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Independent auditor’s report continued

OTHER INFORMATION

The directors are responsible for the other information. The other information comprises the information included in the document 
titled “Consolidated financial statements of Vukile Property Fund Limited (the company) and its subsidiaries (together the group) 
as at 31 March 2024 (the consolidated financial statements)” which includes the directors’ report, the Audit and risk committee report 
and the Company Secretary’s certification as required by the Companies Act of South Africa, which we obtained prior to the date of 
this auditor’s report and the document titled “Vukile 2024 Integrated Annual Report”, 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 report 
thereon.

Our opinion on the consolidated and 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 consolidated and separate financial statements, our responsibility is to read the other information 
identified above and, in doing so, consider whether the other information is materially inconsistent with the consolidated and 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 on the other information that we obtained prior to the date of this auditor’s report, 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 CONSOLIDATED AND SEPARATE FINANCIAL STATEMENTS

The directors are responsible for the preparation and fair presentation of the consolidated and separate financial statements in 
accordance with IFRS Accounting Standards 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 consolidated and separate financial statements that are free from 
material misstatement, whether due to fraud or error.

In preparing the consolidated and separate financial statements, the directors are responsible for assessing the group and 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 group and/or the company or to cease operations, 
or have no realistic alternative but to do so.

AUDITOR’S RESPONSIBILITIES FOR THE AUDIT OF THE CONSOLIDATED AND SEPARATE FINANCIAL STATEMENTS

Our objectives are to obtain reasonable assurance about whether the consolidated and 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 consolidated 
and 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 consolidated and 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 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 group’s and 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
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Independent auditor’s report continued

• 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 group’s and 
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 consolidated and 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 group and/or company to cease to continue as a 
going concern

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

• Obtain sufficient appropriate audit evidence regarding the financial information of the entities or business activities within the group 
to express an opinion on the consolidated financial statements. We are responsible for the direction, supervision and performance of 
the group audit. We remain solely responsible for our audit opinion

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 
consolidated and separate financial statements of the current period 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 

In terms of the IRBA Rule published in Government Gazette Number 39475 dated 4 December 2015, we report that 
PricewaterhouseCoopers Inc. has been the auditor of Vukile Property Fund Limited for six years.

PricewaterhouseCoopers Inc. 
Director: F.J Kruger
Registered Auditor 

Johannesburg
South Africa

5 June 2024
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Directors’ report

The directors have pleasure in submitting the 20th directors’ report, which forms part of the annual financial statements of the group 
for the year ended 31 March 2024.

Vukile was listed on 24 June 2004 with a market capitalisation of approximately R1.03 billion. The market capitalisation of the 
company as at 31 March 2024 was R16.7 billion (31 March 2023: R12.2 billion.)

SUMMARY OF FINANCIAL PERFORMANCE AND DIVIDENDS

The information presented for the year ended 31 March 2024 has been prepared in accordance with IFRS and the group’s accounting 
policies. The presentation of the results also complies with the relevant sections of the Companies Act and the JSE Listings 
Requirements. The annual financial statements have been audited by PwC.

The board declared a final dividend for the year ended 31 March 2024 of 72.17501 cents per share and an interim dividend of 
52.07420 cents per share for the six months ended 30 September 2023.

The company’s use of funds from operation (FFO) per share and dividend per share as relevant measures of results for trading 
statement purposes remains unchanged from the prior year.

NATURE OF BUSINESS

Vukile is a property holding and investment company through the direct and indirect ownership of investment property in South Africa 
and Spain. The group holds a portfolio of direct property assets as well as strategic shareholdings in listed REITs. The company is 
listed on the JSE and the NSX in Namibia under the retail REITs sector.

CAPITAL STRUCTURE

The authorised share capital comprises 1 500 000 000 ordinary shares with no par value. There were 1 104 719 779 shares in issue 
at 31 March 2024. The company issued 124 493 151 new shares during the year under review. Refer to note 17 of the annual financial 
statements for further detail in this regard. The group has no unlisted securities in issue.

SOLVENCY AND LIQUIDITY TEST

The directors have performed the required solvency and liquidity tests required by the Companies Act of South Africa in all relevant 
instances during the year, including prior to the interim and final dividend declarations. 

MANAGEMENT AND ADMINISTRATION

The management of Vukile is responsible for the property asset management functions of the group.

Vukile has contracted the following property managers to undertake the day-to-day property management of the group’s 
South African property portfolio:
• JHI Properties (Pty) Ltd
• Broll Property Group (Pty) Ltd
• McCormick Property Development (Pty) Ltd
• Spire Property Management (Pty) Ltd
• Trafalgar Property Management (Pty) Ltd

Property asset management and property management of the Spanish portfolio are internalised.

8 VUKILE CONSOLIDATED FINANCIAL STATEMENTS 2024















Audit and risk committee report continued

EXPERTISE AND EXPERIENCE OF THE CHIEF FINANCIAL OFFICER AND THE FINANCE FUNCTION

The ARC has considered and is satisfied with the expertise and experience of the company’s CFO and Financial Director. 

In addition, the ARC has considered and has satisfied itself with the appropriateness of the expertise and adequacy of resources of the 
group’s finance function and experience of the senior members of management responsible for the group’s finance function. 

ANNUAL FINANCIAL STATEMENTS

The ARC assists the board with all financial reporting and reviews the annual financial statements, as well as results announcements 
and interim financial information.

The ARC has reviewed the annual financial statements, results announcements and interim financial information of the group and is 
satisfied that they comply with IFRS® Accounting Standards.

The following significant matters were considered by the ARC in relation to the annual financial statements for the year ended 
31 March 2024:
• The property valuations as at 31 March 2024 for the South African portfolio
• The property valuations as at 31 March 2024 for the Spanish portfolio
• Valuation of the listed property securities as at 31 March 2024

The ARC was satisfied with the adequate accounting treatment of the matters listed above. 

GOING CONCERN

The ARC reviewed a documented assessment by management of the going concern premise of the group before recommending to the 
board that the group is a going concern and will remain so for the foreseeable future. The ARC can confirm that the company and its 
subsidiaries comply with all relevant bank and borrowing covenants. 

INTEGRATED REPORTING

The ARC fulfils an oversight role regarding the group’s integrated annual report and the reporting process, including the system of 
internal financial controls. The ARC will review and approve the 2024 integrated annual report prior to its publication in July 2024. 

TAX AND TREASURY OVERSIGHT

The ARC receives regular feedback on both tax compliance and tax risk matters of the group from management. The ARC is satisfied 
that the group faces no material tax risks or that a material non-compliance event has occurred. 

In respect of the treasury function, the ARC receives regular feedback on the group debt and interest rate hedge position, as well as 
the group foreign exchange rate position. The ARC is satisfied that treasury risks are adequately managed within the parameters of 
the group’s hedging policies and in line with the risk management requirements in accordance with the JSE Listings Requirements in 
respect of REITs.

INTERNAL AUDIT

The ARC is responsible for overseeing the internal audit and has considered and approved the annual risk-based internal audit plan.

The internal audit was outsourced to EY, which is tasked with providing assurance on the adequacy of the internal control environment 
across all of the group’s significant operations. The internal audit plan follows a three-year cycle and is revised regularly in accordance 
with the risk profiles as discussed and tabled at the ARC meetings, with any changes to the internal audit plan being approved by 
the ARC.

Each internal audit conducted is followed up by a detailed report to management, including recommendations on aspects requiring 
improvement. The Engagement Partner is responsible for reporting the findings of the internal audit work against the agreed internal 
audit plan to the ARC at each meeting. The Engagement Partner has direct access to the ARC, primarily through its Chairman, and 
attends ARC meetings by invitation.
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Audit and risk committee report continued

COMBINED ASSURANCE

Vukile applies a combined assurance approach to the group’s key risks to validate the effectiveness of controls related to risk 
responses and mitigation activities and thereby corroborates management’s self-assessment of the effectiveness of existing risk 
responses. This provides the board with a corroborated evaluation of the risk responses and mitigation controls through a combination 
of the following five lines of assurance:
1. Line functions of the outsourced property managers and the group that own and manage risks – first line of assurance
2. Specialist functions that facilitate and oversee risk management and compliance (risk and compliance function) – second line 

of assurance
3. Internal assurance providers (internal audit) – third line of assurance
4. Independent external assurance providers (external audit and external property valuers) – fourth line of assurance
5. Board and committees – fifth line of assurance

RISK GOVERNANCE

Oversight of the group’s risk management function has been assigned to the ARC.

The ARC assists the board to fulfil its responsibilities with regard to risk management, including:
• Reviewing the effectiveness of the risk management arrangements
• Ensuring that a risk management plan is developed and progress against it is monitored
• Reviewing the group risk register and the key risks emanating from group functional risk registers, including any mitigating actions 

and emerging risks
• Reviewing the reports on incidents, losses and claims
• Ensuring that a combined assurance plan is developed and executed

The board of directors is responsible for the governance of risk across the group, for setting the risk appetite and for monitoring the 
effectiveness of our risk management processes. 

The group’s integrated risk management model considers strategic, operational, financial and compliance risks. Reputational risks and 
uncertain risks, which are inherent to our business and to the real estate industry in general, are also identified, monitored, recorded 
and appropriately managed. 

Feedback from the Castellana ARC is provided at each Vukile ARC meeting.

IT GOVERNANCE

The ARC periodically reviews the group’s maturity in respect of IT governance by considering reports from the group IT and assurance 
as provided by the internal audit function in accordance with the approved internal audit plan.

The governance and management of IT are based on an operating model where Vukile’s businesses in South Africa and Spain 
are responsible for the implementation, management and operation of IT considered appropriate to enable those businesses 
and functional departments. 

The ARC is satisfied that it has complied with its statutory responsibilities and the responsibilities assigned to it by the board.

RD Mokate
Chairman of the ARC 

Houghton Estate
5 June 2024
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Notes to the financial statements continued
for the year ended 31 March 2024

1 GENERAL ACCOUNTING POLICIES continued

1.8 Foreign currency transactions
Transactions into foreign currencies are translated to the respective functional currencies of group entities at exchange 
rates at the date of the transaction. Monetary assets and liabilities denominated in foreign currencies at the reporting 
date are retranslated into the functional currency at the exchange rate at that date.

Non-monetary assets and liabilities denominated in foreign currencies that are measured at fair value are retranslated 
into the functional currency at the exchange rate at the date that the fair value was determined.

Except for foreign currency differences arising on a net investment in foreign operations, foreign currency differences 
arising on retranslation are recognised in profit or loss. Non-monetary items that are measured in terms of historical 
cost in a foreign currency are translated using the exchange rate at the date of the transaction.

Foreign operations
The assets and liabilities of foreign operations, including goodwill and fair value adjustments arising on acquisition, 
are translated into the group’s presentation currency (Rand) at the reporting date. The income and expenses of foreign 
operations are translated into Rand at exchange rates at the dates of the transactions (an average rate is used). 
These foreign currency translations are included in OCI.

1.9 Non-current assets held for sale 
The group classifies non-current assets as held for sale if their carrying amounts will be recovered principally through 
a sale transaction rather than through continuing use.

The criteria for held for sale classification are regarded as met only when the sale is highly probable, and the asset or 
disposal group is available for immediate sale in its present condition. Actions required to complete the sale should 
indicate that it is unlikely that significant changes to the sale will be made or that the decision to sell will be withdrawn. 
Management must be committed to the plan to sell the asset and the sale expected to be completed within one year 
from the date of the classification.

Assets and liabilities classified as held for sale are presented separately as current items in the statement of 
financial position.

Additional disclosures are provided in note 41.

1.10 New and revised IFRS not yet adopted
At the date of approval of these annual financial statements, certain new accounting standards, amendments and 
interpretations to existing standards have been published but are not yet effective, and have not been adopted early 
by the group.

All of the pronouncements will be adopted in the group’s accounting policies for the first period beginning after the 
effective date of the pronouncement. Information on new standards, amendments and interpretations that are expected 
to be relevant to the group financial statements is provided on the following pages. Certain other new standards and 
interpretations have been issued but are not expected to have a material impact on the financial statements.
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Notes to the financial statements continued
for the year ended 31 March 2024

2 ACCOUNTING ESTIMATES AND JUDGEMENTS

Estimates and judgements are an integral part of financial reporting and, as such, have an impact on the amounts reported 
in the group’s income, expenses, assets and liabilities.

Estimates
Management discusses with the audit committee the development, selection and disclosure of the group’s critical accounting 
policies and estimates and the application of these policies and estimates. Actual results may differ from these estimates. 

Information on the key estimations and uncertainties that had the most significant effect on the amounts recognised 
in the financial statements are set out in the following notes in the financial statements:
• Application of the following accounting policies, namely:

– Taxation
– Financial instruments
– Revenue
– Impairment
– Borrowing costs
– Share-based payments

• Investment property valuation – notes 3 and 23
• Investments – notes 5, 6, 7, 8 and 10
• Deferred taxation – note 15
• Trade and other receivables – note 16
• Executive share scheme financial asset – notes 5.4 and 23

Investment property
The revaluation of investment property requires judgement in the determination of an appropriate discount rate and 
reversionary capitalisation rate. Note 23.4 sets out further details of the fair measurement of investment property. 

Deferred tax and taxation
Deferred tax assets are raised to the extent that it is probable that future taxable profit will be available against which the 
unused tax losses and unused tax credits can be utilised. Assessment of future taxable profit is performed at every reporting 
date in the form of future cash flows using a suitable growth rate.

As the company has obtained REIT status effective 1 April 2013, the company and its controlled property company subsidiaries 
are not liable for capital gains tax on the disposal of directly held properties and local REIT securities. In addition, the following 
must be noted:
• Deferred tax is not recognised on the fair value of investment property as capital gains tax on investment property is not 

applicable to REITs in terms of section 25BB of the Income Tax Act
• Deferred tax is not calculated on the straight-line rental income accrual as it affects neither the group’s distributable income 

nor taxable profit
• Deferred tax is not recognised on the initial recognition of assets or liabilities in a transaction that is not a business 

combination and that affects neither accounting nor taxable profit
• Deferred tax is not recognised on goodwill that arises on initial recognition
• Deferred tax is not recognised on the temporary differences relating to investments in subsidiaries or jointly controlled 

entities to the extent that the group is able to control the reversal of the temporary differences and it is probable that they 
will not reverse in the foreseeable future

• Deferred tax may, however, be calculated on derivatives as the group excludes the gains or losses on realised derivatives 
when the distribution for the year is calculated. A deferred tax asset will only be recognised if it is therefore probable that 
taxable profit will be available against which the deductible temporary difference can be utilised relating to the same 
taxation authority and the same taxable entity
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Notes to the financial statements continued
for the year ended 31 March 2024

2 ACCOUNTING ESTIMATES AND JUDGEMENTS continued

Estimates continued
Impairment of assets
The group tests whether assets have suffered any impairment in accordance with the accounting policy stated in note 11. 
The recoverable amounts of cash-generating units, intangible assets and tangible assets have been determined based on 
future cash flows discounted to their present value using appropriate rates. Estimates are based on interpretation of generally 
accepted industry-based market forecasts.

Trade receivables
Management identifies impairment of trade receivables on an ongoing basis. Impairment adjustments are raised against trade 
receivables in terms of IFRS 9’s ECL model. The group has elected to measure loss allowances for trade receivables (including 
lease receivables) at an amount equal to lifetime ECLs by making use of the simplified impairment model. When estimating 
ECLs, the group considers reasonable and supportable information that is relevant and available without undue cost or effort. 
This includes both quantitative and qualitative information based on the group’s historical experience and includes
forward-looking information.

Incremental borrowing rate for land leases 
In determining the lease liability in accordance with IFRS 16, the incremental borrowing rate was estimated by management 
using the three-year Domestic Medium Term Note (DMTN) margin as a starting point. The rate was adjusted to reflect an 
estimated spread for a tenure of 10 years, 25 years, and 50 years.  

Judgements
Judgement is applied in certain areas based on historical experience and reasonable expectations relating to future events. 
Key areas of judgement are noted below: 

Investments 
Note 6 sets out the rationale behind management’s opinion regarding the accounting for the group’s investment in Lar España 
Real Estate SOCIMI.  

Determining the lease term  
In determining the lease term as per IFRS 16, management applies its judgement in considering all facts and circumstances 
that create an economic incentive to exercise an extension option or not exercise a termination option. Extension options and 
periods after termination options are only included in the lease term if it is reasonably certain to be extended or not terminated.  

3 INVESTMENT PROPERTY

Investment property, which is stated at fair value, constitutes land and buildings held by the group for rental-producing 
purposes. Investment property is initially recorded at cost, which includes transaction costs directly attributable to the 
acquisition thereof. In the South African portfolio, the directors value all the properties bi-annually to determine fair value. 
Approximately 50% of all properties are valued every six months on a rotational basis by qualified independent external 
property valuers. Any material differences between the respective valuations are reported in the notes to the financial 
statements. The Castellana portfolio is valued bi-annually by independent external valuers.

Costs include costs incurred initially and costs incurred subsequently to add to, or to replace, a part of a property. Tenant 
installation costs are capitalised on the cost of a building and amortised over the lease period. All these items are included 
in the fair value of investment property. 

Letting commissions are capitalised and amortised over the lease period. The carrying value of letting commissions is included 
with investment property.

Subsequent expenditure is capitalised to the asset’s carrying amount only when it is probable that future economic benefits 
associated with the expenditure will flow to the group and the cost of the item can be measured reliably. 

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 that neither materially add to the value of the properties nor 
prolong their useful lives are recognised in profit or loss as property expenses.

28 VUKILE CONSOLIDATED FINANCIAL STATEMENTS 2024































































































Notes to the financial statements continued
for the year ended 31 March 2024

26 FINANCIAL INSTRUMENTS RISK

26.1 Financial risk management objectives and policies
The board of directors has overall responsibility for the establishment and oversight of the group’s risk management 
framework. The ARC is responsible for developing and monitoring the group’s risk management policies. The ARC 
reports regularly to the board of directors on its activities.

The group’s risk management policies are established to identify and analyse the risks faced by the group, to set 
appropriate risk limits and controls, and to monitor risks and adherence to limits. Risk management policies and 
systems are reviewed regularly to reflect changes in market conditions and the group’s activities.

The ARC oversees management compliance with the group’s risk management policies and procedures and reviews 
the adequacy of the risk management framework in relation to the risks faced by the group. The group operates an 
outsourced internal audit function fulfilled  EY. Internal audit is responsible for assisting the board and management in 
maintaining an effective internal control environment by evaluating those controls continuously, to determine whether 
they are adequately designed and operating efficiently and effectively, and to recommend improvements.

The group’s financial instruments consist mainly of derivatives, financial assets, loan receivables, deposits with banks, 
accounts receivable and payable, long-term borrowings, and loans to and from subsidiaries. The group purchases or 
issues financial instruments to finance operations and to manage interest rate and foreign currency risks that may arise 
from time to time. The group does not engage in the trading of financial assets or entering into derivative transactions 
for speculative purposes.

26.2 Credit risk analysis
Credit risk is the risk that one party to a financial instrument will cause a financial loss for the other party by failing to 
discharge its obligation. The group has no significant concentration of credit risk, as exposure is spread over a large 
number of counterparties. 

Potential areas of credit risk comprise mainly cash, money market funds, trade receivables, derivative financial 
instruments and long-term loans granted. In order to minimise any possible risks relating to cash, derivatives 
and money market funds, the group only uses reputable banks and AA-rated money market funds, up to 
predetermined levels.

While cash and cash equivalents and tenant deposits are also subject to the impairment requirements of IFRS 9, 
the identified impairment provision was immaterial. The risks regarding long-term loans granted to directors and 
senior management are minimised by a cession of Vukile-listed shares, held by directors and senior management, 
and personal suretyship provided by the borrowers in favour of the company. At 31 March 2024, the balance of the 
expected credit loss (ECL) amounted to R23 million (31 March 2023: R18 million). The provision was calculated using 
three scenarios and the probability of default was applied against the LGD at the date of maturity for each of the 
three scenarios. 

Trade receivables consist of a large, widespread tenant base. Management has established a credit policy in terms of 
which each new tenant is analysed individually for creditworthiness before the group’s standard payment terms and 
conditions are offered. The group monitors the financial position of its tenants on an ongoing basis. The group’s lease 
receivables are subject to the simplified ECL model, and amounted to approximately R105 million (31 March 2023: 
R101 million). The group held tenant cash deposits amounting to R158.5 million at 31 March 2024 (31 March 2023: 
R130.4 million) as collateral for the rental commitments of tenants. 

The expected loss rates are based on the payment profiles of the tenants, and the historical credit losses experienced to 
date. The group’s standard payment terms require tenants to pay in advance. A tenant is considered to be in default 
once they have reached 90 days past due. The 90-day period is considered an appropriate indicator of default when 
compared to our customer base credit risk characteristics. Once an amount passes the default point for the purposes of 
calculating the ECL, the recoveries, write-offs and timing are tracked to determine loss rates. The group performed the 
calculation of ECL rates separately for national tenants, government entities, and other tenants. Exposures within each 
group were segmented based on common credit risk characteristics.
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