AUDITED GROUP RESULTS AND DECLARATION OF THE FINAL DISTRIBUTION FOR THE YEAR ENDED 31 MARCH 2009

Sycom
ol

B

JSE Sha
ISIN N

I CONDENSED INCOME STATEMENT

B CONDENSED STATEMENT OF CHANGES IN CAPITAL AND RESERVES
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B COMMENTARY

1. REVIEW OF RESULTS AND OPERATIONS.

The board of SPFM is pleased to announce an increase in distribution for the year
ended 31 March 2009 of 11.1% over that of the prior year. Seen together with a
3.4% growth in the value of the property portiolio, these results demonstrate how
good quality South African real estate assets have held up in the current economic
climate, relative to many other property markets in both developed and emerging
economies,

2. PORTFOLIO ACTIVITIES

The major activity in the retail portiolio over the last 12 months has been the
installation of back-up generators at Vaal Mall, Somerset Mall and Paarl Mall,
Integated Building Management Systems (BMS) have been installed at the same time
o improve efiiciency in energy use and reduce power consumption

In the office portfolio, activity centred around the Veld Estates development in the
114,000m* Woodlands Office Park. Veld Estates comprises 19,842m” of new office
space, with the initial phase of 12,038m’ completed and handed over at the end
of May 2009. It has been fully tenanted by Deloitie & Touche. Negotiations are in
progress to let the remaining 7,804m, which is due for completion by July 2009.

3. BORROWINGS

Sycom has an approved facility of R950 million. The facility is subject to renewal in
November 2014. At 31 March 2009, R686 million of this facility had been utilised,
with 87% of borrowings subject to interest rate swaps, as tabulated below. The
‘weighted average borrowing cost is 10.68%

[1ype Maturity Date  Effective Rate  Value R000.
swaP 1 June 2000 9.56% 100,000
swrp TJune 2011 9.67% 100,000
swap June 2012 954% 100,000
swaP 17 Mar 2014 11.92% 200000
swap 9 April 2014 T 100,000
600,000

Floating 25 November 2014 1050% 85,819
10.68% 685,879

PROPERTY PORTFOLIO REVALUATION

Sycoms property portiolio, excluding Southgate Mall and Value Mart, was
independently valued by Quadrant Properties at 31 March 2009, as set outin the table
below. The Southgate properties were revalued by One Focus Property Consultants.
Increased net rental income compensated for higher capitalisation rates, and the
result was a 3.4% increase in the overall value of the portiolio.
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Annual distribution increases by 11.1%

Across Sycom’s malls, total footcounts have decreased by 3.9%. It is clear that
tumovers will remain under pressure as long as this trend continues, and to arrest the
trend, increasing proportions of the retail marketing buclgets are now being allocated
to a number of initiatives aimed at retaining customers and also attracting new feet
to the fund'’s malls.

7. LEASE EXPIRY AND RENEWALS OVER THE LAST 12 MONTHS

The pattern of lease expiries and renewals for the South African portfolio over the last
12 months is shown in the table below. In the office portfolio, the opening vacancy
was 1,766m’, new space of 3,797m: was added to the portiolio, and 8,639m* expired
during the year. Renewals and new leases for 11,573m* were concluded, leaving a
vacancy of 2,649m’, or 1.9% of office GLA. The expiring leases terminated at an
average rental of R57.98/m’, and were renewed at an average of R100.92/n’.

In the reail portfolio, 24,306m* or 15% of that portfolio expired during the year at
an average rental of R183/m. Ofthis, 23,413m* was let or renewed at an average of
R192.80/m, with the retail vacancy increasing from 0.95% to 1.5% by GLA.

Offices Retail Total
Let w 134247 159,670 293,917
31-March-08 Vacant 1,766 1544 3310
Total m 136013 161,214 297,227
Additions w 3,797 - 3797
m 8659 24,306 32,965

Expires
Ave R/ 57.98 18301 15017
New lets & w 1,573 2413 34,986
renewals Ave Rim 100.92 192.80 16241
Let m 137,161 158776 295,937
31-March-09 Vacant w 2649 2438 5087
Total w 139,810 161,214 301,024

WWW.SyCcom.co.za

8. FORWARD LEASE EXPIRIES

Sycoms lease expiry profile shows relatively high office expiries in the 2010 financial
year, and particular emphasis will be placed on leasing and tenant retention in
the office portiolio over the next 12 months. Average office gross rental on expiry,
excluding parking, is R116.04/m, and market-related renewal level is estimated to
be R106.74/m on average. This is an 8% negative reversion, and there is also an
inherent risk of increased vacancy as the fund lets into a softening office market.

In the retail portfolio, expiring leases offer potential for meaningful upward reversion
over the next 12 months, as tabulated below.
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Over the next 5 years,the retail portilio shows a consistent and relatively low expiry
profile. There will be negligible office expiries in 2011, but another relatively high

y year in 21 Which time an expected improvement in the economic
climate should facilitate leasing activities at around exit rental levels.
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9. MAJORTENANTS BY AREA AND INCOME

The graph bl reflecs the convluon Income by Sycomss 10 fargst tenant
groups Thefour lrgst
rental. The next six are allretail groups, contributing 15.4% ool o

%

W income contribuion

Hatch Africa
Sonnenbergs
Pepkor Graup
Edeon

Pick n Pay
Truworths

Discovery Health
Deloitte & Touche

10. VACANCIES AND BAD DEBTS

The table below provides full details of Sycom's vacancies for the 2008 and 2009
financial years, expressed by area and by income. Average through rentals for both
the retail and office portiolios are also shown. By income, the vacancy has declined
slightly from 1.75% in 2008 0 1.71% at the end of March 2009.

Average through rentals for the retail portfolio are relatively low, at R120.70/m? and
offer upside growth on renewal. For the ofice portolio, the average is considered
close to market for the portfolio as a whole, although any softening in office rentals
will expose potential over-rents, with the associated reversionary ris}

31-Mar-08
161,214

136013
207,227

09
Lettable Vacant. Lettable Vacant

® ® ® (%)
19,457,932
16,231,448

35,689,380

350,055
250,042
609,997

18,813,674
13,030,045
31843719

Lettable

1991 107.14

Bad debts written off for the 2000 financial year represent 0.49% of rental income
and amount to R2,119,924. The comparative wite-off for 2008 was 0.38% of rental
income, or R1,472,500.

11. COSTTO INCOME

There has been a reduction in the cost 0 income ratio to 13.9% of contractual rental
income from 15.6% in the prior year. OFfthis 1.7% reduction, 0.4% relates to an asset
management fee saving as a result of a lower average Sycom unit price for the year,
and 1.3% represents real reductions in operating costs. Acucap and Parkdey, as joint
asset managers, will continue to focus on efiiciencies in this area.

12. UNIT HOLDER SUMMARY

Sycom's major unit holders at 31 March 2009 are shown below; with a comparison
o the prior year. The most significant change has been Acucaps acquisition of the
major part of Attiund's former holding,

sjorurit hl

Hyprop

Aufund

Acucap

Redefine s2%

Investec 0%

vie 12%

Nedbark 2%

Old Mutual

Standard Bank 0%

Coronation 3%
73.7%

13. PROSPECTS

Whilst
over the last 12 months has shown its defensive qualities in a weakening market. The
funds strategy remains one of delivering consistent real growth in distributions, and
whilst there is no doubt that there are sill significant challenges ahead for property
managers in South Africa, the board is of the view that this can be achieved in the
year ahead, provided there s no unexpected deterioration in the economic climate.

14. PAYMENT OF INTEREST

Notice is hereby given of the declaration of distribution number 48 in respect of the

ix months to 31 March 2009. The distribution s paid out of property income which
is classified as interest from a unit holder’s perspective for SARS reporting purposes.
“The final distribution of 79.24 (seventy nine comma two four) cents per unit has been
approved in respect of the six month period ended 31 March 2009. The last date to
trade the units cum distribution is Friday, 19 June 2009 and the record date will be
Friday, 26 June 2009. The units will sart trading ex-distribution from 22 June 2009.
Distributions will be made to unit holders on Monday 29 June 2009.

Unit certificates may not be dematerialised or rematerialised between Monday 22
June and Friday 26 June 2009 both days inclusive.

On behalf of the Board: T E SEWELL (Chairman), PA THEODOSIOU (CEO)
4 June 2009
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