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Basis of preparation
This report covers the audited summary final financial results of 
RMB Holdings Limited (RMH), based on International Financial 
Reporting Standards (IFRS), for the year ended 30 June 2020.

RMH unbundled its 34.1% holding in FirstRand Limited (FirstRand) 
to RMH shareholders effective 24 June 2020 (RMH Unbundling). 
RMH remains listed on the JSE Limited with RMH Property 
Holdings Limited (RMH Property) as its sole remaining investment.

As these are the first published financial results post the 
RMH Unbundling, there is a distinction made between 
continuing operations (RMH Property) and the discontinued 
operations of FirstRand. The financial results commentary set out 
in this document focuses on the continuing operations, being 
RMH Property. FirstRand is treated as a discontinued operation 
in terms of IFRS 5: Non-current Assets Held for Sale and 
Discontinued Operations and there is therefore no detailed 
commentary included on the performance of FirstRand. 
RMH shareholders are referred to the FirstRand website  
www.firstrand.co.za for the financial results of FirstRand for 
the year ended 30 June 2020, which were released on 
10 September 2020. 

RMH previously presented results on a normalised basis as a 
direct result of its investment in FirstRand. Pursuant to the 
RMH Unbundling, normalised results will no longer be presented 
and do not form part of the disclosure of the discontinued 
operations.

The company secretary and financial manager, 
Ellen Marais CA(SA), prepared these financial results under 
the supervision of Herman Bosman LLM CFA.

The board of directors of RMH (RMH Board) take full responsibility 
for the results and confirm that all information was correctly 
extracted from the audited annual financial statements.

The RMH artwork project
RMH has, over the years, commissioned distinctive and 
exceptional artworks from talented South African artists which 
are then utilised and translated across various corporate 
communication platforms, including our results announcements.

Due to the COVID-19 pandemic, RMH has decided that 
a broader impact can be achieved by providing support to the 
wider base of the artistic community which was been adversely 
impacted by the pandemic. In support, RMH acquired images 
from the Stilled Life Community Project launched by the RMB 
Turbine Art Fair. All proceeds from the project go to the Business 
and Arts South Africa (BASA) Artist Relief Fund. See  
https://turbineartfair.co.za/viewing-rooms/stilled-life. 
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Start of a new chapter -  
RMH 2.0
RMH is an investment holding company with a track record 
of investing in disruptive and entrepreneurial businesses 

1977

Rand 
Consolidated 
Investments 
(RCI) founded 
by GT Ferreira, 
Laurie 
Dippenaar 
and Paul 
Harris

1985

RMH is 
formed in a 
merger of RCI 
with RMB, 
headed by 
Johann 
Rupert 

1987

RMH is 
registered  
as a  
bank-
controlling 
company	

1992

Momentum 
is acquired

Discovery 
is launched 
formally

RMH 2.0
Post implementation of the RMH Unbundling, which became 
effective on 24 June 2020, Laurie Dippenaar and Paul Harris 
resigned as directors of RMH after serving on the board for 38 years. 
They were the last of the Founders to leave the RMH Board. 
Our annual integrated report (to be published in October 2020) 
will feature exclusive interviews with them and include their parting 
messages. RMH pays tribute to the Founders and the immeasurable 
contribution they have made not just to RMH but the financial 
services landscape in South Africa generally. 

Our year of celebrating a phenomenal 43 years since RMH’s 
establishment in 1977 and listing in November 1992 is happening 
in the context of the very real and devastating impacts of the 
COVID-19 pandemic and the long-term economic impacts that this 
will have on South Africa and on the other markets which we are 
exposed to. The environment reinforces the important role that 
RMH has and will continue to play as a supportive, committed and 
enabling shareholder, through the cycle, to RMH Property and its 
underlying portfolio companies in their various growth phases.

The next chapter of the RMH story starts with RMH as the holding 
company for RMH Property. RMH Property partners with 
entrepreneurial management teams in the unlisted property space 
and seeks to instil the values and ethos that have defined the 
successes of RMH and RMI to date. 

Our key milestones

RMH was first listed on the JSE in 1992, as a vehicle to allow investors 
to co-invest with the original founders of RMB (the Founders). Since 
then, it has played a significant role in the establishment and 
growth of some of South Africa’s most iconic financial services 
businesses, including FirstRand, Discovery and OUTsurance. 

In 2011, RMH's insurance interests (Discovery, Momentum 
Metropolitan and OUTsurance) were separately listed as Rand 
Merchant Invest Holdings Proprietary Limited (RMI). RMH then 
became a dedicated investment vehicle largely into FirstRand, one 
of South Africa’s most successful financial services groups. 

RMH expanded its investment strategy in 2016 to include a property 
investment business (RMH Property) alongside its 34.1% investment 
in FirstRand. This expansion involved establishing a diversified 
portfolio of scalable entrepreneur-led businesses with proven track 
records in managing and building out unlisted property portfolios.

Since inception, RMH’s objective has been to create a portfolio of 
businesses which are market leaders and can deliver sustainable 
earnings, an attractive dividend yield and long-term capital growth. 
RMH positioned itself as a value-adding, stable and aspirational 
shareholder, investing in businesses that can deliver superior 
earnings, dividend growth and sustained long-term capital growth. 

Over the years, RMH’s investment philosophy was to: 
•• Diversify (the income stream and distribution of its assets): 

RMH evaluated opportunities to expand the services and 
reach of its portfolio companies or to add new investments in 
order to create more enduring value;

•• Optimise (its established investments): RMH focused on 
continuously improving the value its portfolio companies 
provide in order to create better enduring value for 
shareholders; and

•• Modernise (all operations): RMH took into account renewal 
in its industries and encouraged its investee companies to be 
future-ready and create new enduring value.

RMH had previously communicated to shareholders that the 
RMH Board would continue to dynamically assess the structural 
design of RMH. Taking into account the important long-term 
benefits of the investment holding structure vis-à-vis 
FirstRand and having considered all relevant factors and 
alternate corporate structures, the RMH Board concluded in 
November 2019 that the RMH Unbundling was an appropriate 
next step regarding its association with FirstRand.

The RMH Unbundling unlocked R5.4 billion in value for 
RMH shareholders and marked the end of an era concluding 
the partnership with FirstRand and Remgro Limited (Remgro).
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MARKET CAPITALISATION
(R billion)

1993

RMH is listed 
on the JSE in 
November 
1992

0.9
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Global 
Resorts is 
formed

2

1998

FirstRand is 
formed 
through the 
purchase of 
First National 
Bank and 
Southern Life

OUTsurance is 
launched as 
a direct 
short-term 
insurer

11
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Discovery lists 
on the JSE

9
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Global 
Resorts is sold

19
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R1.2 billion is 
returned to 
shareholders

29
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Our key milestones continued
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2008

Discovery is 
unbundled 
from FirstRand

RMH invests 
directly in 
Discovery

25

2010

Momentum, 
FirstRand’s 
wholly-owned 
subsidiary, is 
merged with 
Metropolitan 
to form South 
Africa's third 
largest 
assurance 
group, 
Momentum 
Metropolitan

Royal 
Bafokeng 
Holdings is 
introduced as 
RMH's B-BBEE 
shareholder

38

2011

RMI is 
unbundled 
from RMH 
and listed 
separately  
on the JSE

38

2016

RMH Property 
invests in 
Atterbury as 
diversification 
into the 
property 
sector. 

Integer 
follows in 2016 
and Divercity 
in 2018

Brian Roberts 
joins as chief 
executive 
officer of RMH 
Property in 
August 2017

79

2019

RMH 
announces its 
intention to 
unbundle its 
interest in 
FirstRand

119

2020

The 
unbundling of 
FirstRand 
interest is 
completed, 
unlocking 
R5.4 billion of 
value for RMH 
shareholders

2.3

2021

RMH  
2.0

RMH remains 
listed with 
RMH Property 
as its 
remaining 
investment
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for the year ended 30 June 2020

Enduring value created
Despite the challenges induced by the COVID-19 pandemic, its associated lockdowns and the resultant muted 
macro-economic growth in the countries in which RMH operates through the RMH Property portfolio companies and 
FirstRand (for a portion of the financial year), it is pleasing that RMH has managed to produce satisfactory results. This is in 
in keeping with its commitment to create sustainable and enduring value for stakeholders:

FIRSTRAND DIVIDEND  
IN SPECIE DISTRIBUTED TO  
RMH SHAREHOLDERS
(R billion)	

79.6

VALUE UNLOCKED TO 
SHAREHOLDERS THROUGH  
THE RMH UNBUNDLING
(R billion)	

5.4

Discontinued operations 
FirstRand unbundled to RMH shareholders

Continuing operations

RMH PROPERTY UNDERLYING 
INVESTMENT VALUE
(R million)

 4%

2 641
2019: 2 535

NET ASSET VALUE  
PER SHARE
(cents)

 42%

351.3
2019: (247.7)*

MARKET  
CAPITALISATION
(R billion)	

2.3

NET INCOME
(R million)

 (76%)

24
2019: 98

HEADLINE LOSS
(R million)

 >(100%)

(262)
2019: (108)

HEADLINE (LOSS)/EARNINGS  
PER SHARE
(cents)

(18.6)
2019: 7.7

*Calculated a consistent basis as at 30 June 2020
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Dividend policy
Given the structure and stage of development of the RMH Property portfolio 
companies, RMH will not be declaring a dividend in the medium term.

Investment policy
RMH, through RMH Property, positions itself as an active, long-term,  
value-adding, stable and aspirational shareholder.

RMH, through RMH Property, invests in property businesses with attractive net 
asset value growth return profiles. 

RMH Property’s investment strategy is to partner with leading and best 
in class development partners and seek to enhance the value of its 
portfolio companies by leveraging its value-add engagement model 
in order to monetise these investments , in time, and create enduring 
shareholder value.

Corporate structure
RMH is an investment holding company. with a focus on property and 
property-related investments. Its sole asset is its investment in RMH Property. 

RMH Property partners with best of breed, entrepreneurial management 
teams by acquiring significant equity interests in unlisted property 
development companies.

Who we are
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RMH Group  
structure

*	� Integer Properties 1 Proprietary Limited 9%
	� Integer Properties 2 Proprietary Limited 20%
	� Integer Properties 3 Proprietary Limited 50%

13.2%

9.3%

12.5%

27.5%

37.5%

Office, retail and 
industrial property

Office and  
retail property

20.3%

Urban renewal

Various*

Mezzanine, debt and 
equity funding business

100%

Public Investment 
Corporation

Founders
GT Ferreira, 

Laurie Dippenaar 
and Paul Harris

Royal Bafokeng 
Holdings Limited

JSE-listed with  
market capitalisation of 

R2.3 billion at 30 June 2020
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Partner with Atterbury to identify and 
develop growth segments in the 
South African property sector 

Partner and grow emerging 
development partners, Divercity 
and Integer

Utilise the development expertise of 
Atterbury and Atterbury Europe in 
conjunction with existing in-country 
partnerships to capitalise on 
opportunities in the growing 
economies of Eastern Europe

Enhance our established investments in 
order to create better enduring value 
for our shareholders:

•• Assist with capital allocation, 
strategic oversight and governance 

•• Ensure that gearing levels are within 
set limits to ensure sustainable 
earnings

•• Reinvest and grow the net asset 
value of underlying investees

•• Establish a sustainable income 
stream over the long term

•• Ensure that a balance is achieved 
in the underlying investees between 
investments and developments

Diversify the income stream and 
distribution of property assets:

•• Identify growth segments in the 
South African property sector

•• Capitalise on opportunities in the 
growing economies in Eastern 
Europe

Manage the delivery of the existing 
development pipeline in RMH 
Property’s portfolio companies in 
order to drive capital appreciation 
for RMH shareholders

Targeting a minimum Rand-
denominated risk-adjusted IRR target 
of 15% for future developments

RMH continues to assess options to 
monetise the RMH Property business, 
in an orderly manner over time, and to 
return maximum value to RMH 
shareholders. These options include, 
inter alia, monetisation through 
separate listings and/or disposals of 
the individual RMH Property portfolio 
companies

Partner

RMH Property’s strategy is to:

Enhance Monetise

Our strategy and approach to 
value creation 
Post the RMH Unbundling, RMH is defined by its value-adding 
shareholding in its sole remaining asset, RMH Property. 

RMH, through RMH Property, seeks to invest in property and 
property-related entities with best of breed management teams 
and an attractive net asset value growth return profile. RMH 
facilitates disciplined capital allocation over the long term in order 
to grow these investments into businesses that will ultimately deliver 
sustainable earnings and dividend yields. 

RMH Property’s portfolio companies utilise gearing to enhance 
equity returns, given the low cost of funding in most of the regions 
that they are invested in.  

RMH Property does not currently receive dividends from its portfolio 
companies and only expects to do so once the capital structures 
of its portfolio companies are sufficiently de-leveraged over the 
next three to five years. RMH will, in turn, not pay dividends to 
RMH shareholders in the medium term.

RMH Property has, since its founding, built a sizeable investment 
portfolio with exposure to South Africa, Namibia, Mauritius, Serbia, 
Romania and Cyprus. RMH Property’s portfolio companies conduct 
their business in two focus areas: investments and developments.

Given current market conditions, RMH Property's focus is on assisting 
its portfolio companies in navigating the current environment. 
Although it will dynamically assess investment opportunities, RMH 
will probably not significantly change the investment mandate, 
strategy or portfolio mix of RMH Property in the short term until 
further clarity emerges on the impacts of COVID-19 on the property 
sector locally and internationally.
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Sources of headline earnings
RMH’s headline earnings is made up as follows:

Performance for the year

Following the RMH Unbundling, FirstRand has been treated as a 
discontinued operation in terms of IFRS 5. The once-off fair value 
gain recognised in RMH’s earnings in terms of IFRIC 17 for the 
distribution of the FirstRand interest as a dividend in specie and the 
profit made on the sale of FirstRand shares by RMH before the RMH 
Unbundling are excluded from the headline earnings shown above.

Headline earnings decreased by 43% as the results of FirstRand 
were only included for 11 months of the financial year ended 
30 June 2020. 

FirstRand experienced a material decline in earnings due to the 
higher than expected credit losses and credit impairment charges, 
driven by the forward-looking economic assumptions required 
under IFRS 9. Since the beginning of the COVID-19 induced 
lockdown in South Africa in March 2020, underlying consumer 
income and affordability in FirstRand’s retail, commercial and large 
corporate segments have deteriorated sharply, particularly in those 

Change in portfolio composition

The distribution of the FirstRand interest, 
which represented 93% of the asset 
base of RMH, unlocked R5.4 billion of 
value for RMH shareholders in the 
financial year ended 30 June 2020.

RMH is now dominated by its 
investment in RMH Property (87% of 
RMH) with the balance being cash 
and cash receivables. 

sectors most affected by lockdown restrictions. FirstRand has revised 
its macro-economic outlook for 2021, with material downward 
revisions to key economic variables impacting the group’s activities. 
It is these revisions that have been incorporated into the group’s 
credit provisions under IFRS 9. RMH shareholders are referred to the 
FirstRand website for further information on the FirstRand results for 
the year ended 30 June 2020.

The increase in funding and administration costs is due to a 
significant tax liability paid on the unwind of the foreign exchange 
hedge for the Atterbury Bucharest opportunity as described in the 
financial results for the year ended 30 June 2019.

The headline earnings of RMH Property were negatively impacted 
by the COVID-19 pandemic as lease payment relief was provided 
to tenants in most of the jurisdictions in which RMH Property 
portfolio companies operates. The weaker Rand offset some of 
these losses, as 83% of RMH Property is exposed to the Euro 
exchange rate.

R million

For the year ended 
30 June

2020 2019 % change

Headline earnings - discontinued operations 5 639 9 498 (41)

RMH Property 83 140
Funding and administrative costs (345) (248)

Headline loss - continuing operations	 (262) (108) >(100)

TOTAL HEADLINE EARNINGS 5 377 9 390 (43)

Relative distribution of assets (%)

2019

93

2

5

FirstRand
RMH Property
Cash and receivables

Relative distribution of assets (%)

2020

87

13

RMH Property
Cash and receivables
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Discount to market value
In line with the trend both locally and internally, RMH’s market value was at a significant 
discount to its underlying net asset value at year-end 112% (2019: 10%)

R million

As at 30 June

2020 2019 % change

Market value of RMH	 2 315 119 148 (98)
Less market value of listed interest (FirstRand) – (130 960)
Less net other assets / add net liabilities (1 199) 914

Implied market value of RMH Property 1 116 (10 898)
Less book value of RMH Property (3 761) (748)

– Gross value (3 761) (3 350)
– Property funding – 2 602

DISCOUNT TO MARKET VALUE (2 645) (11 646)

NET ASSET VALUE BREAKDOWN
(R million)

Atterbury

Atterbury Europe

Divercity

Integer Properties

Gross carrying value of
RMH Property as at 30 June 2020

Cash retained

RMH total asset value
at 30 June 2020

Value of equity interest
Bucharest opportunity
Integer loan
Cash retained for Atterbury guarantee
Cash endowment

370

977

143

10812

2 151

3 761

4 960

534 665
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RMH Property portfolio 
company performance 
Property values across the globe have decreased as the 
negative financial effects of COVID-19 induced lockdowns 
continue to impact the world’s economies. RMH Properties 
and its four investee companies were not immune to this 
impact, resulting in a general decrease in the gross asset 
values of the properties across the portfolio. In addition to the 
decrease in property values, rentals were discounted and 
deferred, resulting in lower net operating incomes. 

The lower collections and reduced rental income impacted 
the portfolio companies’ ability, albeit with the bank’s 
consent, to repay capital on outstanding debt, resulting in 
liabilities being higher than expected. The net effect of the 
lower valuations and the higher gearing is that the loan to 
value ratios of the portfolio companies have all increased to 
some extent. The increased gearing ratios in the portfolio 
companies, and in the global property industry as a whole, 
materially reduce the market’s access to liquidity which, in 
turn, impacts both the ability of companies to acquire new 
properties and the ability of development companies to 
develop new properties.

There will be a period of consolidation before investment and 
development activity picks up again. The length of the period 
is largely dependent on the recoveries of the macro-
economies of the various countries where the portfolio is 
situated. The European economies, to which RMH Property is 
highly exposed, are expected to recover quicker than the 
Southern African economies.

Overall, the net asset value of RMH Property increased 
marginally from 2019 to 2020. This increase is due to the 
Atterbury Europe business benefitting from the devaluation of 
the Rand against the Euro.

Changes to the RMH Board
Following the completion of the RMH Unbundling, the 
following changes are proposed to the RMH Board:

Jannie Durand (chairman)

Johan Burger

Peter Cooper

Laurie Dippenaar

Paul Harris

Ralph Mupita

David Frankel (alternate)

Faffa Knoetze (alternate)

Non-executive 
directors  
resigning

Sonja De Bruyn (interim 
chairperson)

Herman Bosman  
(chief executive officer)

Per Lagerström

Albertinah Kekana

Udo Lucht

Mamongae Mahlare

Murphy Morobe  
(lead independent director)

James Teeger

Obakeng Phetwe (alternate)

RMH 
Board

Sonja De Bruyn has been appointed as the interim chairperson 
of the RMH Board until the annual general meeting in 
December 2020, with Mr Murphy Morobe remaining as lead 
independent director.

Udo Lucht, previously an alternate director to Albertinah 
Kekana, replaced Obakeng Phetwe as director and 
Obakeng Phetwe became the alternate director to Albertinah 
Kekana.

The RMH Board comprises of a diverse group of individuals 
who are committed to adherence to sound corporate 
governance standards and the purpose of delivering enduring 
stakeholder value. RMH may, in time, seek to expand the 
RMH Board to include property-specific expertise.
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Outlook
The current, unprecedent market conditions resulting from the COVID-19 
pandemic have created significant headwinds for the property market 
globally. These current market conditions, as well as possible further 
economic distress, will have an impact on the ability of the RMH Property 
portfolio companies to execute on development pipelines in the short to 
medium term and to grow the portfolios. Many countries across Europe 
are experiencing second waves of the pandemic. This is slowing down 
the economic recovery with people respecting social distancing and 
avoiding public places. As such, given the uncertainty around the 
duration of the COVID-19 pandemic and its second-order effects, 
the exact impact on the RMH Property portfolio in the near-term 
cannot be accurately forecast at this stage.

Many countries are, however, implementing government-backed 
initiatives to provide relief to individuals and corporates with rent and 
other measures which will support the property sector in the short term. In 
the medium to long term, the demand for developments should recover 
as the investment fundamentals remain sound in the markets to which 
RMH Property is exposed.

RMH Property’s investment strategy is to generate attractive equity 
returns over the long term by investing in select property and property-
related businesses.

The RMH Board will also continue to assess options to monetise the RMH 
Property business, over time, in an orderly manner and to return maximum 
value to shareholders.

For and on behalf of the RMH Board 

SEN De Bruyn 		  Herman Bosman 
Chairperson 		  Chief executive officer

Sandton 
17 September 2020
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As part of its diversification strategy, RMH identified the 
property industry as one where value can be unlocked 
by partnering with specialist property entrepreneurs 
and developers 

In August 2017, Brian Roberts joined RMH Property as chief executive officer of the business. Brian is a 
seasoned property entrepreneur with more than 25 years’ experience. Brian’s property knowledge, 
alongside the investment expertise, insight and deep corporate finance experience of Herman Bosman, 
the chief executive officer of RMH, forms a strong and enduring alignment with the management 
partners in the RMH Property portfolio companies in order to build value over the medium term.

Portfolio review

RMH Property provides access to premium South African and Southern African developments and an opportunity to 
participate in the development expansion across Eastern Europe. Central and Eastern European economies are 
demonstrating higher relative potential for growth, with gross domestic product growth outperforming Western Europe, 
and strong fundamentals in terms of inflation, employment and consumption per capita.

% 
held 27.5 37.5 20.3Various

Date  
acquired

December 2016 and 
September 2018

July  
2016

February 
2018

October 
2018

Atterbury

Office, retail and  
industrial property

Atterbury Europe

Retail and office  
property

Integer Properties 

Mezzanine debt and  
equity funding business

Divercity

Urban  
renewal fund

RMH Property currently owns the following investments:
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Headline earnings
RMH Property’s headline earnings were made up as follows:

RMH Property’ s headline earnings were negatively impacted by the COVID-19 pandemic. Lockdowns in the second half of the 
financial year had a negative effect both on net operating income and property valuations, driving a decrease in headline earnings. 

Included in ‘other’ in the prior year is a provision of R67 million raised upon the liquidation of Propertuity. Significant progress has been 
made, but the liquidation was not completed by 30 June 2020.

R million

For the year ended
30 June

2020 2019 % change

Atterbury Europe 106 215
Atterbury 1 (4)
Other (24) 	 (71)

RMH PROPERTY HEADLINE EARNINGS 83 140 (41)

Atterbury Europe

The carrying value of Atterbury Europe benefitted from a weaker Rand and the €100 million 
subscription by Pareto Limited for 25% of Atterbury Europe on 17 July 2019. The Atterbury 
Europe portfolio remained resilient through the COVID-19 pandemic. The environment 
remains challenging, especially if there are second waves of the pandemic and current 
forecasts are that real GDP growth in Romania, Serbia and Cyprus will contract by 5%, 3% 
and 6.5% respectively (Source: International Monetary Fund).

Atterbury

As previously reported, the goodwill on Atterbury SA was written off as a result of a general 
re-rating of property shares before the pandemic. The goodwill paid on the acquisition of 
Atterbury SA has now been fully impaired. The Atterbury portfolio was also impacted by the 
COVID-19 pandemic and South Africa’s stringent lockdown regulations. Trading volumes 
have picked as the lockdown levels continue to be eased by government. It is, however, 
too early to determine the medium- to long-term impact on portfolio values.

R million

As at 30 June 

2020 2019 % change

Atterbury Europe 2 116 1 794
Atterbury 370 676
Other 155 65

RMH PROPERTY 2 641 2 535 4

Carrying value of RMH Property
RMH Property’s carrying value is made up as follows:
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Financial performance of the portfolio companies

Included in the current year results is a gain of R106 million after tax 
on the unwind of the forward exchange contract of €107 million in 
March 2020 and a R145 million foreign exchange gain on the 
translation of the Bucharest loan.

The Rand was 22% weaker against the Euro on 30 June 2020 than 
on 30 June 2019. This contributed R382 million (2019: R3 million) 
to the carrying value of Atterbury Europe.

The large increase in current assets, which is matched by a current 
liability is attributable to the €50 million commitment in the form 
of a loan to Atterbury Europe in relation to the Bucharest Land 
Opportunity. This commitment is currently held by Atterbury Europe 
on deposit in cash and remains under the control of RMH Property. 
Subject to conditions and should the land lease be signed; the 
liability will be converted to share premium and the asset will 
become an investment in Bucharest.

Atterbury Europe

Atterbury Europe was founded in 2014, when Atterbury co-invested with a consortium of 
private investors to form an Eastern European-focused property company.

Its investment portfolio comprises of three investments, namely a 97.5% share in Atterbury 
Cyprus, a 50% share in Atterbury Romania and a 25% share in BreAtt in Serbia. 

Atterbury Europe partners with leading real estate developers and entrepreneurs in each 
market and contributes world-class development and asset management skills into these 
partnerships. These partnerships allow Atterbury Europe to obtain in-country expertise and 
local insights, allowing it to source lucrative real estate development opportunities that 
can deliver superior returns for shareholders.

In Euro terms, the NAV of Atterbury Europe has increased from 
€223 million to €289 million. This increase was driven by the 
subscription by Pareto of 25% of Atterbury Europe in August 2019. 
It is more informative though to look at the performance during the 
second half of the financial year, when Atterbury Europe’s NAV 
decreased in Euro terms, reflecting the decrease in the gross asset 
values of the properties as a result of the lockdowns in Cyprus, 
Romania and Serbia and liquidity pressures due to increased loan 
to value ratios.  

As the lockdown regulations eased, we have seen an improvement 
in cash flow pressures. The loan to value ratios remain well within the 
acceptable range and all in-country operations are currently cash 
positive. The recovery is, however, slower than originally forecast as 
countries are experiencing second waves of the pandemic, which 
is preventing people from getting back to ‘normal’. 

R million

30 June

2020 2019 % change

Current assets 2 062 236
Non-current assets 10 639 8 958

Total assets 12 701 9 194 38

Current liabilities 1 757 3 812
Non-current liabilities 5 240 2 020

Total liabilities 6 997 5 832 20

Net asset value 5 704 3 362

RMH Property’s share of net asset value 2 116 1 737
Goodwill - 57

Closing carrying value 2 116 1 794 18

Net (loss)/profit for the year (100%) (213) 382 >(100)
Earnings contributed to RMH Property 191 179 7
Headline earnings contributed to RMH Property 106 215 	 (51)
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Atterbury Property Holdings

Atterbury Property Holdings has significant experience in property development, having 
developed more than two million m2 of commercial, retail, and residential property since 
its establishment in 1994. Its expertise includes property development, fund management, 
corporate services and asset management.

The most noteworthy completed real estate assets in its investment portfolio are an 81% 
ownership of the Grove Mall in Namibia, a 28% share in the Deloitte head office, a 16% 
stake in Mall of Africa and an 8% stake in Ascencia Limited, a property company listed on 
the Stock Exchange of Mauritius.

The group’s development expertise is unrivalled in the South African market with a 
core team of development professionals that have consistently demonstrated the ability 
to manage development risk to deliver shareholder returns.

The Atterbury Property Holdings results are in line with the results produced by most of the South African property companies. 
Reduced valuations, increased gearing levels and lower collections have provided the industry with a very challenging 
environment. Atterbury Property Holdings is actively managing rental collections and it is anticipated that lockdown easing and 
broader reopening of the economy could potentially provide positive support to collections.

R million

30 June

2020 2019 % change

Current assets 1 669 932
Non-current assets 7 477 7 030

Total assets 9 146 7 962 15

Current liabilities 1 419 1 829
Non-current liabilities	 6 024 4 150

Total liabilities 7 443 5 979 24

Net asset value 1 703 1 983 (14)

RMH Property’s share of net asset value 342 545
Goodwill - 131

Closing carrying value 342 676 (49)

Net loss for the year (100%) (317) (196) (62)
Earnings contributed to RMH Property (168) (128) (31)
Headline earnings/(loss) contributed to RMH Property 1 (4) >100
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The Integer group's business model is based on maximum gearing so any reduction in gross asset values will have a significant 
impact on the group's net asset value. From a cash flow perspective, Integer was least affected by the lockdown, in so far 
as high gearing is part of the business model so too are long-term leases. The group has a weighted average lease expiry 
in excess of 5 years and, despite the poor financial results, the Integer group is in a comfortable financial position for the 
foreseeable future.

Integer Properties

Integer was formed in 2010, when the management team identified a funding gap in the 
property market created as a result of financial institutions providing only 70% to 80% of 
funding for new property developments. 

Integer partners with reputable property developers who have secured attractive 
development opportunities but lack the equity to bridge the gap between the level of 
senior institutional debt and the development cost. It provides this equity as an unsecured 
loan and takes a shareholding in the deal.

The company focuses on the development and ownership of prime office, industrial and 
retail properties with strong long-term leases from blue chip tenants. Its portfolio is 
comprised of new developments and existing income-producing properties.

R million

30 June

2020 2019 % change

Current assets 73 71
Non-current assets 809 1 068

Total assets 882 1 139 (23)

Current liabilities 50 19
Non-current liabilities	 753 761

Total liabilities 803 780 3

Net asset value 79 359 (78)

RMH Property’s share of net asset value 12 33
Goodwill - 4

Closing carrying value 12 37 (68)

Net (loss)/profit for the year (100%) (98) 8 >(100)
Earnings contributed to RMH Property (25) 2 >(100)
Headline loss contributed to RMH Property	 (6) (2) >(100)

Financial performance of the portfolio companies continued
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Divercity's financial results reflect the impact of the lockdown on the entire property industry. Valuations were lower than the 
previous year, net operating income was reduced and capital repayments on bank debt were deferred. The loan to value for 
the company is at an acceptable level which, aided by the high level of collections, has assisted the company in weathering 
the impact of COVID-19.

Divercity Urban Property Fund

Divercity is focused on regenerating South African cities and demonstrating a new model 
of affordable housing delivery that promotes better urban form.

The fund invests exclusively in urban renewal through the development of inner-city 
(thereby well-located) precincts, which feature a dense mix of affordable rental housing, 
commercial spaces, a rich mix of urban and social amenities as well as high quality public 
spaces.

The model is in contrast to the current dominant model of affordable housing delivery in 
South Africa, where lower income households are confined to the urban periphery, 
far from opportunities and essential services.

Divercity currently holds a R2 billion portfolio, jointly seeded with assets from Atterbury 
and Ithemba and seed investments from RMH Property and Nedbank Property Partners. 

R million

30 June

2020 2019 % change

Current assets 141 203
Non-current assets 2 335 1 818

Total assets 2 476 2 021 23

Current liabilities 716 117
Non-current liabilities 1 099 1 200

Total liabilities 1 815 1 317 38

Net asset value 661 704 (6)

RMH Property’s share of net asset value 138 129
Goodwill 5 22

Closing carrying value 143 151 	 (5)

Net (loss)/profit for the year (100%) (18) 82 >(100)
Earnings contributed to RMH Property (8) 9 >(100)
Headline (loss)/earnings contributed to RMH Property (10) 13 >(100)
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The key attributes of RMH Property

Scalable

•• Sizeable ownership stakes

•• Development portfolio of more than R10 billion

•• Atterbury’s development pipeline is one of the 
largest in SA and growing in Europe

Diversified 
portfolio

•• Geographically, with the majority of assets in robust 
European markets

•• Across sectors including retail, office and mixed-use

•• Total returns from development, rental and property 
management fees

Best of breed 
management 

teams

•• RMH Property has depth of experience to add value 
to its portfolio companies

•• Dedicated management teams with a history of 
delivering on milestones and managing risk

•• In-country industry partners in Eastern Europe with 
strong asset management skills

Development 
pipeline

•• In both South Africa and Eastern Europe

•• Atterbury acquires development land in partnership 
with the landowner

•• Atterbury Europe unlocks value by identifying 
opportunities through its in-country partners 

Attractive return 
profile

•• Atterbury Europe’s funding structure removes dividends 
and debt repayments, creating an attractive NAV 
growth profile

•• RMH Property to manage the delivery of the 
development pipeline to drive capital appreciation

•• Return profile in line with a long-term investment 
mandate

Best practice 
governance

•• RMH Property reinforces good governance and 
processes for its investee companies

•• Encourages industry best practice in investee 
companies’ daily operations

Transformation •• Investee companies are fully committed 
to transformation

Listed structure
•• Expertise and long-term investment mandate of the 

RMH Board provides stability for RMH Property

•• Access to capital markets
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RMH Property will seek to manage the delivery of the existing development pipeline in its portfolio companies in order 
to drive capital appreciation for shareholders.

RMH Property’s portfolio companies currently have adequate funding resources to support their respective existing 
approved development pipelines. RMH Property is therefore not expecting to provide any further capital into any of its 
portfolio companies.

RMH Property is targeting a minimum Rand-denominated risk-adjusted annual return of 15% for future developments.

Atterbury Europe is well positioned to take advantage of the exciting real estate 
development opportunities in the Eastern European real estate sector, given the strength 
of its partnerships and its ability to raise capital to fund growth optimally.

RMH Property entered into a partnership opportunity in November 2018 with Atterbury 
Europe and the Iulius Group in Bucharest to develop a new hub for business, 
entertainment, retail and residential living. On completion, the development is projected 
to be the largest real estate project in Romania’s history and will house the tallest 
building in Romania and consist of 14 buildings including retail, office, residential and a 
five-star hotel. RMH Property has capped its participation in the Bucharest opportunity 
to €50 million. The opportunity is expected to generate a very lucrative Euro-
denominated yield, which will translate into solid Rand-denominated returns. The 
approvals for the right of use of the land on which the project will be developed 
remain pending as at 30 June 2020. RMH shareholders will be updated on any material 
changes in the process as they develop.

In Southern Africa, Atterbury has secured the following development opportunities:

•• the Barlow Park land in Sandton;

•• the Castle Gate precinct in Pretoria; and

•• the Richmond Park and King Air industrial parks in Cape Town.

It has a balanced investment portfolio of high-quality properties that can be monetised 
to provide further funding into its development pipeline, if required, and market factors 
and other dynamics at the time allowing.

Integer continues to evaluate attractive opportunities as they arise.

Divercity has developments of more than R1.6 billion under construction in the 
Johannesburg CBD, which include the redevelopment of the iconic ABSA Towers 
Main building.

Specific opportunities currently being developed
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