loans being repayable on demand.
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5. Investment property
COMPANY

Cost
Cumulative fair

value adjustment

Cumulative
straight-line

rental
adjustment Carrying amount

R `000 R `000 R `000
30 June 2026
Investment property 1,293,557 7,995 9,610 1,311,162

30 June 2025
Investment property 1,281,260 (11,534) 13,851 1,283,577

30 June 2026
R `000

30 June 2025
R `000

Reconciliation of movement in investment property for the year:
Balance at the beginning of the year 1,283,577 1,140,690
Additions 12,297 4,112
Straight-line rental adjustment (4,241) (2,991)
Fair value adjustments 25 19,529 94,266
Transfer from investment property held for sale 10 - 47,500
Balance at the end of the year 1,311,162 1,283,577

Value of investment property as per valuation
reports 1,315,500 1,289,491
Net tenant installation cost- investment property 7 (2,390) (3,651)
Net prepaid lease commission- investment property 8 (1,948) (2,263)
Carrying amount 1,311,162 1,283,577

The fair value measurement for investment properties is categorised as level 3 under the fair value hierarchy based on the inputs to the
valuation techniques applied. There has been no movements to and from level 3 during the year.

The Company's policy is to have at least one third of its properties externally valued by independent valuers each year and the remaining
properties are valued internally by the directors of the Company using methodology that is similar to that used by the independent valuers.

Property amounting to R1.3 billion (2025: R1.2 billion) has been pledged as security in respect of the loans disclosed in note 14.

Details of SA valuations
Details of the external independent valuers are as follows:
Peter Parfitt (Dip val, MIV SA, RICS) of Quadrant Properties Proprietary Limited who is independent and is a member of the South African
Institute of Valuers, independently valued seven properties in the SA portfolio as at 30 June 2026.

Theunis Behrens (NDip Val ) of Real Insight (Pty) Ltd who is independent and is a member of the South African Institute of Valuers,
independently valued the Greenstone property in the SA portfolio as at 30 June 2026.

Valuation technique
The fair value of each property is determined by calculating its net present value by discounting forecast future net cash flows and a residual
value at the end of the cash flow projection period by the discount rate of each property. The discount rate used to determine the fair value
of each property is assessed with reference to observable inputs. The capitalisation rate is dependent on a number of factors including
location, asset class, market conditions and the risk inherent in the property.

Significant unobservable inputs
Financial information used to calculate forecast net income - eg, future growth in revenue, exit capitalisation rates and discount rates. These
are further explained below.
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Investment property continued...

30 June 2026 30 June 2025
% %

1) The discount rates used are included below:
Sector: Office
Weighted Average discount rate 14% 15%
Range 13.5%-15.00% 13.50%-15.25%

2) The exit cap rate for year 5 used are included below:
Sector: Office
Weighted exit cap rate 10% 15%
Range 10.00%-10.75% 9.55%-11.00%

3) The vacancy rates used are included below:
Sector: Office
Weighted average vacancy rate 5% 5%
Range 0.25%-15.00% 0.5%-16.00%

4) The expense growth rate used are included below:
Sector: Office
Weighted average expense rate 5% 5%
Range 4.42%-6.36% 4.8%-6.5%

5) The future revenue growth rate for the five year projection is included below:
Sector
Office 4.3%-4.8% 4.00%-4.50%

Inter-relationship between key unobservable inputs and fair value measurements
All other factors being equal, higher net operating income would lead to an increase in the valuation of an investment property and an
increase in the capitalisation rate or discount rate would result in a lower valuation and vice versa.

Higher assumptions for rental rates and lower assumptions for operating costs, would result in an increase in projected net operating income,
and thus an increase in valuation.

30 June 2026 30 June 2025
R `000 R `000

Sensitivity analysis to exit capitalisation rates
Exit capitalisation rate increases by 1% (75,042) (70,878)
Exit capitalisation rate decreases by 1% 86,407 85,865

Sensitivity analysis to discount rates
Discount rate increases by 1% (47,431) (45,576)
Discount rate decreases by 1% 48,927 47,691

Sensitivity analysis to vacancy rates
Vacancy rate increases by 1% (16,584) (18,716)
Vacancy rate decreases by 1% 16,333 15,523

Sensitivity analysis to expense rates
Expense rate increases by 1% (5,626) (4,273)
Expense rate decreases by 1% 4,872 3,617
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Sensitivity analysis to market rentals
Market rental decreases by 1% (12,051) (15,106)
Market rental increases by 1% 12,060 14,802

6. Equipment

6.1 Balances for the period
COMPANY

Balance at 30 June 2026 At cost
Accumulated
depreciation Carrying amount

Equipment 15,514 (11,078) 4,436
Fixtures and fittings 180 (178) 2
Computer equipment 899 (780) 118

16,593 (12,037) 4,556

Balance at 30 June 2025 At cost
Equipment 12,385 (7,752) 4,633
Fixtures and fittings 179 (156) 23
Computer equipment 847 (721) 126

13,411 (8,629) 4,782

6.2 Movements for the period

Movements for year ended 30
June 2026

Carrying amount
at 1 July 2025

Additions from
acquisitions Depreciation Disposals

Carrying amount
at 30 June 2026

Equipment 4,621 1,720 (1,926) - 4,415
Fixtures and fittings 34 - (22) - 12
Computer equipment 127 71 (59) (10) 129

4,782 1,791 (2,007) (10) 4,556

Movements for year ended 30
June 2025

Carrying amount
at 1 July 2024

Additions from
acquisitions Depreciation Disposals

Carrying amount
at 30 June 2025

Equipment 5,446 1,151 (1,977) 4,621
Fixtures and fittings 91 - (57) - 34
Computer equipment 20 150 (43) - 127

5,557 1,301 (2,077) - 4,782

7. Tenant installation

COMPANY
30 June 2026

R `000
30 June 2025

R `000
At cost 29,082 28,552
Accumulated depreciation (26,692) (24,901)
Carrying amount 2,390 3,651
Opening carrying amount 3,651 4,791
Additions 530 949
Depreciation (1,791) (2,089)
Closing carrying amount 2,390 3,651
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8. Lease commissions

COMPANY
30 June 2026

R `000
30 June 2025

R `000
Opening carrying amount 2,263 2,609
Commissions incurred during the year 874 1,104
Amortisation of letting commission (1,189) (1,450)
Closing carrying amount 1,948 2,263

9. Trade and other receivables

Trade and other receivables comprise:
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Trade receivables 16,328 12,119
Deposits 2,954 2,873
Tenant Recovery account 4,500 5,552
Other receivables - 14
Allowance for impairment (11,110) (8,843)
Supplier and enterprise
development loans

1,001 1,001

13,673 12,716
Prepayments 1,372 978

15,045 13,694
Total trade and other receivables 15,045 13,694

Exposure to credit risk
Trade and other receivables inherently expose the company to credit risk. The policies and procedures adopted by the company to manage
credit risk arising from trade and other receivables are disclosed in Note 3 Risk management.

An expected credit loss allowance is recognised for all trade receivables and is monitored at the end of each reporting period

In applying the requirements of IFRS 9, the Group has considered both quantitative and qualitative factors in the determination of expected
credit losses (“ECLs”) on trade and other receivables. The Group applies the simplified approach to trade receivables, recognising lifetime
ECLs from initial recognition
A provision matrix is utilised to determine the appropriate loss allowance, developed with reference to historical default experience and
adjusted for forward-looking information. The matrix segments receivables by geographic region, debtor type (government, listed corporates,
SMEs), arrears status and recent payment behaviour.

The definition of default is generally 90 days past due; however, management applies judgement for certain counterparties, such as
government entities where payment practices are irregular but do not necessarily indicate credit impairment.
Probability of default (PD) assumptions are based on industry data, including publicly available statistics from Moody’s, and are updated
annually to reflect prevailing economic conditions. For the current year, PDs have been held broadly stable, taking into account the impact of
the global recession.
Loss given default (LGD) assumptions are determined by reference to sector characteristics. For large listed entities, market-based LGD data is
applied. For SMEs, management applies assumptions consistent with past recovery experience and market practice on unsecured credit.
Specific LGD assumptions are applied to material exposures where appropriate.
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Receivables are written off when there is no reasonable expectation of recovery. This typically arises when a debtor has been placed into
liquidation, or when legal and financial assessments indicate that recovery actions would be uneconomical.

In developing the above assumptions, the Group exercises significant judgement. Key qualitative considerations include:

• the creditworthiness and payment history of individual tenants
• the industry and geographical exposure of counterparties;
• the treatment of government entities, where irregular payment practices do not necessarily equate to
default; and
• adjustments for expected future economic conditions beyond historical experience.
• Collateral relating to bank guarantees and deposits from tenants was considered in the determination
of the ECL.

COMPANY
Current 30 days 60 days Over 90 days Total

Tenant class R `000 R `000 R `000 R `000 R `000
30 June 2026
Government
- gross carrying amount - - - - -
- loss allowance (%) - - - - -
- credit loss allowance - - - - -
Net amount - - - - -
Large listed
- gross carrying amount - - - - -
- loss allowance (%) - - - - -
- credit loss allowance - - - - -
Net amount - - - - -
Small and
medium
enterprises
- gross carrying amount 8,602 1,878 162 14,142 24,784
- loss allowance (%) 0.01 0.00 0.71 0.77 0.45
- credit loss allowance (55) (4) (115) (10,936) (11,110)
Net amount 8,547 1,874 47 3,206 13,673

Total trade and other receivables
- gross carrying amount 8,602 1,878 162 14,142 24,784
- loss allowance (%) 0.01 0.00 0.71 0.77 0.45
- credit loss allowance (55) (4) (115) (10,936) (11,110)
Net amount 8,547 1,874 47 3,206 13,673
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COMPANY
Current 30 days 60 days Over 90 days Total

Tenant class R `000 R `000 R `000 R `000 R `000
30 June 2025
Government
- gross carrying amount - - 1,147 - 1,147
- loss allowance (%) - - 0.04 - 0.04
- credit loss allowance - - (45) - (45)
Net amount - - 1,102 - 1,102
Large listed
- gross carrying amount 5 - 5 - 10
- loss allowance (%) 0.15 - 0.63 - 0.41
- credit loss allowance (1) - (3) - (4)
Net amount 4 - 2 - 6
Small and
medium
enterprises
- gross carrying amount 8,796 - 1,021 10,585 20,402
- loss allowance (%) 0.01 - 0.26 0.80 0.43
- credit loss allowance (65) - (262) (8,466) (8,793)
Net amount 8,731 - 759 2,119 11,609
Total trade and other receivables
- gross carrying amount 8,801 - 2,173 10,585 21,559
- loss allowance (%) 0.16 - 0.93 0.80 0.88
- credit loss allowance (66) - (310) (8,466) (8,843)
Net amount 8,735 - 1,863 2,119 12,716

Reconciliation of credit loss allowance
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Opening balance (8,843) (4,113)
Amounts written off 584 4
Loss allowances on new trade receivables (486) (775)
(Increase) on existing allowances (2,365) (3,959)
Closing balance (11,110) (8,843)

10. Investment property held for sale

COMPANY
30 June 2026

R `000
30 June 2025

R `000
Opening balance - 59,500
Transfer to investment property - (47,500)
Disposals * - (12,000)
Closing balance - -
*Disposal amount includes non cash items

The items classified as held for sale comprise investment properties. At the end of the current financial year, no investment properties were
classified as held for sale.
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11. Cash and cash equivalents
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Cash and cash equivalents comprise:

Cash balances 17,888 12,906

Cash and cash equivalents comprise amounts which are immediately available and the carrying amounts are equivalent to the fair values.
All cash reserves are placed with reputable financial institutions. The bank's credit ratings are shown below which have an estimated
potential default rating of zero, therefore expected credit loss of nil was raised.

Absa Baa3 (Moody’s Investor Services)
Standard Bank Baa3 (Moody’s Investor Services)
Investec Baa3 (Moody’s Investor Services
Nedbank Baa3 (Moody’s Investor Services)

12. Share capital
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Authorised
2 000 000 (2025: 2 000 000) ordinary shares of no par value
Issued
330 059 664 (2025: 330 059 664) ordinary shares of no par value (2,515,747) (2,726,058)

COMPANY
30 June 2026 30 June 2025

R'000 R'000
12.1 Share capital

Ordinary shares of no par value
Opening balance 2,726,058 2,992,391

- -
Less: Shares repurchased and cancelled - -
Less Transaction costs relating to repurchase - -
Less: Shares repurchased - -

- (97)
Less: Transaction costs relating to the rights issue - -
Less: Cost relating to the prior year rights issue - (97)

Less: Return of contributed tax capital (210,311) (266,236)
- -

Closing balance 2,515,747 2,726,058
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• Return of contributed tax capital
On 26 September 2025, the board, approved and declared a Return of Contributed Tax Capital of 63.74 cents per Ordinary share.

COMPANY
30 June 2026 30 June 2025

Number of shares Number of shares
12.2 Share reconciliation

Ordinary shares of no par value
Opening balance 330,059,664 330,059,664

330,059,664 330,059,664
Less: Treasury Shares (108,156) (108,156)
Closing balance 329,951,508 329,951,508
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13. Unlisted investments

Unlisted investments comprise the following balances
Texton has invested in Cadre Real Estate Investments, as set out below

2026
Fair value
Hierarchy Commitment

Undrawn
Commitment Market Value Market Value Dividend income

US Investments $'000 $'000 $'000 R'000 R'000
Cadre Real Estate Investment*** 33.5 Level 3 5,000 - 2,293 37,577 -

5,000 - 2,293 37,577 -

2025
Fair value
Hierarchy Commitment

Undrawn
Commitment Market Value Market Value Dividend income

US Investments $'000
Cadre Real Estate Investment*** 33.5 Level 3 5,000 - 2,673 47,365 -

5,000 - 2,673 47,365 -

2026 Opening Balance Acquisitions Fair Value Interest Received Closing Value
Cadre real estate investments*** 47,365 1,507 (15,334) 4,039 37,577

47,365 1,507 (15,334) 4,039 37,577

2025 Opening Balance Acquisitions Fair Value Interest Received Closing Value
Cadre real estate investments*** 49,236 - (6,377) 4,505 47,365

49,236 - (6,377) 4,505 47,365

Cadre Real Estate Investment***
Texton has invested alongside Cadre Real Estate Management, where we have entered into an investment advisory agreement to commit capital to Cadre
for investments in real estate in the United States of America (“US “or “USA”). These investments will be targeted towards compelling assets with downside
protection, specifically focusing on multi family, industrial, select office and select hospitality assets. The
capital call period expired during the year and therefore, there is no longer an undrawn commitment for this fund.
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14. External loans and derivative financial instruments

Summary
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Standard Bank Limited (note 14.1) 510,610 521,296
Investec Private Bank Limited (note 14.2) 139,074 147,682

649,684 668,978
649,684 668,978

Non-current portion 494,050 626,941
Current portion 155,634 42,037

649,684 668,978

14.1 Standard Bank Limited
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Carried at amortised cost 645,270 644,182
Less cash available in rolling credit facility* (133,560) (122,575)
Carried at amortised cost 511,710 521,607
Net structuring fees capitalised to loan (1,100) (311)

510,610 521,296
Amounts to be settled within 12 months included
in current liabilities (16,560) (41,815)

494,050 479,481

Facility Maturity date
Variable base
rate Margin %

30 June 2026
R `000

30 June 2025
R `000

R150.0 million (2025: 150.0 million)* 30 June 2027 Prime (1.55) 16,560 27,425
R nil million (2025: R103.7 million)# 30 September 2025 3m JIBAR 2.10 - 41,814
R nil million (2025: R452.3 million)# 30 September 2026 3m JIBAR 2.25 - 452,368
R247,6 million (2025: R nil million)# 30 November 2029 3m JIBAR 1.80 247,637 -
R247.5 million (2025: R nil million)# 30 November 2030 3m JIBAR 1.83 247,513 -

511,710 521,607
*R150.0 million( June 2025: R 150.0 million) rolling credit facility. A net amount of R10.9million was deposited into the the facility during the
year and R133.5 million(2025:R122.5 million) is available for drawdown as at 30 June 2026

#During the period under review renewed our loan facilities with Standard bank on the below terms:
• The total facility was split into two tranches of R247 million each
• Tranche 1 expires in Nov 2029 and bears interest at JIBAR + 1,80%
• Tranche 2 expires in Nov 2030 and bears interest at JIBAR + 1,83%
• The covenants remain

Texton has a security SPV, Imvula Income RF Proprietary Limited, in which all South African mortgage bonds are registered. Imvula then
issues guarantees to the various funders. Guarantees relate to the company's own liabilities which are already fully disclosed.

The Standard Bank loans are secured by mortgage bonds over land and buildings located in South Africa with a value of R1,022 million (2025:
R1,266 million).
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14.2 Investec Private Bank Limited
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Carried at amortised cost 184,996 185,096
Less cash available in rolling credit facility* (45,834) (37,174)
Carried at amortised cost 139,162 147,922
Net structuring fees capitalised to loan (88) (240)

139,074 147,682
Amounts to be settled within 12 months included
in current liabilities (139,074) (222)

- 147,460

COMPANY

Facility Maturity date
Variable base
rate Margin %

30 June 2026
R `000

30 June 2025
R `000

R125.0 million (2025: R125.0 million) 31 March 2027 Prime -0.75 124,983 124,874
R60.0 million (2025: R60.0 million)* 31 March 2027 Prime -0.75 14,179 23,048

139,162 147,922
* R60.0 million ( June 2025: R 60.0 million) rolling credit facility. A nett amount of R8.0 million has been deposited into the facility during the
year and R45,8 million (2025: R37.1 million)is available for draw down.

Texton has a security SPV, Imvula Income RF Proprietary Limited, in which all South African mortgage bonds are registered. Imvula then
issues guarantees to the various funders.

The Investec loan is secured by mortgage bonds over land and buildings located in South Africa with a value of R293.5 million
(2025: R410.4 million).
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14.3 Bank covenants

Transaction
covenant Actual covenant

Transaction
covenant Actual covenant Transaction covenant Actual covenant

Transaction
covenant Actual covenant

Group Loan-to-value Facility Loan-to-value Group interest cover Facility interest cover
Funder
2026
Standard Bank 50% 28.1% 55% 40.0% 2.0 times 2.45 times 1.75 times 2.33 times
Investec 50% 28.1% - - 1.8 times 2.45 times - -

2025
Standard Bank 50% 25.3% 55% 43.0% 1.9 times 2.29 times 1.65 times* 1.87 times
Investec 50% 25.3% - - 1.8 times 2.29 times - -

Standard Bank
There were no covenant breaches with Standard Bank during the as at 30 June 2026

Investec
There were no covenant breaches with Investec during the year.

Managing interest rate benchmark reform and associated

The global reform of interest benchmarks includes the replacement of some offered rates with alternative benchmark interest rates. As
part of this global initiative, the Johannesburg Interbank Average Rate ("JIBAR") is being replaced by the South African Rand Overnight
Index Average ("ZARONIA") as the new alternative benchmark rate. Following a year long market observation period, the South African
Reserve Bank (SARB) on 3 November 2023 announced that ZARONIA may henceforth be used in financial contracts. The SARB has
concluded the Jibar will cease being published after 31 December 2026. The contracts affected the transition are set out in the table
below.
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COMPANY
30 June 2026

R `000
30 June 2025

R `000
Liabilities exposed to ZAR JIBAR maturing after 30 June 2026
External Loans (495,150) (494,182)
Total (495,150) (494,182)

41



Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Notes to the Financial Statements

15. Deferred tax

COMPANY
30 June 2026

R `000
30 June 2025

R `000
Deferred tax liability 3,102 3,102
Deferred tax liability comprises:
Capital allowances 3,102 3,102

The movement in deferred tax during the year is as follows:
Opening balance 3,102 3,102
Closing balance 3,102 3,102

South Africa
The Group is a REIT as defined by S25BB of the South African Income Tax Act which allows a deduction of the qualifying distribution to
shareholders, limited to taxable income. To the extent that no tax will become payable in future as a result of Section 25BB, no deferred
tax was recognised on assessed losses and items such as IFRS accounting adjustments. Deferred tax is not recognised on the fair value
adjustment of investment properties as capital gains tax is not applicable in terms of S25BB. In addition, Section 25BB does not allow for
allowances relating to immovable property. Allowances granted in prior years, before becoming a REIT must be recouped in the year the
immovable property is sold. A deferred tax liability will be recognised on the recoupment to the extent it will result in a tax liability after
the qualifying distribution deduction.

The corporate tax rate is 27%

16. Trade and other payables

Trade and other payables comprise:
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Financial instruments
Trade and other payables 2,939 2,838
Deposits received 7,398 6,962
Accrued expenses 8,114 7,086
Other payables 788 812
Adjustment accounts related to sold buildings - 2
Non-financial instruments
Income received in advance 7,907 7,086
VAT payable 1,851 1,990
Total trade and other payables 28,998 26,777
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17. Loans to Subsidaries companies

All loans made by Texton to its subsidiaries are measured at amortised cost.

IFRS 9 has been applied to all loans made by Texton to a subsidiary

The expected credit losses have been calculated in line with the company's methodology.

Where a significant increase in credit risk is identified, the ECL is calculated based on the life time expected credit loss, otherwise a 12 month expected
credit loss is determined.

In determining whether there has been an increase in credit risk of the borrower, the company assesses the financial records of the borrowing entity and
their ability to repay the loan.

Life time expected credit losses are determined by taking into account the current loan balance as well as future charges relating to the loan such as
interest etc. Future costs are then present valued to the reporting date in order to calculate the expected credit loss relating to the loan.

Where that assessment results in an inability to repay the loan, a significant increase in risk is identified and the expected credit loss calculation in line with
life time expected credit losses is applied.

The lifetime expected loss is effectively the sum of the 10 years expected future loss after factoring in Probability of defaults ("PDs") based on a low,
moderate and high scenarios and Loss given defaults ("LGSs"). The PD is based on the same 12-month PDs used in Trade Receivables due to the demand
feature in the loans receivable. The PD is multiplied by a factor when there is significant increase in the credit risk on the loan. The LGD used is based on
the difference between Total assets and Total Liabilities. Discount factor used is based on the terms of the loans. The different scenarios used have
different probabilities assigned to them as well as their effects on PDs.

Discount rates used represent the interest rate attributable to the loan as per the requirements of IFRS 9 and any changes in these discount rates do not
have a material impact on the expected credit loss calculation.

Loans to Group companies are only written off when when a borrower has defaulted on the terms of the loan or has ceased trading and has insufficient
funds available to settle the loan.
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Credit rating framework and credit loss allowance
In order to determine the credit loss allowances, management determine credit rating grades of each loan. In cases where external ratings are not
available, management have determined internal grades as per the following table:

Internal rating grade Definition
Performing Low risk of defaults and no amounts are past due.

Doubtful low risk

30 days past due but less than 90 days past due and no history of default or where there is an
impairment of the investment of the subsidiary due to a decrease in the fair value of the underlying
properties.

Doubtful high risk

30 days past due but less than 90 days past due and has history of default or where there is an
impairment of the investment of the subsidiary due to a significant decrease in the fair value of the
underlying properties.

In default 90 days or more past due or where the investment in subsidiary is written off.

The following loans' credit risk were assessed and it was determined that they are performing well as there has not been a deterioration in credit risk since
the loans were originated. Therefore, the expected credit loss allowance was limited to the 12-month expected credit loss. No material expected credit loss
was accounted for on these loans:

• Nungu Trading 88 Proprietary Limited
• TP US Investments LLC

The following loans were considered as having a significant increase in credit risk and have been categorised in the category "doubtful high risk". Therefore
the expected credit loss allowance recognised during the period was the lifetime expected credit loss:
• Discus House Trading Proprietary Limited
• Texstores Propriety Limited

30 June 2026 30 June 2025

Company Basis of loss allowance
Gross carrying

amount
Credit loss
allowance Amortised cost

Gross carrying
amount Credit loss allowance Amortised cost

R'000 R'000 R'000 R'000 R'000 R'000
Non-current assets
TP US Investments LLC 12 month ECL 34,679 (10,337) 24,342 34,187 (6,496) 27,691

34,679 (10,337) 24,342 34,187 (6,496) 27,691
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30 June 2026 30 June 2025

Company Basis of loss allowance
Gross carrying

amount
Credit loss
allowance Amortised cost

Gross carrying
amount Credit loss allowance Amortised cost

R'000 R'000 R'000 R'000 R'000 R'000
Current assets
Discus House Proprietary Limited* Lifetime ECL 153,197 - 153,197 163,880 (131) 163,749
Nungu Trading 88 Proprietary Limited 12 month ECL 5,647 - 5,647 4,433 - 4,433
Texstores Propriety Limited Lifetime ECL 6,022 (1,191) 4,831 4,573 (692) 3,881

164,866 - (1,191) - 163,675 172,886 (823) 172,063

Current liabilities
Investage 183 Proprietary Limited* (167,881) - (167,881) (165,686) - (165,686)
Imperial Comm Props Proprietary Limited* (74,744) - (74,744) (74,744) - (74,744)

(242,625) - (242,625) (240,430) - (240,430)
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Reconciliation of credit loss allowances

30 June 2026

Gross carrying
amount

12-month
Expected

credit
loss/(reversal)

Lifetime
expected credit
loss (originated

not credit
impaired) Total

R'000 R'000 R'000 R'000
Opening balance (33,355) (10,337) (1,191) (44,884)
Loans advanced to subsidiary- cash 10,021 - 10,021
Loans repaid by subsidiary- cash (57,046) - - (57,046)
Repayment of loans by subsidiary- non cash 37,300 - - 37,300

(43,080) (10,337) (1,191) (54,608)

Loans to subsidiaries 188,017
Loans from subsidiaries (242,625)

(54,608)

30 June 2025

Gross carrying
amount

12-month
Expected
credit loss

Lifetime
expected credit
loss (originated

not credit
impaired) Total

R'000 R'000 R'000 R'000
Opening balance (2,003) (6,496) (823) (9,323)
Loans advanced to subsidiary- cash (10,343) - (10,343)
Loans repaid by subsidiary- cash (49,573) - - (49,573)
Repayment of loans by subsidiary- non cash 28,564 - - 28,564
Current year allowance - - - -

(33,355) (6,496) (823) (40,675)

Loans to subsidiaries 199,754
Loans from subsidiaries (240,430)

(40,676)

18. Investment property income
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Rental income 143,713 136,964
Recoveries of utilities from tenants 44,277 41,792

187,990 178,756

19. Dividends received from subsidiaries
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Dividends received from subsidiaries 28,031 40,024
Total distribution 28,031 40,024
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20. Property expenses
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Cleaning 2,820 2,653
Commissions amortised 1,190 1,450
Depreciation - Fixed assets 1,937 2,033
Depreciation- Tenant installation 1,792 2,089
Electricity consumption 26,668 22,873
Gardens and landscaping 1,158 1,116
Insurance 2,217 2,143
Levies 3,792 3,448
Other municipal charges 1,986 1,507
Other property related expenses* 4,821 4,754
Property management fees 4,603 4,299
External management fees 1,737 -
Rates and taxes 19,979 19,761
Repairs and maintenance 3,432 2,490
- Recovered from tenants - -
- Not recovered from tenants 3,432 2,490
Security 5,894 5,398
Fire detection 8 18
Water consumption 2,471 1,904

86,505 77,936
* Other property-related expenses includes consumables, legal and professional fees, lift and air-conditioning contracts among others.

21. Audit fee
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Audit fee 2,547 2,226
2,547 2,226

22. Other income COMPANY
30 June 2026

R `000
30 June 2025

R `000
Sundry income 1,856 (69)
Dividends received - 22
Reversal of impairment 583 2,435
Asset management fees 6,889 6,575

9,328 8,963

23. Finance income
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Investment income 4,039 4,505
Bank and other cash 1,987 6,794
Subsidiaries 3,157 3,645

9,183 14,944
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24. Finance costs
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Amortised cost
Standard Bank Limited (variable) 47,828 58,051
Investec Private Bank Limited (variable) 12,023 13,145
Banks and other 25 15
Amortisation of structuring costs 1,043 1,415

60,919 72,626

25. Fair value adjustments
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Investment property 19,529 94,266
Loss on disposal of property 4 -
Share based payment expense* - (3,269)
Financial instruments at fair value through profit or loss
Fair value- revaluation on Investments (15,334) (6,377)

4,199 84,620
*The share-based payment adjustment has been reclassified to administrative expenses in the financial year 2026. The
comparative amounts have not been restated.

48



Texton Property Fund Limited
(Registration Number 2005/019302/06)
Separate Annual Financial Statements for the year ended 30 June 2026

Notes to the Financial Statements

26. Income Tax

Income tax recognised in profit or loss:
COMPANY

30 June 2026
R `000

30 June 2025
R `000

South African normal tax expense
Current year - -
Deferred Tax - -
Total current tax - -

COMPANY
30 June 2026

R `000
30 June 2025

R `000
Profit/(loss) before income tax 40,030 129,369
Income tax statutory rate-27% (10,808) (34,930)
Effect of items that are exempt from taxation -
Fair value adjustments on investment properties 5,274 25,452
Fair value adjustments on unlisted investments (4,140) (1,722)
Effect of difference in tax treatment of items
Amortization, depreciation and wear and tear 1,721 1,380
Pre-paid expenditure 31 208
ECL and Bad debt (1,785) (1,935)
Movement in provisions (6) 237
Amounts received in advance (222) (217)
Other* (1,480) (277)
Non-deductible expenses** (657) (854)
Non- Taxable items*** (1,294) (1,107)
S6Quat rebates 309 2,385
CFC (3,384) (6,559)
Qualifying section 25BB REIT distribution 16,442 17,939

(0) -
Effective tax rate 0.00% 0.00%

*Other expenses mostly consists of foreign exchange losses that have been deferred
**Non-deductible expenses consist of professional fees and repairs and maintenance that were considered to be of a capital nature
***Non-taxable items consist of Straight lining and share based payment adjustments

South African laws
The income tax for the period comprises current and deferred income tax and is recognised in profit or loss except to the extent that it
relates to items recognised in other comprehensive income or directly in equity, in which case it will also be recognised in other
comprehensive income or directly in equity as applicable. The company is a REIT and all subsidiaries in the company are "controlled
companies" (as defined by the Income Tax Act"). The company applies judgement in determining what sources of income constitute
"rental income" as defined by S25BB of the Income Tax Act.
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27. Cash generated by operations
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Profit before tax 40,030 129,369
Adjusted for:
Depreciation-Fixed assets 6 2,007 2,076
Depreciation-Tenant installation 7 1,791 2,089
Amortization-Lease commission 8 1,189 1,450
Impairment allowance 7,060 7,317
Dividends received 19 (28,031) (40,046)
Finance income 23 (9,183) (14,944)
Straight line adjustment 4,241 2,991
Finance costs 24 60,919 72,626
Fair value adjustments 25 (4,195) (87,889)
Share-based payment expense 38 2,076 3,269
Leave pay accrual 24 (876)
Loss on disposal of investment property 25 (4) -
Non cash flow items* 5,894 969
Structure fees amortised 350 309
Reversal of impairment on joint venture 37 (583) (2,435)
Cash generated before working capital changes 83,585 76,275
Changes in working capital:
- Decrease/ (Increase) in trade and other receivables (5,619) (1,907)
- Increase/ (Decrease) in trade and other payables 2,194 (1,253)
Cash generated by operations 80,160 73,115

*Non cash flow items includes transactions settled through share subscriptions, movements in the intercompany loan accounts and
costs capitalised to the external loan accounts
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28. Liabilities arising from financing activities
Non-cash changes
COMPANY

1 July 2025
Net repayment

Cashflow*
Non cash

repayment Reclassification
Structuring fees

amortised Interest accrual Total
R’000 R’000 R’000 R’000 R’000 R’000 R’000

30 June 2026
Non-current interest bearing borrowings 596,551 (57,563) 37,919 (83,207) 637 (287) 494,050
Current interest bearing borrowings 72,427 - 83,207 - 155,634
Total liabilities from financing activities 668,978 (57,563) 37,919 - 637 (287) 649,684
30 June 2025
Non-current interest bearing borrowings 662,788 (81,723) 15,533 - 371 (418) 596,551
Current interest bearing borrowings 72,427 - - - - - 72,427
Total liabilities from financing activities 735,215 (81,723) 15,533 - 371 (418) 668,978

*Reconciliation of cash flow COMPANY
30 June 2026

R `000
30 June 2025

R `000
Proceeds from other financial liabilities 29,300 33,000
Repayments of other financial liabilities (86,863) (114,723)

(57,563) (81,723)
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29. Dividends paid and return of capital
1 1 1

COMPANY
30 June 2026

R `000
30 June 2025

R `000
Dividends (210,380) (132,874)

Texton is a listed REIT and as per paragraph 13.28(a) of the JSE Listings Requirements, a REIT issuer is required to "distribute at least 75% of
its
total distributable profits as a distribution to the holders of its listed securities (which includes shares and linked units) by no later than four
months after its financial year-end, subject to the solvency and liquidity test as defined in the Companies Act and applied in section 46 of
the Act"

The Board of Texton declared a special gross dividend of 63.74 cents per ordinary share (out of income reserves from the 2026 financial year
profits of the Company) during September 2025.

The Board of directors of Texton (“the Board”) is pleased to announce that Texton has declared a final dividend of 18.45 cents (2025: 20.13
cents*) per share for the year ended 30 June 2026.
*refers to the dividend declared in April 2025

30. Dividends received
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Dividends receivable opening balance (40,024) (35,767)
Dividends from subsidiaries and company entities 40,024 35,767
Dividend receivable from subsidiaries at year end (28,031) (40,024)
Dividend settled by subsidiaries 28,031 40,024
Dividends received - -
*The dividends are settled through the intercompany loan accounts.
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31. Commitments
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Operating leases - as lessor (income)
Minimum lease payments receivable*
- Within one year 137,710 137,052
- Second year 63,813 73,769
- Third year 28,998 38,291
- Fourth year 10,509 22,204
- Fifth year 9,003 9,455
- Later than 5 years 3,896 14,011
Contractual cash inflows 253,929 294,782

- straight line rental adjustment 9,610 13,851
Future book revenue 263,539 308,633
*The amounts reflected in the prior year column have been restated to reflect the correct operating lease income values

Operating lease income represents rentals received by the Company for its properties. Rentals on the properties escalate at an average rate
of 7% per annum (2025: 4.95%).

Capital Commitments [IAS40]
Capital improvements in respect of Investment Properties:
Approved and committed - -
Approved and uncommitted 12,955 11,945

12,955 11,945

Capital Commitments
Capital improvements in respect of unlisted investments
Approved and committed* - -
Approved and uncommitted - -

- -
*The capital call period expired during the year and therefore, there is no longer an undrawn
commitment for this fund.

Operating Expense Commitments [IAS40]
Contractual commitments in respect of general maintenance to investment
property:
- Within one year 3,392 2,848
- Two to five years 2,456 1,764
- Later than 5 years - -

5,848 4,612
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32. Related parties

Related party relationships exist between the Company, its subsidiaries, directors, and key management of the company.

Refer to the Director's report for list of subsidiaries, Group entities and joint ventures.

Related through common shareholding/directorship or affiliated with related parties
Oak Tech Trading (Pty) Ltd Oak Tech Trading (Pty) Ltd has 97,214,624 ordinary shares pledged as security

for 30 months relating to borrowings in the amount of R85.7 million as at 30
June 2026. The shareholders of Oak Tech Trading (Pty) Ltd are Kloof Capital
South Africa (Pty) Ltd and Geomer Investments (Pty) Ltd. Robert Franco and
Marcel Golding, who are non-executive directors of Texton, are the ultimate
shareholders of Kloof Capital South Africa (Pty) Ltd and Geomer Investments
(Pty) Ltd, respectively.

Kloof Capital (Pty) Ltd During the current year, Texton Group paid consulting and rental fees of
R333,089 (2025:R737,629) to the related party.

Rex Trueform Group Limited Rex Trueform Group Limited is a related party through common shareholding of
Marcel Golding. During the current year, Texton Group did not incur any fees to
the related party (2025: R96,659).

32.1 Inter-company transactions

Loans
receivable/
(Payable)

Interest (received)/
Paid Distributions

Distribution
receivables Rent receivable

R'000 R'000 R'000 R'000 R'000
30 June 2026
Discus House Proprietary Limited 153,197 - 9,340 (9,340) -
Imperial Comm Props Proprietary Limited (74,744) - - -
Investage 183 Proprietary Limited (167,881) - 13,936 (13,936) -
Nungu Trading 88 Proprietary Limited 5,647 - 2,612 (2,612) -
TP US Investments LLC 24,342 -
Texstores Propriety Limited 4,831 - 2,143 (2,143) 5,007

(54,608) - 28,031 (28,031) 5,007

Loans Interest received/ Distributions
Distribution
receivables Rent receivable

R'000 R'000 R'000 R'000 R'000
30 June 2025
Discus House Proprietary Limited 163,749 - 23,034 (23,034) -
Imperial Comm Props Proprietary Limited - - - - -
Investage 183 Proprietary Limited - - 12,831 (12,831) -
Nungu Trading 88 Proprietary Limited 4,433 - 3,646 (3,646) -
TP US Investments LLC 27,691 - - - -
Texstores Propriety Limited 3,881 513 (513) 1,430

199,754 - 40,024 (40,024) 1,430
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Related parties continued...

32.2 Compensation paid to directors and prescribed officers

30 June 2026
Fees paid
R `000

Salaries, bonuses
and performance

related
payments
R `000

Total
remuneration

R `000
IFRS 2 Charge

R'000

Total
remuneration

R `000
Executive Directors
HSP Welleman* - 5,674 5,674 1,211 6,885
J H Rens* - 5,506 5,506 866 6,372
Non-executive Directors
MA Golding (Chairman) 507 - 507 - 507
R Franco - - - - -
Independent Non-executive Directors
AJ Hannington 376 - 376 - 376
JR Macey 463 - 463 - 463
W Van der Vent 347 - 347 - 347
Total compensation paid to directors and prescribed officers 1,693 11,180 12,873 2,076 14,950
*This amount includes a payment relating to the return of capital
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Related parties continued...

30 June 2025
Fees paid
R `000

Salaries, bonuses
and performance

related
payments
R `000

Total
remuneration

R `000
IFRS 2 Charge

R'000

Total
remuneration

R `000
Executive Directors
HSP Welleman - 7,087 7,087 1,806 8,893
J H Rens - 6,709 6,709 1,550 8,259
Non-executive Directors -
MA Golding (Chairman) 464 - 464 - 464
R Franco - - - - -
Independent Non-executive Directors -
AJ Hannington 355 - 355 - 355
JR Macey 437 - 437 - 437
W Van der Vent 328 - 328 - 328

- - - - -
Total compensation paid to directors and prescribed officers 1,583 13,796 15,379 3,356 18,735
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32.3 Directors’ holdings

30 June 2026 Direct Indirect Total % holding
MA Golding* - 61,856,844 61,856,844 18.74%
JR Macey 5,744 36,925 42,669 0.01%
R Franco - 137,408,024 137,408,024 41.63%

5,744 199,301,793 199,307,537 60%

30 June 2025 Direct Indirect Total % holding
MA Golding* - 61,856,844 61,856,844 18.74%
JR Macey 5,744 36,925 42,669 0.01%
R Franco - 137,408,024 137,408,024 41.63%

5,744 199,301,793 199,307,537 60.%
*MA Golding owns 55% and RA Franco owns 45% of Oak Tech

33. Risk management

The company’s financial instruments consist mainly of deposits with banks, interest-bearing liabilities, derivative instruments, amounts due
from subsidiaries, company entities and third parties, trade and other receivables and trade and other payables.

The company has exposure to the following risks from its use of financial instruments:
● Liquidity risk;
● Credit risk; and
● Market risk.

While risk management is the ultimate responsibility of the Board of Directors, the Board has delegated this responsibility to the Audit and
Risk Committee which is responsible for developing and monitoring the company’s risk management policies.

The company’s risk management policies are established to ensure:
● improved risk management and control;
● the efficient allocating of funds to maximise returns;
● the maintenance of acceptable levels of risk within the company as a whole; and
● efficient liquidity management and control of funding.

The Audit and Risk Committee reviews Management’s compliance with the company’s risk policies and procedures and assesses the
adequacy of the risk management framework. The Committee reports regularly to the Board of Directors.
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33.1 Classification of financial instruments
The table below sets out the company’s accounting classification of each class of financial asset and liability.

COMPANY
At amortised cost Fair value through profit or loss

Note 30 June 2026 30 June 2025 30 June 2026 30 June 2025
Financial assets
Loans to subsidiaries 17 163,675 172,063 - -
Unlisted Investments 13 - 37,577 47,365
Trade and other receivables 9 23,782 20,558 - -
Cash and cash equivalents 11 17,888 12,906 - -

205,345 205,527 37,577 47,365

Financial liabilities
External loans 14 649,684 668,978 - -
Loan from subsidiary 17 242,625 240,430 - -
Trade and other payables 16 19,240 17,701 - -

911,549 927,109 - -

33.2 Liquidity risk

Liquidity risk is the risk that the company will not be able to meet its financial obligations as they fall due.

The company ensures that it always has adequate funds available and seeks to borrow for as long as possible at the lowest cost. Liquidity
requirements are managed by monitoring forecasted cash flows and the maturity profile of financial liabilities.

A maturity analysis of financial liabilities is set out in the table below.

COMPANY
Carrying
amount

Contractual cash
flows Less than 1 year 2-3 years 4-5 years

R `000 R `000 R `000 R `000 R `000
30 June 2026
Non-interest bearing 16 19,240 19,240 19,240 - -
Variable interest rate instruments 14 649,684 967,920 256,840 391,151 319,929
Non-derivative financial liabilities 668,924 987,160 276,080 391,151 319,929
30 June 2025
Non-interest bearing 17,701 17,701 17,701 - -
Variable interest rate instruments 668,978 750,223 91,614 658,609 -
Non-derivative financial liabilities 686,679 767,924 109,315 658,609 -
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33.3 Market risk

Market risk is the risk that changes in market prices, such as foreign exchange rate, interest rates and equity prices will affect the company’s
income or the value of its holdings of financial instruments. The objective of market risk management is to manage and control market risk
exposures within acceptable parameters while optimising return. The company enters into derivatives and incurs financial liabilities in order
to manage market risks. All such transactions are carried out within the guidelines set by the Audit and Risk Committee.

Interest rate risk
The company is exposed to interest rate risk as it borrows funds at variable interest rates.

COMPANY
30 June 2026 30 June 2025

Fixed rate instruments
Financial liabilities - -

- -
Variable rate instruments
Financial assets 41,670 33,464
Financial liabilities (649,684) (668,978)

(608,014) (635,514)

Cash flow sensitivity analysis for variable rate instruments
A change of 50 basis points in the interest rates at the reporting date would have increased/(decreased) equity and profit or loss by the
amount shown below. This analysis assumes that all other variables remain constant.

COMPANY
30 June 2026

R `000
30 June 2025

R `000
Effect on equity and profit or loss
50 bps increase (3,040) (3,178)
50 bps decrease 3,040 3,178

The company adopts a policy to manage its exposure to changes in interest rates on borrowings is on a fixed basis. This is achieved by
entering into fixed rate swap instruments, when necessary. All such transactions are carried out within the guidelines of the Audit and Risk
Committee. As a consequence, the company is exposed to fair value interest rate risk in respect of the fair value of its interest rate financial
instruments, which will not have an impact on distributions. Short-term receivables and payables and investments are not directly exposed to
interest rate risk.

Currency risk

Currency risk related to investments in foreign operations
The Company has interests in entities which operate in the UK and has exposure to a USD denominated investment.

Currency risk related to foreign transactions
The company operates predominantly within its own common monetary area and therefore the company has no significant currency risk
with regard to operational activities. During 2026 and 2025 year, the Company did not enter into any transactions to hedge against foreign
currency risk.

Currency risk related to foreign currency-denominated loan of the Company
The Company has loans denominated in foreign currency hence the exposure to exchange rate fluctuations arises. The currency giving rise to
currency risk in which the Company primarily deals is USD.

As at the reporting date, the Company’s exposure to foreign currency risk was as follows, based on a notional amount.
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USD'000 USD'000
Foreign loans receivable 1,500 1,500
Foreign loans- interest receivable 608 422

2,108 1,922

The following significant exchange rates applied during the year:
2026 2025

Closing rate R Average rate R Closing rate R Average rate R
USD 16.39 16.44 17.72 17.86

Sensitivity analysis
A 10% strengthening of the Rand against the USD as at 30 June would have increased/decreased profits and equity by the amount shown
below. This calculation assumes that all other variables, in particular interest rates, remain constant.

COMPANY
30 June 2026

R `000
30 June 2025

R `000
Foreign loans payable - -
Foreign loans receivable 3,455 3,405

33.4 Credit risk

Credit risk is the risk of financial loss to the company if a tenant or counterparty to a financial instrument fails to meet its contractual
obligations and arises principally from the company's receivables from tenants, loans to subsidiaries, joint ventures

The carrying amount of financial assets below represents the maximum credit exposure. The maximum exposure to credit risk was:

COMPANY
30 June 2026

R `000
30 June 2025

R `000
Trade and other receivables 9 23,782 20,558
Cash and cash equivalents 11 17,888 12,906
Loans to subsidiaries 17 163,675 172,063
Unlisted investments 13 37,577 47,365

242,922 252,892
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33.5 Fair values
The carrying value of the assets and liabilities carried at amortised cost approximate fair value.

The fair value of trade receivables approximates its carrying amount as it is short term in nature. The fair values of all financial instruments,
interest rate swaps and variable rate liabilities are substantially the same as the carrying amounts reflected on the statement of financial
position.

Fair value hierarchy
The company measures fair values using the following hierarchy that reflects the significance of the inputs used in making the measurements:
● Level 1: Quoted prices (unadjusted) in an active market for an identical instrument.
● Level 2 : Valuation techniques based on observable inputs, either directly (i.e. as prices) or indirectly (i.e. derived

from prices). This category includes instruments valued using quoted market prices in active markets
for similar instruments; quoted prices for identical or similar instruments in markets that are
considered less than active; or other valuation techniques where all significant inputs are directly or
indirectly observable from market data.

● Level 3 : Valuation techniques using significant unobservable inputs.
This category includes all instruments where the valuation technique includes inputs not based on
observable data and the unobservable inputs have a significant effect on the instrument’s valuation.
This category also includes instruments that are valued based on quoted prices for similar instruments
where significant unobservable adjustments or assumptions are required to reflect differences
between the instruments.

Fair values of financial assets and financial liabilities that are traded in active markets are based on quoted market prices or dealer price
quotations. For all other financial instruments, the company determines fair values using valuation techniques. Valuation techniques include
net present value and discounted cash flow models and comparison to similar instruments for which market observable prices exist.
Assumptions and inputs used in valuation techniques include risk-free and benchmark interest rates, credit spreads and other premiums used
in estimating discount rates, bond and equity prices, foreign currency exchange rates, equity and equity index prices and expected price
volatilities and correlations. The objective of valuation techniques is to arrive at a fair value determination that reflects the price of the
financial instrument as at the reporting date which would have been determined by market participants acting at arm’s length.

The company uses widely recognised valuation models for determining the fair value of common and more simple financial instruments, like
interest rate swaps and cross currency interest rate swaps that use only observable market data and require little judgement and estimation.

Observable prices and model inputs are usually available in the market for listed debt and equity securities, exchange-traded derivatives and
simple over-the-counter derivatives like interest rate swaps and cross currency interest rate swaps. Availability of observable market prices
and model inputs reduces the need for Management judgement and estimation and also reduces the uncertainty associated with the
determination of fair values.

Investment property and investment property held for sale
Investments at fair value in Level 3 represent investment properties, investment properties held for sale. A detailed reconciliation, as well as
a sensitivity analysis of all major assumptions, have been included as part of the investment property note (note 5). No buildings were
classified as held for sale at year end.

Unlisted investments
The Group’s offshore investment portfolio is held through pooled investment structures in which Texton’s ownership percentages are
relatively small. These pooled vehicles aggregate capital from multiple investors and deploy it across a broad range of underlying assets. The
diversification is multi-dimensional:
•Geographically, with exposure across several jurisdictions and, within each, multiple regional markets;
•By asset class, including industrial, multi-family and single-family residential, affordable housing, hospitality and car parks; and
•By structure, through indirect property funds, co-investments, and private partnerships
As a result, our exposure is not to a single property or homogeneous group of assets, but to a multi-layered portfolio in which risk and
performance are spread across many unrelated drivers
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The majority of these investments are managed externally through fund managers or platforms. As such, the Group does not have direct
operational control or visibility over the detailed valuation models. The significant unobservable inputs typically used in determining value are
often not contractually available to the Group due to the pooled structure of these funds, varies broadly across managers and markets, and
prepared using proprietary models that are not readily comparable or reconcilable

While the Group does not have direct access to the individual inputs used in external managers’ valuation models, we obtain comfort over
the reliability of these valuations through a structured oversight process. This includes:
•Assessing the competence, track record, and independence of the fund managers;
•Reviewing their valuation policies, methodologies, and internal control frameworks;
•Engaging with managers on significant valuation movements and ensuring consistency with market understanding; and
•Considering the reasonableness of reported NAVs in the context of the Group’s broader portfolio and external benchmarks.

In this way, our comfort is derived not from replicating each underlying model, but from evaluating the robustness of the managers’ valuation
processes and governance.

Quantitative disclosure of significant unobservable inputs is required only to the extent that such information is reasonably available.

Management’s assessment was, and remains, that disclosing individual unobservable inputs across such a diversified, multi-jurisdictional
portfolio would not enhance understandability for users and could, in fact, reduce clarity by presenting a large set of uncorrelated and
inconsistent data points. Further, these underlying inputs are not developed by the Group and are not reasonably available to the Group.

Cash and cash equivalents, short term receivables, and short term payables
Cash and cash equivalents are not fair valued and the carrying amounts are presumed to equal fair value. Short-term receivables and short-
term payables are measured at amortised cost and approximate fair value due to the short-term nature of these instruments. These
instruments are not included in the fair value hierarchy.

The table below analyses financial instruments carried at fair value by valuation method.

COMPANY
Level 1 Level 2 Level 3 Total

Valuation method R `000 R `000 R `000 R `000
30 June 2026
Unlisted investments - 37,577 37,577
Investment properties - - 1,311,162 1,311,162

30 June 2025
Unlisted investments - - 47,365 47,365
Investment properties - - 1,283,577 1,283,577
Investment property held for sale - - - -

Level 3 fair values
The following table shows the valuation techniques used in measuring level 3 fair values:
Investment properties Refer to note 5 Refer to note 5 Refer to note 5

Unlisted investments: Cadre

Texton will rely on the sponsor
valuations to determine fair value at
each valuation date. These valuations
in turn are based on the underlying
NAV of the investments.

Refer to Note 13 Refer to Note 13
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34. Going concern

The directors considered the REIT’s portfolio of income-generating properties, contracted lease escalations, tenant retention levels, and
diversified sectoral and geographic exposure. The directors also evaluated the Group’s liquidity position, access to committed banking
facilities, and ongoing compliance with REIT regulatory and debt covenant requirements.

During this assessment, it was noted that the Company's current liabilities exceed its current assets, due to a banking facility falling due in
January 2027 and related party loans.

The Company will engage with relevant bank regarding the renewal of the facility. The Group has a successful track record of renewing
facilities with its banking partners and at the date of this report there is no reason to believe that the facility will not be renewed. In addition,
there are no covenant breaches and the Group has sufficient cash and undrawn facilities available to settle the outstanding amount.

A substantial portion of the current liabilities consists of loans from two wholly owned subsidaries, Investage Pty and Imperial Prop Comms
Ltd. Since these loans originate from entities that are fully owned by the Company, the Directors confirm the loans will not be repaid within
the next 12 months.

35. Events after the reporting date

Subsequent to year-end, the Group signed sale agreements for the disposal of two properties located in Greenstone, Johannesburg. The sale
value agreed for Greenstone Office Building 15 amounted to R10.8m and Greenstone Office Building 9 amounted to R23.4m. The
agreements were signed on 11 and 20 July 2026, respectively and each were subject to a number of conditions precedents, most notable due
diligence periods in favour of the purchasers and final Group board approvals. As at the date of issuing the financial statements, all conditions
were fulfilled and the transaction will be completed in due course

Declaration of a dividend

The Board of directors of Texton (“the Board”) is pleased to announce that Texton has declared a final dividend of 18.45 cents (2025: 20.13
cents*) per share for the year ended 30 June 2026.
*refers to the dividend declared in April 2025
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36. Investments in subsidiaries and company entities

The following table lists the entities which are controlled by the Company, either directly or indirectly through
subsidiaries.

Percentage holding

Subsidiaries
Place of
incorporation 30 June 2026 30 June 2025

% %

Discus House Proprietary Limited South Africa 100% 100%
Imperial Comm Props Proprietary
Limited South Africa 100% 100%
Investage 183 Proprietary
Limited South Africa 100% 100%
Nungu Trading 88 Proprietary
Limited South Africa 100% 100%
TexStores Propriety Limited South Africa 100% 100%
Texton Property Investments UK
Limited United Kingdom 100% 100%

TP US Investments LLC
United States of
America 100% 100%

TPI Canvas LP
United States of
America 99.5% 99.5%

Controlled entities
Vunani Property Investment
Trust South Africa 100% 100%

36.1 Reconciliation of closing balance

Opening
balance June

2025

Increase/(Decrease)
in Investments

(Increase)
/Decrease in
Impairment

Closing Balance
June 2026

Subsidiaries
Discus House Proprietary Limited - - - -
Imperial Comm Props Proprietary Limited 56,174 - - 56,174
Investage 183 Proprietary Limited 369,248 - - 369,248
Nungu Trading 88 Proprietary Limited 39,333 - - 39,333
TexStores Propriety Limited - - - -
Texton Property Investments UK Limited 440,146 (182,622) - 257,524
TP US Investments LLC 24 (23) - 1
TPI UK No1 Limited - -

Controlled entities -
Vunani Property Investment Trust 5,295 - - 5,295

-
910,220 (182,645) - 727,575
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Investments in subsidiaries and company entities continued...

36.2 Reconciliation of closing balance

Opening
balance June

2024

Increase/(Decrease)
in Investments

(Increase)
/Decrease in
Impairment

Closing Balance
June 2025

Subsidiaries
Discus House Proprietary Limited - - - -
Imperial Comm Props Proprietary Limited 56,174 - - 56,174
Investage 183 Proprietary Limited 369,248 - - 369,248
Nungu Trading 88 Proprietary Limited 39,333 - - 39,333
Sable Place Properties 121 Proprietary Limited - - - -
TexStores Propriety Limited - - - -
Texton Property Investments UK Limited 575,074 (134,928) - 440,146
TP US Investments LLC 24 - - 24

-
Controlled entities -
Vunani Property Investment Trust 5,295 - - 5,295

-
1,045,148 (134,928) - 910,220

Cost
Accumulated
movement Carrying value

30 June 2026
Investments and subsidiaries and company entities 852,115 (124,540) 727,575
30 June 2025
Investments and subsidiaries and company entities 1,034,739 (124,519) 910,220

The investments are tested annually for impairment. The impairment is calculated by comparing the net asset value of each entity (the
recoverable amount) to the carrying amount of the investment. The impairments are a result of a decrease in underlying property values in
the subsidiaries. The impairment has been accounted for in profit or loss.

The Company has no sponsored entities and has no interest in unconsolidated entities.

37. Investment in joint venture: Inception (Reading) S.a.r.l - Broad Street Mall
Group and Company

Carrying amount
30 June 2026

R `000
30 June 2025

R `000
Cost -
Reversal of impairment of joint venture (583) (2,435)
Funds received from joint venture 583 2,435

- -

The company had a 50% (2025: 50%) interest in Broad Street Mall and Texton exercises joint control. This interest is accounted for using the
equity method. The Company’s principal place of business is in the UK and is a company incorporated in Luxembourg.

On 25 June 2022, Board Street Mall was successfully sold to a 3rd party. Inception (Reading) S.a.r.l was liquidated on 27 February 2025.
A final distribution of R583,900 was received from Inception (Reading) S.a.r.l during the current financial year.
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38. Share based payment reserve
COMPANY

30 June 2026
R `000

30 June 2025
R `000

Opening balance 4,501 1,232
Expense recognised in profit and loss 2,076 3,269
Shares issued during the current year - -
Closing balance 6,577 4,501

In terms of the Conditional Share Plan (“CSP”), approved and adopted by shareholders on 30 November 2020, the company has granted
conditional shares to the executive directors and staff. The full details of the scheme are included in the remuneration report.

Details of the conditional shares awarded are set out below :
Tranche 2 Tranche 3 Tranche 4 Tranche 5 Total

Grant date 30-Jun-22 1-Jul-22 1-Jul-23 1-Jul-24
Vesting date 30-Jun-24 30-Jun-25 30-Jun-26 30-Jun-27

HSP Welleman
Opening shares 63,360 106,667 - - -
Shares Awarded - - 1,125,000 250,000 1,375,000
Total Shares awarded 63,360 106,667 1,125,000 250,000 1,375,000

JH Rens
Opening shares - 176,000 - - -
Shares Awarded - - 733,333 250,000 983,333
Total shares awarded - 176,000 733,333 250,000 983,333

The CSP awards have been recognised as equity settled share-based payments as a separate category within equity. The fair value of the CSP
has been measured using the Black-Scholes model.

Details of the Plan
Expected volatility of 16.42% has been based on an evaluation of the historical volatility of the company’s share price since listing. The
expected forfeiture rate has been based on historical experience and general employee behaviour. Where these result in changes in the non-
market conditions of the scheme, the cumulative impact is charged to profit or loss in the year the adjustment is made

The shares awarded under tranche 2 comprise performance shares (65%) which are subject to a two-year service period and the achievement
of certain financial and individual performance measures and retention shares (35%) which are subject to a 2 year service period only.

The shares awarded under tranche 3 comprise performance shares (65%) which are subject to a three-year service period and the
achievement of certain financial and individual performance measures and retention shares (35%) which are subject to a 3 year service
period only.

The shares awarded under tranche 4 comprise performance shares (65%) which are subject to a three-year service period and the
achievement of certain financial and individual performance measures and retention shares (35%) which are subject to a 3 year service
period only.

The shares awarded under tranche 5 comprise performance shares (65%) which are subject to a three-year service period and the
achievement of certain financial and individual performance measures and retention shares (35%) which are subject to a 3 year service

On the vesting date the participant is entitled to settlement of the award and no amount is payable by the participant for the settlement of
shares that have vested. The actual quantum of shares received by a participant on vesting will depend on the extent to which the
performance conditions, set out in the award letter, are achieved and will be determined over the performance period.
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39. Standards, Amendments and interpretations for the first time at 30 June 2026

The standards, amendments and interpretations effective for the first time in the current financial year have been summarised below. The
impact of the adoption of these standards have been considered.

Statement
Effect for accounting
periods beginning on
or after

Summary of key points Impact on the company

IAS 21 The Effects of Changes in
Foreign Exchange Rates
(Amendment – Lack of
Exchangeability)

Annual periods
beginning on or after
1 January 2026

The Amendments introduce
requirements to assess when a
currency is exchangeable into another
currency and when it is not. The
Amendments require an entity to
estimate the spot exchange rate when
it concludes that a currency is not
exchangeable into another currency.

The changes did not have a material
impact on the financial statements
and the company.
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Standards, Amendments and interpretations for the first time at 30 June 2026 continued...

Standards and interpretations not yet effective

In terms of IFRS the Company is required to include in its annual financial statements , disclosure about the future impact of standards and
interpretations issued but not yet effective as at the issue date.

At the date of authorisation of the annual financial statements of the Company for the year ended 30 June 2026, the following standards and
interpretations were in issue but not yet effective which are applicable to the Company:

Statement

Effect for accounting
periods beginning on
or after Summary of key points Impact on the company

IFRS 18
Presentation and
Disclosure in
Financial
Statements

Annual periods
beginning on or after
1 January 2027

IFRS 18, which was published by the
IASB on 9 April 2024, sets out
significant new requirements for how
financial statements are presented,
with particular focus on:
•The statement of profit or loss,
including requirements for mandatory
sub-totals to be presented. IFRS 18
introduces requirements for items of
income and expense to be classified
into one of five categories in the
statement of profit or loss. This
classification results in certain sub-
totals being presented, such as the sum
of all items of income and expense in
the operating category comprising the
new mandatory ‘operating profit or
loss’ sub-total
•Aggregation and disaggregation of
information, including the introduction
of overall principles for how
information should be aggregated and
disaggregated in financial statements
•Disclosures related to management-
defined performance measures
(MPMs), which are measures of
financial performance based on a total
or sub-total required by IFRS
Accounting Standards with
adjustments made (e.g. ‘adjusted profit
or loss’). Entities will be required to
disclose MPMs in the financial
statements with disclosures, including
reconciliations of MPMs to the nearest
total or sub-total calculated in
accordance with IFRS Accounting
Standards.

The changes are not expected to
have a material impact on the Group
financial statements
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Standards, Amendments and interpretations for the first time at 30 June 2026 continued...

In response to matters that had been
raised to the IFRS Interpretations
Committee as well as matters that
arose during the post-implementation
review of classification and
measurement requirements of IFRS 9
Financial Instruments, in May 2024, the
IASB issued Amendments to the
Classification and Measurement of
Financial Instruments. The
Amendments modify the following
requirements in IFRS 9 and IFRS 7:

Derecognition of financial liabilities:
• Derecognition of financial liabilities
settled through electronic transfers

Classification of financial assets
• Contractual terms that change the
timing or amount of contractual cash
flows
• Financial assets with non-recourse
features
Disclosures

• Investments in equity instruments
designated at fair value through other
comprehensive income
• Contractual terms that could change
the timing or amount of contractual
cash flows

The Amendments may significantly
affect how entities account for the
derecognition of financial liabilities and
how financial assets are classified.

The changes are not expected to
have
a material impact on the Group
financial statements
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Standards, Amendments and interpretations for the first time at 30 June 2026 continued...

IFRS 18 Presentation and Disclosure
in Financial Statements

Annual periods
beginning on or after

1 January 2027

IFRS 18, which was published by the
IASB on 9 April 2024, sets out
significant new requirements for how
financial statements are presented,
with particular focus on:
• The statement of profit or loss,
including requirements for mandatory
sub-totals to be presented. IFRS 18
introduces requirements for items of
income and expense to be classified
into one of five categories in the
statement of profit or loss. This
classification results in certain sub-
totals being presented, such as the sum
of all items of income and expense in
the operating category comprising the
new mandatory ‘operating profit or
loss’ sub-total.
• Aggregation and disaggregation of
information, including the introduction
of overall principles for how
information should be aggregated and
disaggregated in financial statements.
• Disclosures related to management-
defined performance measures
(MPMs), which are measures of
financial performance based on a total
or sub-total required by IFRS
Accounting Standards with
adjustments made (e.g. ‘adjusted profit
or loss’). Entities will be required to
disclose MPMs in the financial
statements with disclosures, including
reconciliations of MPMs to the nearest
total or sub-total calculated in
accordance with IFRS Accounting
Standards.

The changes are not expected to
have a material impact on the Group
financial statements
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